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ZONING COMMISSION 

AGENDA 
Wednesday, March 12, 2025    

Work Session 11:30 PM 
Public Hearing 1:00 PM 

 
Work Session 

In-Person: 
City Council Conference Room 2020 

200 Texas Street 
2nd Floor 

Fort Worth, Texas 76102 
 

Public Hearing  
In-Person: 

City Council Chamber 
200 Texas Street 

2nd Floor 
Fort Worth, Texas 76102 

 
Videoconference 

https://fortworthtexas.webex.com/fortworthtexas/j.php?MTID=m2f112914340c3d00f2b6
149ea6183305 

Meeting/ Access Code: 2552 375 0564 
 

Teleconference 
817-392-1111 or 469-210-7159 United States Toll (Dallas) 

Meeting/ Access Code: 2552 375 0564 
 

Viewing Only 
Television: Charter 190; One Source 7; Verizon 5; AT&T Uverse 99 

City of Fort Worth Website Homepage:  Watch Live Online 
 

Staff Report Link 
https://www.fortworthtexas.gov/files/assets/public/v/2/development-services/documents/zoning-

cases/docket-agenda-minutes/3-12-25-docket.pdf 
 
This meeting will be conducted by videoconference or telephone call in accordance with 
the Texas Open Meetings Act. 
 
Members of the Zoning Commission may be participating remotely by Videoconference in 
accordance with the Texas Open Meetings Act. The location identified on this agenda is 
the location at which the presiding officer will be physically present and presiding over the 
meeting. 
 
There are two ways that any member of the public may address the Zoning Commission 
regarding an item listed on the agenda. 

1. Virtual –By 5 pm prior to the day of the meeting, register at the following link:  
 

https://fortworthtexas.webex.com/weblink/register/r72732c151b8d096e9f01c4168b4de46e 

https://fortworthtexas.webex.com/fortworthtexas/j.php?MTID=m2f112914340c3d00f2b6149ea6183305
https://fortworthtexas.webex.com/fortworthtexas/j.php?MTID=m2f112914340c3d00f2b6149ea6183305
https://www.fortworthtexas.gov/files/assets/public/v/2/development-services/documents/zoning-cases/docket-agenda-minutes/3-12-25-docket.pdf
https://www.fortworthtexas.gov/files/assets/public/v/2/development-services/documents/zoning-cases/docket-agenda-minutes/3-12-25-docket.pdf
https://fortworthtexas.webex.com/weblink/register/r72732c151b8d096e9f01c4168b4de46e
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2. In Person –Prior to the start of the meeting, sign-up at the desk located at the 

entrance to the Council Chambers. Additionally, you may register to speak in 
person utilizing the link in the virtual instructions above. For questions or 
assistance with registration, please contact Laura Ruiz at 
Laura.Ruiz@fortworthtexas.gov or 817-392-8047. Free parking vouchers are 
available for anyone attending the Zoning Commission meetings. Zoning staff 
will be available before and after the meeting to hand them out and will be 
located at the desk where the agendas and sign-up to speak forms are located. 
Parking is available at the Fort Worth Convention Center Garage located at 1200 
Houston St., directly across the street from the Convention Center. The free 
parking voucher is only available for this parking garage. Upon entering the 
garage, attendees will need to pull a ticket from the dispenser in the entry lane 
and they will need to present this ticket in order to obtain a voucher to park 
without cost. The voucher will be good until 6:00 p.m. 

 
Please note that the City of Fort Worth is using a third-party vendor to assist with City 
meetings.  If there are service interruptions, including call-in number changes, we will 
provide alternative call-in numbers on our website whenever possible. 
 
COMMISSION MEMBERS: 
 
Rodney Mayo, CD 1                         ____ 
Brian Trujillo, CD 2              ____ 
Beth Welch, CD 3   ____ 
Matt McCoy, CD 4              ____ 
Rafael McDonnell, Chair, CD 5 ____ 
Kelicia Stevenson, CD 6             ____ 
 

Jeremy Raines, CD 7                   ____ 
Tammy Pierce,  CD 8                                    ____ 
Judge Danny Rodgers, CD 9                  ____ 
Jacob Wurman, CD 10        ____ 
Cathy Romero, CD 11                  ____ 

  
I.  WORK SESSION/Lunch 11:30 AM City Council Conference Room 2020 

 
A. Vote for Zoning Commission Vice Chair    Zoning Commission  
B. Overview of Zoning Cases on Today’s Agenda   Staff 
C. Urban Forestry Text Amendment     Jaclyn Ingram 
D. Camp Bowie Presentation      Francisco Vega 
          
 
II.  PUBLIC HEARING   1:00 PM    
 
CASES HEARD AT TODAY’S PUBLIC HEARING ARE SCHEDULED TO BE HEARD AT THE 
CITY COUNCIL MEETING ON TUESDAY, APRIL 8, 2025, AT 6 P.M., UNLESS OTHERWISE 
NOTED. 
 
CALL TO ORDER 

 
A. APPROVAL OF MEETING MINUTES of February 12, 2025    Chair 
 

***See the “Staff Report” link on the first page for the cases below. *** 
 
B. CONTINUED CASES 
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1. ZC-25-004   Case Manager: Sandy Michel    CD 11 
 
a. Site Location: 521 & 2109 Beach Street and 4021, 4025 E. 4th Street 
b. Acreage: 31.33 
c. Applicant/Agent:  Josh Eadie / Amanda Matas / Bo Trainor 
d. Request:  From: “I” Light Industrial & “B” Two-Family Residential 
  To: "PD/D" Planned Development for “D” High-Density 

Multifamily plus detached multifamily with development 
standards for: less than the 30' minimum setback along one-
family district, no bufferyard plantings, and to allow fencing 
along in front of building and along the ROW, no tree canopy 
preservation requirement; site plan included. 

 
C. NEW CASES 

 
 

2. ZC-24-135   Case Manager: Stephen Murray    CD 10 
 
a. Site Location: 1101 Block Highway 114 
b. Acreage:  19.56 
c. Applicant/Agent:  Traditions Investors LLC / Tyler Wallach with Jackson Walker LLP 
d. Request: From: “A-5” One-Family Residential; “PD 1363” Planned 

Development for all uses in “D” High Density Multifamily for 
detached multifamily with development standards for 
setbacks, fencing, open space, signage and waiver to the 
MFD submittal, site plan required 

  To: “PD/D” Planned Development for all uses in “D” High 
Density Multifamily for detached multifamily with 
development standards for reduced front yard setback, 
reduction in open space, fencing located between buildings 
and ROW; unit locations; MFD waiver requested; site plan 
required. 

 
This case will be continued to April. No Public Hearing will be held. 

 
3. ZC-24-157   Case Manager: Lynn Jordan    CD 7 

 
a. Site Location: 3621 Bryce Ave (2050 Montgomery St) 
b. Acreage:  3.08 
c. Applicant/Agent:  Darin McReynolds Norman, Urbanworth, LLC /  

2050 Montgomery LLC 
d. Request: From: “J” Medium Industrial; “CR” Low-Density Multifamily 
  To: “PD/MU-2” Planned Development for all uses in “MU-2” 

High Density Mixed-Use excluding short-term rental, event 
center, rental hall, service station, pawn shop, height of 85', 
site plan waiver requested. 

 
This case will be heard by Council on March 25th. 

 
4. ZC-24-162 (AX-24-017) Case Manager: Beth Knight    Future CD 3 

 
a. Site Location: SE Corner of I-20 & Chapin School Rd  
b. Acreage:  186.09 
c. Applicant/Agent:  PMB I20 Land LP, K. Taylor Baird / LJA Engineering, Mickey 

Garner 
d. Request: From: Unzoned 
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  To: "PDG & J" Planned Development for all uses in "G" 
Intensive Commercial and "J" Medium Industrial with 
development standards for increased setbacks, parking, 
and fences allowed along property lines; site plan waiver 
requested. 

 
 

5. ZC-25-005   Case Manager: Sandy Michel    CD 8 
 
a. Site Location: 6620 & 6700 Village Pkwy; 1601 Altamesa Blvd, and  
  6625 Camelot Rd 
b. Acreage: 16.67 
c. Applicant/Agent:  Josh Eadie / Bo Trainor 
d. Request:  From: "ER" Neighborhood Commercial Restricted & "E"  

Neighborhood Commercial 
  To: "PD/D" Planned Development for “D” High-Density 

Multifamily plus detached multifamily with development 
standards for: less than the 30' minimum setback along one-
family district, no bufferyard plantings, and to allow fencing 
along in front of building and along the ROW; site plan 
included. 

 
 

6. ZC-25-008   Case Manager: Ana Alvarez    CD 5 
 
a. Site Location: 7900 Trinity Blvd. 
b. Acreage: 39.35 
c. Applicant/Agent:  Kenneth B. Newell / David Gregory 
d. Request: From: PD 224“PD/SU” Planned Development/Specific Use for all 

existing zoning categories plus sand and gravel mining  
  To: "TL-N" Trinity Lakes Neighborhood Zone  
 
 

7. SP-25-003   Case Manager: Dave  McCorquodale   CD 6 
 
a. Site Location: 7601 Summer Creek Drive 
b. Acreage: 0.76 
c. Applicant/Agent:  Kevin Afkami, Make SM, Inc. / Andrew Yeoh, Triangle Engineering 
d. Request: To: Add site plan in “PD 246” Planned Development for all uses 

in “E” Neighborhood Commercial excluding tattoo parlor and 
massage parlor with development standards on file with 
Development Services Department for a restaurant. 

         
 
8. SP-25-004   Case Manager: Sandy Michel    CD 9 

 
a. Site Location: 549 Carroll Street 
b. Acreage:  1.31 
c. Applicant/Agent:  Riokim Montgomery, LP/ Felipe Rocha, Atwell, LLC/ Bassam 

Abusad, JLL   
d. Request: To: Amend restaurant site plan in PD 574 Planned 

Development for all uses in “MU-2” Mixed-Use with “DD” 
Demolition Delay to demo concrete parking, drive areas, 
create dual drive thru lanes and add 212 sf. 
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9. ZC-25-014   Case Manager: Sandy Michel    CD 9 
 
a. Site Location: 222 N University Drive & Sec. of 100 N University Drive 
b. Acreage:  1.38 
c. Applicant/Agent:  FW Westside RE Investors, LLC / Ray Oujesky, Kelly Hart &  

Hallman, LLP 
d. Request:  From: "J” Medium Industrial 
  To: "MU-2" High-Density Mixed Use 
  
 

10. ZC-25-018   Case Manager: Christine Ross    CD 5 
 
a. Site Location: 3207 & 3211 House Anderson Road 
b. Acreage:  0.83 
c. Applicant/Agent:  Miguel Valdez / Jonathan Saldana & Alejandra Diaz, DDS Group 
d. Request:  From: "AG” Agricultural 
  To: "A-21" One-Family Residential 

 
 

11. ZC-25-022 (AX-25-001)  Case Manager: Christine Ross  Future CD 6 
 
a. Site Location: 9625 Old Granbury Road 
b. Acreage: 4.54 
c. Applicant/Agent:  Old Granbury Holdings, LLC / Bo Trainor, Westwood PS 
d. Request:  From: Unzoned 
  To: “G” Intensive Commercial 
    

 
12. ZC-25-025   Case Manager: Beth Knight     CD 11 

 
a. Site Location: 3001 and 3015 Fisher Avenue 
b. Acreage:  4.80 
c. Applicant/Agent:  Fort Worth Badminton LLC by Kimley-Horn 
d. Request:  From: “ER” Neighborhood Commercial Restricted  
  To: “E” Neighborhood Commercial 
 
 

13. ZC-25-026   Case Manager: Lynn Jordan    CD 10 
 
a. Site Location: 15800 - 15900 blocks Championship Parkway 
b. Acreage:  17.2 
c. Applicant/Agent:  Hannah Haber, McAdams / Bo Jones, LIV Development, LLC /  

Roanoke 35/114 Partners LP & Roanoke 35/114 O&G Partners LP 
d. Request:  From: “K” Heavy Industrial  
  To: “PD/C” Planned Development for all uses in “C” Medium 

Density Multifamily plus detached multifamily with 
development standards for reduction in open space, 
reduction in parking, increase in height, no Urban Forestry 
requirements, MFD site plan waiver; site plan required 

 
 
14. ZC-25-027    Case Manager: Stephen Murray    CD 11 

 
a. Site Location: 5733 Craig Street 
b. Acreage:  3.0 
c. Applicant/Agent:  Michael Parmerlee, GFC Leasing Corporation / Russ Michaels,  



Zoning Commission  Page 6 of 7 
March 12, 2025 
 

CSH Avenue at Lancaster, Ltd./ Jason Knotowicz 
d  Request:  From: “B” Two-Family Residential & “E” Neighborhood  

Commercial  
  To: “D” High Density Multifamily 
 
 

15. ZC-25-030   Case Manager: Sandy Michel    CD 10 
 
a. Site Location: 10620 N Riverside Drive 
b. Acreage: 7.68 
c. Applicant/Agent:  Amir Namakforoosh 
d. Request:  From: “FR” General Commercial Restricted 
  To: “MU-1” Low-Intensity Mixed Use 
 
 

16. ZC-25-031   Case Manager: Beth Knight     CD 2 
 
a. Site Location: 4900 Blue Mound Road 
b. Acreage: 21.90 
c. Applicant/Agent:  Cody Brewer, Kimley-Horn / ART Mortgage Borrower Propco 2010-

5 LLC  
d. Request:  From: “K” Heavy Industrial 
  To: “PD/K” Planned Development for all uses in "K" Heavy 

Industrial removing certain uses (see exhibit A) with 
development standards for increase in height to 130-foot, 
site plan waiver requested 
 

This case will be heard by Council on March 25th. 
 

17. ZC-25-033   Case Manager: Dave  McCorquodale   CD 6 
 
a. Site Location: 5410 & 5420 Geddes Avenue 
b. Acreage: 0.29 
c. Applicant/Agent:  David Gregory, DCG Engineering / QJ Development LLC 
d. Request:  From: “A-5” One-Family Residential 
  To: "B" Two- Family Residential 

 
 

18. ZC-25-034   Case Manager: Stephen Murray    CD 8 
 
a. Site Location: 12195 South Fwy  
b. Acreage: 7.30 
c. Applicant/Agent:  Scott Gibson 
d. Request:  From: “AG” Agricultural and “E” Neighborhood Commercial 
  To: “CF” Community Facilities  

 
 
19. ZC-25-036   Case Manager: Lynn Jordan    7 

 
a. Site Location: Generally, 1700-2500 blks University DR., 1900-2500 blks 

Montgomery St., 3220 Botanic Garden Blvd. 
b. Acreage: 83.77 
c. Applicant/Agent:  City of Fort Worth  
c. Request: From: “J” Medium Industrial; “A-5” One-Family 
  To: Properties West of Montgomery Street:  
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“PD/G” Planned Development for all uses in “G” Intensive 
Commercial excluding auto uses, max height five (5) story;  
“E” Neighborhood Commercial;  
“CUP” Conditional Use Permit for bar in “E” Neighborhood 
Commercial;  
“CUP” Conditional Use Permit for warehouse in “E” 
Neighborhood Commercial; and 
“CUP” Conditional Use Permit for warehouse/food 
processing in “E” Neighborhood Commercial 
 
Properties East of Montgomery Street:  
“PD/G” Planned Development for all uses in “G” Intensive 
Commercial excluding auto uses; site plan waiver 
requested; and  
“CF” Community Facilities 

 
 

20. ZC-25-037   Case Manager: Lynn Jordan    4, 7, 10 
a. Site Location: 3340 High School Drive; 8250 Parkwood Hill Blvd.; 7900 N. 

Riverside Dr.; 5401 Wall Price Keller Rd.; 12120 Woodland Springs 
Dr.; 3901 Summerfields Blvd.; 4647 & 5400 Shiver Rd.; 6900 
Bayberry Dr.; 4101 Twin Creeks Dr.; 3821 Staghorn Circle S.; 8201 
Parkwood Hills Blvd.; 9345 General Worth Dr.; 5100 Glen Canyon 
Rd.; 2770 & 2780 Keller Hicks Rd.; 4001 Thompson Rd.; 2032 
Canchim St.; 4600 Alta Vista; 9450 Ray White Rd.; 3201 Thompson 
Rd.; 3056 Clay Mountain Trl.  

b. Applicant/Agent:  City of Fort Worth  
c. Request: From: “AG” Agricultural, “A-7.5” One-Family Residential, “A-5” 

One-Family Residential, “AR” One-Family Restricted, “B” 
Two-Family Residential, “CR” Low-Density Multifamily, “E” 
Neighborhood Commercial, “G” Intensive Commercial, “I” 
Light Industrial 

  To: “CF” Community Facilities  
 

This case will be heard by Council on March 25th. 
 
D.  ADJOURNMENT:     
 
 
ASSISTANCE AT THE PUBLIC MEETINGS: 
This meeting site is wheelchair accessible. Persons with disabilities who plan to attend this meeting and who may need 
accommodations, auxiliary aids, or services such as interpreters, readers, or large print are requested to contact the 
City’s ADA Coordinator at (817) 392-8552 or e-mail ADA@FortWorthTexas.gov at least 48 hours prior to the meeting 
so that appropriate arrangements can be made.  If the City does not receive notification at least 48 hours prior to the 
meeting, the City will make a reasonable attempt to provide the necessary accommodations. 
 
 
ASSISTENCIA A REUNIONES PUBLICAS: 
Este sitio de reunión es accesible con silla de ruedas. Se solicita a las personas con discapacidades que planean 
asistir a esta reunión y que necesitan acomodaciones, ayudas auxiliares o servicios tales como intérpretes, lectores o 
impresiones con letra grande, que se comuniquen con el Coordinador de la Asociación Americana de Discapacitados 
(ADA) de la Ciudad llamando al teléfono  (817) 392-8552 o por correo electrónico a ADA@FortWorthTexas.gov por lo 
menos 48 horas antes de la reunión, de modo que puedan hacerse los arreglos adecuados. Si la Municipalidad no 
recibe una notificación por lo menos 48 horas antes de la reunión, ésta hará un intento razonable para proporcionar 
las acomodaciones necesarias.   
 
Executive Session. 
A closed executive session may be held with respect to any posted agenda item to enable the Commission to receive 
advice from legal counsel, pursuant to Texas Government Code, Section 551.071. 

mailto:ADA@FortWorthTexas.gov
mailto:ADA@FortWorthTexas.gov


 

 

Zoning Staff Report 
Date: March 12, 2025 Case Number: ZC-25-004              Council District: 11 

Case Manager:        Sandy Michel 
 
Owner / Applicant:       Josh Eadie / Bo Trainor  
 
Site Location:             521 & 2109 Beach Street and 4021 & 4025 E. 4th St (connection to park) park use 

easement/ monotony standard            Acreage: 31.327 acres 
 

 
 

Proposed Use:           Cottage-style multi-family- 308 units 
 
Request: From: “B” Two-Family & “I” Light Industrial 
 To: “PD/D” Planned Development for all uses in “D” High-Density Multifamily plus 

detached multifamily with development standards for: less than the 30' minimum setback 
along one-family district, no bufferyard plantings, and to allow fencing along in front of 
building and along the ROW, no tree canopy preservation requirement; site plan included. 

 

 
 
Land Use Compatibility:    Requested change is compatible 
 
Comprehensive Plan Map Consistency: Requested change is not consistent (Technical Inconsistency)  
 
Comprehensive Plan Policy Consistency: Requested change is consistent  
 
Staff Recommendation:    Approval  
 

 
 

1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

a. Land Use Compatibility  
b. Comprehensive Plan Consistency 

 

 
 

6. Zoning Map with 300 ft. Notification Area 
7. Area Map   
8. Future Land Use Map 
9. Aerial Photograph 

Request  

Recommendation  

Table of Contents  

Zoning Map Amendment & Site Plan 

mailto:Sandy.Michel@fortworthtexas.gov


 

 

 
 The subject property covers approximately 31.327 acres and is located south of East 1st Street and east of Beach 
Street. It sits on undeveloped land with numerous existing trees. The surrounding area features a mix of uses, with 
an established single-family neighborhood to the west and outdoor storage to the east. Adjacent parcels are zoned 
“B” Two-Family, “I” Light Industrial, “J” Medium Industrial, and “K” Heavy Industrial. Additionally, the area 
is near a floodplain and the property contains several significant tree types (Figure 1). For further information 
about the impact of zero tree preservation the go to ‘Site Plan Comments’ under the section Urban forestry. Lastly, 
this case was previously continued at the last Zoning Commission meeting due to incomplete information 
provided. However, staff has now received the necessary information for a proper review. 
 

  
Figure 1: Left Image – FEMA Flood Plain Hazard Area; Right Image – Existing Trees 

 
Project’s Description and wavier requests 
The applicant proposes constructing cottage-style multifamily residential buildings that would provide a total of 
315 units. More details on the proposed use can be found in the ‘Applicant’s Description’ section below. 
 
A site plan is included with this application as required for Planned Developments (PD) (Figure 2). According 
to ordinance 4.301.b (‘Site Plan Requirements’), a site plan is required to ensure compliance with zoning 
regulations and proper integration with the surrounding community. The site plan also demonstrates how the 
proposed rezone will impact the surrounding area. In addition, a property survey is provided that outlines the area 
affected by the requested zoning changes (Figure 3). 
 
The applicant is requesting a planned development to allow for all uses under “D” High-Density Multifamily. 
However, the applicant is requesting waivers from the design standards under “D” High-Density Multifamily, 
those waivers include:  
 
 
 
 
 

 

Project Description and Background 
 

https://codelibrary.amlegal.com/codes/ftworth/latest/ftworth_tx/0-0-0-33683


 

 

Requirement D Standards Proposed PD/D 
(Provided per site plan) 

Required 
Yards- Setback 

adjacent to 
one- or two-

family 
residential 
district *** 

Three feet for every one foot (3:1) as 
measured from slab to top of sill plate, 
or two feet for every one foot (2:1) in 
overall height when measured from 

lowest finished grade to the peak of the 
roof, whichever is greater; 30 feet 

minimum 

less than the 30' minimum setback 
along one or two-family district 

Buffer yard 

Where adjacent to one or two-family 
district, a five-foot buffer yard and 

minimum six-foot screen fence shall be 
placed on the property line and should 

be landscaped per point system 

5' buffer yard provided. 
No buffer yard plantings. 

 

Fences 

Fences shall not be located in the area 
between building facades and the 

property line. Perimeter security fencing 
is prohibited; however, security fencing 
is permitted on interior property lines. 
Solid screen fences are required when 

adjacent to a one- or two-family district 
unless adjacent to a public park or 

controlled access highway when a solid 
screening fence is not permitted and an 
open design fence shall be installed, if a 

fence is installed 

Fences along ROW (East 1st Street 
& Beach Street) 

Urban 
Forestry 

Must comply with 6.302(g) Urban 
Forestry ordinances requirements 

No tree canopy preservation 
proposed with additional tree 

plantings (min. 1 tree per unit = 308 
trees) 

Open Space Open Space 35% Minimum To include the front yards in the 
open space calculations 

***   A five-foot bufferyard and minimum six-foot screen fence shall be placed on the property line and should be landscaped per point system, see § 6.300 (b), (d), (f), (g). This regulation shall 
not be required when the property in the one- or two-family district is used for utilities, waterways, railroads or other nonresidential public use or separated by a public right-of-way of at least 
300 feet in width. 

 
Applicant’s Description 
The applicant has provided a detailed project description to help us understand the reason for the request. The 
applicant has written, “This request is to rezone approximately 30 acres from “B - Two Family” zoning to a 
Planned Development (PD).  The requested PD is based on the “D – high-density multifamily” zoning district 
with waivers needed for this specific development.  These waivers are found on the Site Plan. 
 
The requested use will allow for the development of a cottage style multifamily homes for rent product.  This will 
be multiple units on a single lot.  This type of product is also called horizontal multi-family.  The development 
will be approximately 315 units.  Parking for these units will be a combination of open air, covered and garage 
style.  These types are delineated on the Site Plan.  The development will also have open space that is spread 
through the development, an event lawn for programmed events or open play and a pool for the residents.  The 
development will be gated. 
 

https://codelibrary.amlegal.com/codes/ftworth/latest/ftworth_tx/0-0-0-38466
https://codelibrary.amlegal.com/codes/ftworth/latest/ftworth_tx/0-0-0-38357#JD_App.A6.300


 

 

The proposed Site is a portion of a larger parcel. 
 
The City’s Comprehensive Plan designates the Site as being neighborhood commercial and low density 
residential.  Surrounding the Site are single family residential uses, industrial uses and additional land being 
zoned industrial to the south.  The development of the Site as the proposed PD will provide a more staggered 
development type buffer and transition between the single-family residential uses to the west and north, industrial 
uses to the east and future industrial to the south.  The requested cottage style multi-family homes will be well 
situated to add to the population base in this area that may spur future commercial development.  The additional 
of cottage homes further adds a level of diversity to the City's economic base and more options for housing. 
 
This style of development has been done in multiple locations across the country and in Fort Worth by this 
applicant.  Our history has proven that we provide quality products for a growing segment of the population.” 
 



 

 

 
Figure 2: Zoning Exhibit Site Plan 



 

 

 
 

 
Figure 3: Site Photos taken by staff on 2/24/25 



 

 

 

 
North:     “B” Two-Family / Residential 
East- north: “K” Heavy Industrial / Trucking company 
East- south: “B” Two-Family/ Residential 
South:     “J” Medium Industrial / Industrial- vacant 
West- north: “I” Light Industrial / Residential 
West- south: “B” Two-Family / Residential 

 
• ZC-21-172: This rezoning case, requesting a change from “B” Two-Family to “J” Medium Industrial, was 

withdrawn. However, the staff report indicated that the applicant requested a continuance to pursue a 
Planned Development (PD) for "I" Light Industrial uses, which included removing certain uses and adding 
development standards. Ultimately, the case was not heard because the applicant withdrew it. 

 

Written Notice 
Written notice of the Zoning Commission public hearing was mailed to the owners of real property lying within 
300 feet on February 28, 2025. 
 
Posted Notice 
A sign was erected on the property not less than 10 days before the Zoning Commission public hearing date. 
 
Published Notice 
A notice of the public hearing before the City Council will be published in the Fort Worth Star-Telegram at least 
15 days before the hearing. 
 
Courtesy Notice 
The following organizations were emailed on February 26, 2025: 

Organizations Notified 
Riverside Alliance Streams and Valleys Inc 

East Fort Worth Inc. 
Neighborhoods of East Fort Worth 
Alliance 

Trinity Habitat for Humanity 
United Riverside Rebuilding Corporation, 
Inc. 

East Fort Worth Business Association FWISD 
* Located within a registered Neighborhood Organization 

Surrounding Zoning and Land Uses 
 

Public Notification 

Zoning History 
 



 

 

Land Use Compatibility  

 
As detailed in the ‘Project Description,’ the surrounding area features a mix of single-family homes and industrial 
uses. The applicant proposes rezoning the parcel for a 308-unit, cottage-style multifamily development under the 
“D” High-Density Multifamily zoning district, which allows up to 32 dwelling units per acre. The site plan reflects 
308 units, arranged similarly to small single-family homes with shared parking areas and amenities, rather than 
being divided into platted lots. 
 
Since a Planned Development requires a site plan, this process allows for greater public oversight of what will 
developed. The current site plan establishes a density of 10.1 units per acre, with all units having a height of 
10’1”. The permitted building height is 36 feet, with the possibility of increasing to 48 feet if setbacks exceed 250 
feet from one- and two-family districts. * If the property were developed as single-family homes, the area would 
lack the architectural diversity that CFW strives for, resulting in the applicant going through monotonous 
requirements. For example, under our A-5 single-family zoning requirements, the plat would need to be divided 
into individual lots, each with a minimum of 5,000 square feet and a 50-foot width.** 
 
Additionally, concerns have been raised regarding waiver requests for certain development standards, particularly 
those that could negatively impact the neighborhood to the west and the local environment. Staff initially had 
concerns about the elimination of bufferyard planting requirements and the 0% tree preservation waiver, given 
the presence of significant trees on-site. A site visit allowed staff to assess the impact of removing tree plantings 
and its effect on the existing neighborhood. Notably, Elliot Avenue provides a reasonable buffer from the 
proposal, though four single-family homes lack the same level of protection on Chenault Street (Figure 4).  
 
On the tree preservation, after receiving further clarification from the applicant, staff conducted additional 
analysis to assess the overall impact of the tree preservation waiver request (see ‘Urban Forestry’ comments 
under ‘Site Plan Comments’). From the impact study, “Staff recommends approval of the planned development 
language that would allow for a 0% preservation of canopy…” 
 
While staff remains concerned about the lack of a density cap in the planned development language, the site’s 
proximity to downtown—less than a ten-minute drive—makes increased density expected. Nevertheless, the 
rezoning request aligns with the general land use patterns and zoning designations of the surrounding area. 
 
The proposed zoning is compatible with surrounding land uses. 
 

Development Impact Analysis 



 

 

   
Figure 4: Google image of affected single-family houses 

 
*The ordinance information used in this section can be found here. 
**See Chapter 6, Development Standards, § 6.501 Lot Area not served by Sanitary Sewer and Chapter 7, Nonconformities, § 7.106 
Nonconforming Lot of Record 

Comprehensive Plan Consistency- FLU Map and Policies 

 
The adopted Comprehensive Plan currently designates the subject property as Neighborhood Commercial & Low-
Density Residential on the Future Land Use Map. The proposed rezoning is not consistent (Technical 
Inconsistency) with the future land use map.   
 

  
 
The proposed property’s designation is consistent with the Neighborhood Commercial & Low-Density 
Residential category outlined in the Future Land Use (FLU) Map. The FLU category allows for the following 
zoning districts: 
 

• “B” Two-Family 

https://codelibrary.amlegal.com/codes/ftworth/latest/ftworth_tx/0-0-0-35270


 

 

• “R1” Zero Lot Line / Cluster 
• “R2” Townhouse / Cluster (24 dwelling units / acre) 
• “ER” Neighborhood Commercial Restricted 
• “E” Neighborhood Commercial 
• “MU-1” Low Intensity Mixed-Use 

**Note: There are no applicable form-based codes for this area. 
 
However, the Comprehensive Plan supports transitional development by promoting Urban Residential and Low-
Density Residential uses as a bridge between single-family and high-density areas. It also emphasizes the 
importance of protecting critical resources—such as 100-year floodplains, mature trees, wildlife habitats, and 
storm water detention areas—in new subdivisions. Additionally, the plan aims to safeguard existing 
neighborhoods by using buffers or transitional zones to separate incompatible land uses, particularly those 
differing in height, scale, or traffic generation. Finally, it calls for new residential projects to be scaled compatible 
with existing developments, discouraging drastic differences in lot size and density unless proper mitigation 
measures are in place. Key policies guiding this vision include: 
 
• Encourage Urban Residential and Low Density Residential as transitional uses between Single-Family 

Residential and high density uses. 
• Encourage clustering of development sites within new subdivisions to avoid steep slopes (greater than 15%) 

and to conserve 100-year floodplains, existing tree cover, wildlife habitat, storm water detention areas, 
riparian buffers along natural waterways, and archeologically significant sites. 

• Separate incompatible land uses with buffers or transitional uses. Some land uses have attributes such as 
height, proportion, scale, operational characteristics, traffic generated, or appearance that may not be 
compatible with the attributes of other uses. 

• Promote measures to ensure that all types of residential developments are compatible in scale to abutting 
residential developments. A dramatic difference in lot size and units per acre should be discouraged for new 
development immediately adjacent to existing development or platted and zoned property, unless mitigation 
is provided to minimize the effects of the new use. 

 
As noted in the ‘Land-Use Compatibility’ section, the current site plan proposes 308 units at a density of 10.1 
units per acre, aligning with the FLU policies. Based on conformance with the policies stated above, the proposed 
planned development site plan is consistent with the Comprehensive Plan policies.  
 

Site Plan Comments 

 
Zoning and Land Use 
 
The site plan complies with proposed plan development PD/D with the development waivers. As well as the 
zoning regulations for Site plan submissions for planned developments outlined in Ordinance 4.301.b (‘Site Plan 
Requirements’). 
  
Urban Forestry 
Reviewer: Jaclyn Ingram 
Contact: Jaclyn.Ingram@fortworthtexas.gov 
 
Analysis of Proposed Language 
 

mailto:Jaclyn.Ingram@fortworthtexas.gov


 

 

The applicant is requesting planned development language with urban forestry standards. These standards 
include: 

• 0% preservation instead of the minimum 25% required by §6.302 
• Compliance with §6.302; minimum 1 tree per unit 
• required significant mitigation per §6.302 for any significant sized trees onsite 

This language would grant the applicant a waiver of preservation requirements of §6.302. 
 
Applicable Urban Forestry Design Standards & Guidelines  
CFW Zoning Ordinance, Ch. 6: Development Standards, Section 6.302 – Urban Forestry, Subsection G.4 
(4) General preservation methods of tree canopy. At the submission of an urban forestry plan/permit application, 
the applicant shall elect one of the following tree preservation of existing canopy compliance methods.  
a. Method “A.” Preservation of existing canopy coverage regardless of tree species:  
1. At least 25% of the existing canopy coverage must be retained, regardless of tree species, on all properties 
greater than one acre, provided however, significant or large trees must be preserved as outlined in subsection 
(g)(5) below. The existing canopy can be determined via recent air photo, on the ground survey or other approved 
method by the city forester;  
2. Property located in floodplains or located in areas that will be dedicated to public spaces may be counted toward 
the required 25% minimum retention;  
3. Calculation of all canopy coverage and retention areas will not include utility rights-of-way or easements 
covered under the rules and regulation of the public utility commission and/or Texas railroad commission;  
4. To remove more than the minimum retention will require a waiver from the urban design commission; and  
5. The overall canopy coverage percentage requirement must be met by planting the size and species of protected 
trees in Table A, Protected Trees, in subsection (l) below. 
 
Findings/Recommendations 
This parcel is currently undeveloped with approximately 40% canopy cover. Upon inspection we found several 
protected species of oaks, pecans, and elms, as well as cottonwood and other less desirable pioneer species. Most 
of the tree cover exists along a band that extends from the southwest corner to the northeast corner staying near 
the street perimeter near North Beach and 1st Street, this is displayed in green on figure below (Fig. 2). Applicant 
was able to complete a tree survey in February 2025 and provided findings and site history to help better assess 
existing trees on site and our Urban Forestry inspector was able to perform a site visit. 
 
The city utilizes the Open Space Tool in GIS to perform environmental and open space priority analysis based on 
existing built land use and natural environmental land coverage. Utilizing this tool, I generated two figures below 
and overlaid approximate planned development boundaries. The first shows the combined open space priorities 
and the ecosystem preservation priorities based on the existing site conditions and surrounding land uses. The 
second shows the FEMA floodplain, the flood control priority areas, and the tree canopy on site, the natural 
existing conditions. 
 
By looking at the layers in figure 2 you can see that this project appears to be out of the FEMA floodplain but is 
still speckled with flood control priority area. Figure 1 shows that the existing tree canopy creates a higher priority 
for the combined open space analysis and the other portion of the project is purple which is an ecosystem 
preservation priority area. 
 
Applicant provided geo locations of significant trees on site and an overlay of a historical aerial from the 1970s 
(Fig. 3). The presumption is that the site was used to harvest dirt and gravel in the 1950s and then replanted with 
a pecan grove in the 1970s. This is evident with the grid occurrence of trees on site and with the aid of historic 
aerials. Pictures of the trees on site show several upper canopy break outs and faults. Knowing that pecan trees 

https://www.fortworthtexas.gov/files/assets/public/development-services/documents/urban-forestry/section-6.302-urban-forestry-combined-language-with-2021-amendment_1.pdf


 

 

for nut harvesting have additional conditions of concern especially as they age and if not adequately maintained, 
the idea of adding targets below them would not be advised.  
 
Given the property conditions of: the naturally occurring trees that we typically see in the Cross Timbers region 
are not present; the trees on site are declining and have large faults and breaks currently present; the proposed 
design will stay out of the FEMA floodplain to preserve environmentally sensitive areas; planting requirements 
will be consistent with §6.302; and significant trees will be mitigated for according to §6.302. Staff feels this 
proposed language aligns with the intent our urban forest ordinance goal to achieve 30% tree canopy coverage 
citywide and to promote a multi-aged urban forest. Staff recommends approval of the planned development 
language that would allow for a 0% preservation of canopy for ZC-25-004 Avilla Ranch. 
 
 

 
Figure 1 – Proposed Development Outline Over Priority Areas 

 



 

 

 
Figure 2 – Proposed Development Outline and Existing Conditions 

 

 
Figure 3 – Tree Survey Data of Significant Trees Over 1970s Historical Aerial 



 

 

 
TPW Stormwater 
Reviewer: Robin Stevens   
Contact: sds@fortworthtexas.gov 
 
Site will require an accepted drainage study prior to platting, grading, infrastructure plan review, and building 
permit issuance. Site may require a Flood Study prior to final platting, infrastructure plan review, grading, and 
building permit issuance. 
 
Site has FEMA Floodplain and deep potential high water seen on the site that may exceed 5 ft in depth on the 
roads. Not located in a regulatory local City Flood Risk Area. Road overtopping events are noted south of the site 
near channel crossing. 
 
Fire Department  
Reviewer: Lt. Donna York 
Contact: donna.york@fortworthtexas.gov 
 

• Single family-for rent projects where each unit is not provided a driveway or garage must meet the Fire 
Code standards for multi-family projects for access points and fire lane width. 

• Non-permitted gas well pad site to the east will not impact this site as shown on the plan. Gas well setbacks 
are applied based on the pad site conditions at the time of building permit application. Section 5706 

• Minimum fire lane width for this project type is 26'. All of these fire access roads must be dedicated and 
named for addressing purposes. Section 503 Fire Lane Specifications 

• Each building address shall be clearly visible from the corresponding street.CFW Fire Department 
Planning and Addressing Standards Section VI.4 Apartment Signage 

• Units farther than 25' from the curb line, the numbers shall not be less than 6" in height. CFW Fire 
Department Planning and Addressing Standards Section VI.10 Posting of an Address, Rear Structures. 

• In addition to being directly attached to the building, the numbers may also be attached to a freestanding 
sign, marquee, or other acceptable detached signage as to be determined by the Fire Official. CFW Fire 
Department Planning and Addressing Standards Section II.8 Posting a Commercial Address 

• Additional private hydrants will be required to meet building hose lay. Sections 507 Hydrants 
• 2 points of access are provided. Section 503.1.6 Secondary Access One- and Two-Family Residential 

Developments 
 
General information: 

• Failure to recognize violations of the fire code by the fire code official does not waive the requirement of 
meeting minimum requirements of the fire code in the future. 

• It is the applicant's and the owner's responsibility to meet all minimum fire code requirements at all times. 
 
The City of Fort Worth has adopted the 2021 International Fire Code as its current fire code at the time of this 
review. The City of Fort Worth has also adopted Amendments #25388-03-2022. 
https://www.fortworthtexas.gov/departments/fire/services/bureau 
 
Transportation Development 
Reviewer: Stu Burzette, 817-392-2593 
Contact: stuart.burzette@fortworthtexas.gov 
 

mailto:sds@fortworthtexas.gov
mailto:donna.york@fortworthtexas.gov
https://www.fortworthtexas.gov/departments/fire/services/bureau
mailto:stuart.burzette@fortworthtexas.gov


 

 

• Traffic Impact Analysis – A Traffic Impact Analysis (TIA), accepted by TDS, will be required prior to 
plat approval. Include all vehicular, bicycle, and pedestrian movements in accordance with the 
Transportation Engineering Manual. Any questions can be directed to Tom Simerly 
(tom.simerly@fortworthtexas.gov; 817-293-6892). 

• Rough Proportionality (RP): The tract is subject to a rough proportionality assessment and potential 
construction for roadway improvements based on the site’s impact on the roadway system prior to final 
platting of any phase. 

  



 

 

Supplemental Information 
Site Photos taken by Staff on 2/24/2025 

 
Taken from East 1st street facing west; arrow shows site location 

 

 
Taken from East 1st street facing west; arrow shows site location 

 



 

 

 
Taken from Beach street facing south; arrow shows site location 

 

 
Taken from Beach street facing east; arrow shows site location 
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Requirement D Standards
Proposed PD/D

(Provided per site plan)

Density Maximum 32 units per acre Complies. 10.1 units per acre provided.

Height Maximum height of 36' Complies. 10' 1" top plate height provided.

Rear Yard: 5' Min Complies. 30' provided building setback

Interior Side Yard: 5' Min Complies. 20' provided building setback

Corner lot side yard: 10' Min adjacent to street Complies. East 1st Street: 20' provided building setback

Setback Adjacent to one or two-family
residential districts:

- Three feet for every one foot (3:1) as measured
from slab to top of sill plate, or two feet for
every one foot (2:1) in overall height when
measured from lowest finished grade to the

peak of the roof, whichever is greater; 30 feet
minimum

Does not meet 30' minimum setback along one-family
district. (Requires Development Regulation Standard)

- 1:1 setback with a 10 foot minimum setback
for one-story garages and carports

Complies.

- 20 foot minimum setback for dumpster
enclosures and one-story accessory structures

Complies.

Buffer yard
Where adjacent to one or two-family district, a
five foot buffer yard and minimum six foot
screen fence shall be placed on the property line
and should be landscaped per point system

5' buffer yard provided.
No buffer yard plantings proposed, as the units private

backyards back up to the screening fence. (requires
Development Regulation Standard)

Fences

Fences shall not be located in the area between
building facades and the property line. Perimeter
security fencing is prohibited; however, security
fencing is permitted on interior property lines.
Solid screen fences are required when adjacent
to a one or two family district unless adjacent to
a public park or controlled access highway when
a solid screening fence is not permitted and an
open design fence shall be installed, if a fence is
installed

Fences shown between buildings and ROW along East
1st Street and Beach Street (requires Development

Regulation Standard)

Minimum Parking
Requirements

1 space per bedroom; 1 space per 250 square
feet of office/amenity area

Spaces required: 619 Spaces

Complies: 648 provided

Open Space 35% Minimum

40.7% Provided. Section 4.712(d)(7)(g)(i) of Multifamily
'D' regulations shall not apply to open space

requirements (requires Development Regulation
Standard)

Landscaping Must meet 20 points of enhances landscaping Meets 20 points of Enhanced Landscaping

Urban Forestry
Must comply with 6.302(g) Urban Forestry

ordinances requirements

 Preservation: no tree canopy preservation proposed
(requires Development Regulation Standard)

Plantings: minimum 1 large tree per unit (min. 308
trees) proposed (requires Development Regulation

Standard)
Mitigation: removal of significant or large trees shall be
mitigated in accordance with ordinance 18615-05-2009

Building Orientation
Buildings located on public streets must face the

street with the longest length of the building
placed parallel/adjacent to the street.

A few buildings do not have longest sides against East
1st Street and Beach Street

Façade Variation
Must meet selection of façade variation

elements
Will be reviewed upon building permit submittal

Multifamily Design
Standards

Submit MFD plan to meet standards
MFD/URD Submittal not required (Requires

Development Regulation Standard)

Required Yards

Front Yard: 20' Min Complies. Beach Street: 20' provided building setback
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CITY OF FORT WORTH, 

TOTAL 31.4 ± GROSS ACRES

EXISTING 'B' ZONING

CONTAINING LOTS 1, BLOCK 1.

CITY OF FORT WORTH PARKING REQUIREMENTS

PARKING TYPE DIMENSIONS TOTALS

UNCOVERED/OPEN

PARALLEL

9' X 18'

9' X 18'

22' X 8'

TOTAL

COVERED CARPORT

294

51

648

**RESIDENTIAL PARKING REQUIRED:

132 2BR @ 1 SP/BR= 264 SPACES

1091 SF @ 1SP/250 SF = 5 SPACES

OFFICE/AMENITY CENTER AREA.
BEDROOM; 1 SPACES PER 250 SF 

*MULTIFAMILY RESIDENTIAL: 1 SPACE PER 

ENHANCED LANDSCAPE TABLE

STREET TREES

PRIVATE POOL

DOG PARK
PRIVATE PARK/

REQUIRED TREE CANOPY COVERAGE.
REQUIREMENTS FOR THE URBAN FORESTRY 
BE COUNTED TOWARD THE PLANTING 
INFRASTRUCTURE ELEMENTS. STREET TREES MAY 
CURB CUTS, FIRE HYDRANTS AND OTHER 
BE MADE TO ACCOMMODATE MATURE TREES, 
WHERE NECESSARY SPACING EXCEPTIONS MAY 
SMALL/MEDIUM CANOPY = 25-30 FT ON CENTER
BELOW OR AS APPROVED BY THE CITY FORESTER.
SIDEWALK. REQUIRED SPACING AS SPECIFIED 
WHERE THE TREE CANOPY AFFECTS THE PUBLIC 
WAY, TREES SHALL BE INSTALLED IN A LOCATION 
CANNOT BE INSTALLED WITHIN THE RIGHT-OF 
FORESTER IF WITHIN THE RIGHT-OF-WAY. IF TREES 
LOCATION AND TYPE AS APPROVED BY THE CITY 
STRIP OR FLUSH WITH THE SIDEWALK SURFACE; 
TREES SHALL BE PLANTED WITHIN A PLANTING 

POINTS

AMENITIES ARE PROVIDED.
DRAINAGE AREA/EASEMENT/POND AS LONG AS 
FACILITIES/AMENITIES. MAY INCLUDE OPEN 
MUST PROVIDE RECREATIONAL 

TOTAL ENHANCED LANDSCAPE POINTS (20 MINIMUM REQUIRED)

10

5

5

20

GENERAL NOTES:

RESIDENTIAL SUMMARY

UNIT TYPE

1 BEDROOM

2 BEDROOM

3 BEDROOM

TOTAL

FLOOR AREA

690 SQ FT

990 SQ FT

1260 SQ FT

MAX UNIT DIMENSIONS

53' X 39'-6"

38' X 34'-6"

45' X 36'-6"

UNITS

88

132

88

% OF UNITS

29%

42%

29%

308

OPEN SPACE CALCULATIONS

REQUIRED (%)
OPEN SPACE AREA 

SPACE AREA (%)
PROVIDED OPEN 

SPACE CALCULATION (AC)
AREA USED FOR OPEN 

35 40.712.4

ROW DEDICATION

ACREAGE (±)

0.0

30.5

30.5

NET DEVELOPABLE

GROSS AREA

AREA CALCULATIONS

TOP PLATE HT.

10'-1"

10'-1"

10'-1"

JANUARY 2025DATE

88 1BR @ 1 SP/BR= 88 SPACES

88 3BR @ 1 SP/BR = 264 SPACES

TOTAL = 621 SPACES

GARAGE 80

228

10' X 19.5'

1,000 SQ FT.
3,500 SQ FT; MINIMUM NOT LESS THAN 

TOTAL GROSS ACRES = 30.5 ACRES
GROSS DENSITY = 10.1 UNITS PER ACRE

AGAINST EAST 1ST STREET AND BEACH STREET
g.A FEW BUILDINGS DO NOT HAVE LONGEST SIDES 

BACKYARDS BACK UP TO THE SCREENING FENCE.
PLANTINGS PROPOSED, AS THE UNITS PRIVATE 

f.5' BUFFER YARD PROVIDED. NO BUFFER YARD 
ONE-FAMILY DISTRICT.

e.DOES NOT MEET 30' MINIMUM SETBACK ALONG 
PROJECT.

d.A MFD SITE PLAN WILL NOT BE REQUIRED FOR THIS 
18615-05-2009.
MITIGATED IN ACCORDANCE WITH ORDINANCE 
REMOVAL OF SIGNIFICANT OR LARGE TREES SHALL BE 
UNIT (MIN. 308 TREES) PROPOSED. MITIGATION: 
PROPOSED. PLANTINGS: MINIMUM 1 LARGE TREE PER 

c.PRESERVATION: NO TREE CANOPY PRESERVATION 
OPEN SPACE REQUIREMENTS
MULTIFAMILY 'D' REGULATIONS SHALL NOT APPLY TO 

b.40.7% PROVIDED. SECTION 4.712(D)(7)(G)(I) OF 
BUILDING FACADES AND PROPERTY LINE.
REAR YARD SETBACKS AND WITHIN THE AREA BETWEEN 
EASEMENTS SHALL BE ALLOWED IN FRONT, SIDE, AND 

a.FENCES, GATES, PARKING, AND ACCESS DRIVES / 
WITH THE FOLLOWING VARIANCES:
ACCORDANCE WITH THE "D" DISTRICT STANDARDS, 

7.THIS REQUEST FOR A PLANNED DEVELOPMENT IS IN 
STUCCO, AND FIBER CEMENT SIDING.
MATERIALS INCLUDE: BRICK, STONE, SYNTHETIC STONE, 
PROVIDE ARCHITECTURAL VARIETY. ALLOWABLE 
MATERIALS AND COLORS SHALL BE INCORPORATED TO 

6.VARIATION OF ROOF ELEVATIONS AND EXTERIOR WALL 
WALL.

5.DUMPSTERS WILL BE SCREENED WITH A MASONRY 
LANDSCAPING.

4.THIS PROJECT WILL COMPLY WITH SECTION 6.301 
3.ALL SIGNS SHALL CONFORM TO ARTICLE 4.

OF FORT WORTH LIGHTING CODE.
2.ALL PROVIDED LIGHTING SHALL CONFORM TO THE CITY 

TO DETACHED MULTIFAMILY ONLY.
SUBMISSION; AND DEVELOPMENT STANDARDS APPLY 
DETACHED MULTIFAMILY; WAIVER TO MFD 
ALL USES IN "D" HIGH-DENSITY MULTIFAMILY PLUS 

1.PROPOSED ZONING: PD/D PLANNED DEVELOPMENT FOR 

C.R.T.C.T.
CAB. A, SLD. 9778

DYER ADDITION
LOT 1, BLOCK 1

EAST 1ST STREET

(50' Public ROW)

C.R.T.C.T.
CAB. A, SLD. 9778
ROW DEDICATION

C.R.T.C.T. (10F)
VOL. 3379, PG. 119
10' TESCO ESMT.
APPROX. LOCATION

C.R.T.C.T. (10E)
VOL. 3278, PG. 595

10' TESCO ESMT.
APPROX. LOCATION

26'

26'

20' LANDSCAPE SETBACK

(VARIABLE WIDTH PUBLIC ROW)
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Zoning Staff Report 
Date: March 12, 2025  Case Number: ZC-24-135      Council District: 10 

Case Manager:  Stephen Murray 
 
Owner / Applicant: Traditions Investors LLC / Tyler Wallach with Jackson Walker LLP 
 
Site Location:             1101 Block Highway 114    Acreage: 19.56 acres  
 

 
 

Proposed Use:           Multi-family 
 
Request: From: “A-5” One-family; “PD/D” Planned Development for all uses in “D” High Density 

Multifamily for detached multifamily with development standards for reduced front 
yard setback, reduction in open space, fencing located between buildings and 
ROW; unit locations; MFD waiver requested; site plan required. 

 To: PD 1363 “PD/D” Planned Development for all uses in “D” High Density 
Multifamily for detached multifamily with development standards for reduced front 
yard setback, reduction in open space, fencing located between buildings and 
ROW; unit locations; MFD waiver requested; site plan required. 

 

 
 
Land Use Compatibility:    Requested change is compatible 
 
Comprehensive Plan Map Consistency: Requested change is consistent (Minor Boundary Adjustment) 
 
Comprehensive Plan Policy Consistency: Requested change is consistent 
 
Staff Recommendation:    Continuance 
 

 
1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

a. Land Use Compatibility  

b. Comprehensive Plan Consistency 
6. Zoning Map with 300 ft. Notification Area 
7. Area Map   
8. Future Land Use Map 
9. Aerial Photograph 

Request  

Recommendation  

Table of Contents  

Zoning Map Amendment & Site Plan 

mailto:stephen.murray@fortworthtexas.gov


 

 

 
The subject property, spanning approximately 19.56 acres, is located just north of Highway 114. The surrounding 
area consists of a mix of parcels outside the city limits, with nearby zoning classifications that include PD/D 
High-Density Multifamily and “A-5” One-Family residential (refer to Figure 1-2 for details). 
 
The applicant is proposing the construction of multifamily residential buildings designed to accommodate a total 
of 204 units, which will consist of a mix of one- and two-bedroom apartments at one-story in height. 
 
This case was continued from a previous month in order to finalize their site plan.  Staff will need to continue 
again this month in order to add notice language for the additional acreage and development standards. 
  
A site plan is included with this application since the currently approved site plan does not include the proposed 
additional 2.67 acres in the current Planned Development (PD) 1363. Since the new site plan includes changes 
that go beyond the permitted modifications to the approved Tract 1 site plan, the applicant updated the necessary 
information and submitted the site plan for review.  
 
PD 1363 was initially adopted on April 12, 2022, with specific development standards in place to guide 
construction and design within this zoning framework. The proposed expansion seeks to integrate additional 
changes to the current PD standards to accommodate the new multifamily structures. 
 
This is a comparison of the currently requested waivers to those approved in the previous ZC case (ZC-23-
190): 

Standard Current PD/D 1363 Proposed PD/D 

Fencing 
Located in front of the building; A perimeter security 
fence will be provided, 5’ tall metal pickets. 
(Development Standard Required) 

Fencing may be located between 
the buildings and the right-of-way. 

Building 
Orientation 

Buildings located on public streets must face the street 
with the longest length of the building placed 
parallel/adjacent to the street. 

Units shall be allowed to front, 
side, or back a public right-of-way 

Required Yards 

Front yard 
• No front yard required. No public street frontage 
except drive. 
Rear/side yard 
• 10’ building setback provided along northwestern, 
western, and southern property line. 
• 30’ building setback provided along eastern property 
line against 
E Zoning. 
• Fences may encroach upon 

The minimum front yard setback 
requirement shall be 10' 

Open Space 

Minimum 35% 
Applicant is meeting this percentage by revising the 
way open space is calculated – using the definition in 
Ch. 9 rather than the open space regulations within 
“D”. (Requires Development Regulation Standard) 

The minimum open space required 
shall be 18% 

 
The applicant has provided a detailed project description of their intent down below: 

Project Description and Background 
 



 

 

 
PD 1363 currently includes a total of 47.26 acres of land divided into three separately zoned tracts.  Tract 1 
includes an approximate 16.88 acre tract of land that is zoned "PD/D" Planned Development for all uses in "D" 
High Density Multifamily with certain development standards (see Case No. ZC-21-190 for Tract 1 Zoning).  
The current request is to amend PD 1363 to (i) expand the boundary of Tract 1 to include an adjacent 2.67-acre 
tract for detached multifamily use and (ii) revise certain development standards that will be applied to the 
entire revised Tract 1 boundary.  The revised Tract 1 boundary encompasses a total of approximately 19.55 
acres, which includes the original 16.88-acre tract and the new 2.67-acre tract. The site plan includes the full 
19.55 acres. 
 
Requested updated Development Standards are as follows: 
1. Fencing may be located between the buildings and right-of-way. 
2. Units shall be allowed to front, side or back a public right-of-way. 
3. The minimum front yard setback requirement shall be 10'. 
4. The minimum open space requirement shall be 18%. 
 
A new site plan is submitted to accommodate updates to Planned Development (PD) 1363, initially approved, 
with specific standards. Key updates include requests to modify requirements for fencing, building orientation, 
yard setbacks, and open space. Please review ‘Site Plan Comments’, to see comments from staff. 
 

 
North-west Incorporated Tarrant County  
North-east “A-5” One Family / Residential 
East  “A-5” One Family / Residential 
South-east “A-5” One Family / Residential 
South-west Incorporated Tarrant County  
West-south “PD1363” “PD/D” Planned Development High-Density Multifamily for all uses in “D” High-

Density Multifamily for detached multifamily with development standards for reduced front yard 
setback, reduction in open space, fencing located between buildings and ROW; unit locations; 
MFD waiver requested; site plan required/ Residential 

 
• N/A 

 

 
Written Notice 
Written notice of the Zoning Commission public hearing was mailed to the owners of real property lying within 
300 feet were mailed on February 28, 2025. 

 
Posted Notice 
A sign was erected on the property not less than 10 days before the Zoning Commission public hearing date. 

 

Surrounding Zoning and Land Uses 
 

Public Notification 

Recent Zoning History 
 



 

 

Published Notice 
A notice of the public hearing before the City Council will be published in the Fort Worth Star Telegram at least 
15 days before the hearing. 

 
Courtesy Notice 
The following organizations were emailed on February 28, 2025:  
 

Organizations Notified 
North Fort Worth Alliance Streams and Valleys 
Trinity Habitat for Humanity  

* Located within a registered Neighborhood Organization 

Land Use Compatibility  
 
The applicant is proposing to construct multifamily residential buildings. Given the surrounding mix of both 
proposed and established land uses, this addition aligns well with the area's overall development pattern and land-
use context. This compatibility ensures that the new multifamily residential component will integrate smoothly 
with the neighboring properties, fostering a harmonious and functional community layout. 
 
The proposed zoning is compatible with surrounding land uses. 
 

Comprehensive Plan Consistency- FLU Map and Policies  
 
The adopted Comprehensive Plan currently designates the subject property as a Mixed-Use and Single-Family 
Residential on the Future Land Use Map.  
 
The majority of the proposed designation of this property aligns with the mixed-use Future Land Use (FLU) 
category. However, discussions with FWLab staff have indicated that they are supportive of the change. This 
neighboring land use suggests that the proposed modifications would be contextually appropriate for the area. 
 
The Comprehensive Plan highlights the importance of creating vibrant, mixed-use neighborhoods that 
encouraging a well-integrated and lively community. Retaining the Neighborhood Commercial zoning aligns with 
this vision, helping to preserve the character and quality of life in the neighborhood.  
 
Based on conformance with the policies stated above, the proposed zoning is consistent with the Comprehensive 
Plan FLU Map and Policies. 
 

Development Impact Analysis 
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METES AND BOUNDS DESCRIPTION
Zoning 2.670-AC (ZC-24-135)

BEING a tract of land situated in the Guadalupe Cardinas Survey, Abstract No. 214, City of Fort Worth ETJ, Denton County, Texas,
being all of a tract conveyed to Traditions Investors, LLC, by deed recorded in document number 2023-43040 of the Official Public
Records Denton County, Texas (OPRDCT), with the subject tract being more particularly described as follows:

BEGINNING at a 5/8” iron rod found at a north corner of said Traditions Investors, LLC tract, also being a north corner of a tract of land
conveyed to Traditions Investors, LLC as recorded in Document Number 2020-37553 OPRDCT, also being a point along the southern
right-of-way of Atchison, Topeka, and Santa Fe Railway Company as recorded in Document Number 1993-20408 of the Deed Records
for Denton County Texas (DRDCT);

THENCE N 44°22'50" E, 203.64 feet;

THENCE around a non-tangent curve to the left having a central angle of 104°16'31", a radius of 200.13 feet, a chord of S 45°35'47" E -
316.00 feet, an arc length of 364.23 feet;

THENCE around a non-tangent curve to the right having a central angle of 45°48'38", a radius of 185.71 feet, a chord of S 28°23'01" W -
144.56 feet, an arc length of 148.48 feet;

THENCE S 46°28'15" W, 332.98 feet;

THENCE around a non-tangent curve to the left having a central angle of 38°18'19", a radius of 216.97 feet, a chord of S 23°34'29" W -
142.37 feet, an arc length of 145.06 feet to a point on a common line to said Traditions Investors, LLC tract as recorded in Document
Number 2020-37553, from which an “X” found in concrete, for the southeast corner of said Traditions Investors, LLC tract, as recorded in
Document Number 2020-37553 OPRDCT, also being the southwest corner of a tract conveyed to The River’s Edge Homeowner’s
Association, by deed recorded in Document Number 2012-69172, OPRDCT, also being along the northern right-of-way of State Highway
114, a variable width right-of-way, bears S 00°67'47" E, 1494.79 feet;

THENCE N 00°06'47" W, 562.57 feet to the POINT OF BEGINNING with the subject tract containing 116,323 square feet or 2.670 acres
of land.

"This document was prepared under 22 TAC §663.21, does not reflect the results of an on the ground survey, and is not to be used to
convey or establish interests in real property except those rights and interests implied or established by the creation or reconfiguration of
the boundary of the political subdivision for which it was prepared."

METES AND BOUNDS DESCRIPTION
Zoning 16.885-AC (ZC-24-135)

BEING a tract of land situated in the Guadalupe Cardinas Survey, Abstract No. 214, City of Fort Worth, Denton County, Texas, being
part of a tract conveyed to Traditions Investors, LLC, by deed recorded in Document Number 2020-37553 of the Official Public Records
Denton County, Texas (OPRDCT), with the subject tract being more particularly described as follows:

BEGINNING at a 5/8” iron rod found at a north corner of said Traditions Investors, LLC tract, also being the northwestern corner of a tract
of land conveyed to Traditions Investors, LLC as recorded in Document Number 2023-43040 OPRDCT, also being a point along the
southern right-of-way of Atchison, Topeka, and Santa Fe Railway Company as recorded in document number 1993-20408 of the Deed
Records for Denton County Texas (DRDCT);

THENCE S 00°06'47" E, 1408.54 feet to said Traditions Investors, LLC tract as recorded in Document Number 2020-37553 from which
an “X” found in concrete, also being the southwest corner of a tract conveyed to The River’s Edge Homeowner’s Association, by deed
recorded in Document Number 2012-69172, OPRDCT, also being along the northern right-of-way of State Highway 114, a variable width
right-of-way, bears S 00°06'47" E, 648.82 feet;

THENCE N 89°59'18" W, 691.22 feet;

THENCE N 00°11'37" W, 566.69 feet;

THENCE N 45°28'14" W, 96.46 feet;

THENCE N 44°26'29" E, 1084.18 feet to the POINT OF BEGINNING with the subject tract containing 735,507 square feet or 16.885
acres of land.

"This document was prepared under 22 TAC §663.21, does not reflect the results of an on the ground survey, and is not to be used to
convey or establish interests in real property except those rights and interests implied or established by the creation or reconfiguration of
the boundary of the political subdivision for which it was prepared."
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Zoning Staff Report 
Date: March 12, 2025 Case Number: ZC-24-157 Council District: 7 

                 
Case Manager:  Lynn Jordan 
 
Owner / Applicant: Darin McReynolds Norman, Urbanworth LLC / 2050 Montgomery LLC 
 
Site Location:             3ryce Avenue (2050 Montgomery Street)   Acreage:  3.08 acres       
 

 
 

Proposed Use:           Mixed-Use, Hotel, Restaurant and Multifamily 
 
Request:  From: “J” Medium Industrial and “CR” Low Density Multifamily 
  

To: “PD/MU-2” Planned Development for all uses in “MU-2” High Density Mixed-
Use excluding short-term rental, event center, rental hall, service station, pawn 
shop, height of 85’; site plan waiver requested 

 

 
 

Land Use Compatibility:   Requested change is compatible (five stories) 
 
Comprehensive Plan Map Consistency: Requested change is not consistent 
 
Comprehensive Plan Policy Consistency: Requested change is not consistent 
 
Staff Recommendation: Denial of the proposed request/Approval for  height max at 5 

stories, site plan required 

 
 

1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

a. Land Use Compatibility  
b. Comprehensive Plan Consistency 

Request  

Recommendation  

Table of Contents  

Zoning Map Amendment 
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Zoning Staff Report 
 

c. Site Plan Comments 
 

6. Zoning Map with 300 ft. Notification Area 
7.   Site Plan 
6. Area Map   
7. Future Land Use Map 
8. Aerial Photograph 

 
 
 

 
The subject area consists of approximately 3.08 acres, currently a vacant parcel. The vicinity is primarily 
characterized by multifamily two-story structure and one-story commercial office to the north, two story 
apartment and single-family to the north, vacant lot, parking lot and one-story retail/office building to the south, 
five story parking structure / Dickie’s Arena to the east. The applicant is proposing a rezoning of the property to 
accommodate specific land uses and adhere to design criteria outlined in the "MU-2" High-Intensity Mixed-Use 
zoning district, excluding certain uses with a height capped at 85’with a site plan waiver. 
 
The subject property is not part of the Council-initiated rezoning request known as ZC-25-036. The subject area 
is just west of Montgomery and south of Bryce Avenue.  
 
On February 20, 2025, the Urban Design Commission voted to deny the request for the above Planned 
Development at 3621 Bryce Avenue on the condition that the PD be tied to a site plan. Staff also supports this 
request, since the proposed use is not consistent with the Future Land Use Map (which shows the property as 
Low Density Residential and Neighborhood Commercial) and the 2023 Comprehensive Plan.  
 

North “CR” Low Density Multifamily, “J” Medium Industrial / Apartments and Office 
East “CR” Low Density Multifamily/ Apartments 
South “CR” Low Density Multifamily, “J” Medium Industrial, “PD1229” Planned Development for “E” 

Neighborhood Commercial plus boutique hotel, bar and coffee shop / Single-family, Commercial, Retail 
and Hotel 

West “J” Medium Industrial / Office, Retail, Warehouse 
 
 
 
 
 

Surrounding Zoning and Land Uses 
 

Project Description and Background 
 



 

 

 

 
PD896-ZC-19-099 Amend PD896 to add property and sign regulations as depicted in Exhibit A; ZC-10-189-
“PD/I” Planned Development for all uses in “I” Light Industrial plus uses and excluding uses; site plan waived 
(Approved December 2013) 
PD1077-ZC-15-170 “PD/E” Planned Development for all uses in “E” Neighborhood Commercial plus bar in a 
separate building only as accessory to restaurant; site plan approved (Approved April 2016) 
PD973-ZC-12-079 Amend “PD449 plus “A-5” Planned Development/Specific Use for church, accessory 
buildings and parking; site plan approved (May 2013) 
PD485-SP-07-025 Site plan approved for church parking lot (Approved June 2007) 
PD1229-ZC-18-205 “PD/E” Planned Development for all uses in “E” Neighborhood Commercial plus boutique 
hotel with accessory bar and coffee shop; site plan approved (Approved June 2019) 

 
  
Written Notice 
Written notice of the Zoning Commission public hearing was mailed to the owners of real property lying within 
300 feet on February 28, 2025. 
 
Posted Notice 
A sign was erected on the property not less than 10 days before the Zoning Commission public hearing date. 
 
Published Notice 
A notice of the public hearing before the City Council will be published in the Fort Worth Star Telegram at least 
15 days before the hearing. 
 
Courtesy Notice 
The following organizations were notified: emailed February 24, 2025 
 

Organizations Notified 
West Side Alliance Crestline Area NA 
Alamo Heights NA North Hi Mount NA 
Arlington Heights NA*  
Cultural District Alliance Camp Bowie District, Inc. 
Trinity Habitat for Humanity Streams and Valleys Inc. 
Fort Worth ISD  

 

Land Use Compatibility  
 
The applicant is requesting to rezone the site to “PD/MU-2” Planned Development for all uses in “MU-2” High 
Intensity Mixed-Use excluding certain uses; request maximum height of 85 ft; site plan waiver requested. 

Public Notification 

Recent Zoning History 
 

Development Impact Analysis 



 

 

Surrounding land uses include multifamily (apartments), commercial (office, retail) residential (single family 
homes), Dickies Arena and a parking lot. 
 
The proposed zoning is compatible with surrounding land uses with the caveat that the height be reduced to five 
stories.  
  

Comprehensive Plan Consistency– Arlington Heights 

 
The adopted Comprehensive Plan currently designates the subject property as Medium Industrial on the future 
land use map. “J” Medium Industrial allows for more intense uses that are not appropriate, adjacent to a 
residential neighborhood. 
 

  
 

me 
 
The proposed zoning district is appropriate in a mixed-use growth center, which is located on the  
east side of Montgomery. Neighborhood commercial type uses would be appropriate this close to the 
neighborhood. 
 

 

 
 
 
 
 



 

 

 
The proposed zoning district is not consistent with the land use designations and policies for this area. 
 

• Promote appropriate development of vacant lots, old commercial centers (greyfields), and 
contaminated sites (brownfields) within developed areas, particularly in the central city. 

• Encourage compatible development between residential and commercial properties along the west 
side of Montgomery. 

 
 
Based on lack of conformance with the future land use map designations and with the policies stated above, the 
proposed zoning is not consistent with the Comprehensive Plan.    
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Zoning Staff Report 
Date: March 12, 2025  Case Number: ZC-24-162 Council District: future 3 

 
Case Manager:  Beth Knight 
 
Owner / Applicant: PMB I20 Land LP, K. Taylor Baird / LJA Engineering, Mickey Garner 
 
Location: SE Corner of I-20 & Chapin School Rd   Acreage: 186.09 acres  

Proposed Use:           Commercial and Industrial uses 
 
Request: From: Unzoned (AX-24-017) 
  

To: "PD/G & J" Planned Development for all uses in "G" Intensive Commercial and 
"J" Medium Industrial with development standards for increased setbacks, 
parking, and fences allowed along property lines; site plan waiver requested. 

Land Use Compatibility:   Requested change is compatible 
 
Comprehensive Plan Map Consistency: Requested change is consistent 
 
Comprehensive Plan Policy Consistency: Requested change is consistent 
 
Staff Recommendation:   Approval 
 

 
1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

 
 
 

6. Zoning Map with 300 ft. Notification Area 
7. Area Map   
8. Future Land Use Map 
9. Aerial Photograph 

Zoning Map Amendment 

Request  

Recommendation 

Table of Contents 



 

 

 
The subject site is located at the southeast corner of Interstate 20 and FM 2871, and will become part of Council 
District 3. The total area is approximately 186 acres, and the site is currently undeveloped. A development 
agreement between the property owners and the City of Fort Worth was executed two years ago for the subject 
site and additional land to the south and southwest that had been part of Veale Ranch.  The property is located 
outside the city limits but within the City’s Extra-Territoral Jurisdiction (ETJ). The property owner has requested 
voluntary annexation and case will be considered by City Council on April 8, 2025. The City Council will conduct 
a public hearing on the proposed annexation request. The public hearing is an opportunity for individuals who are 
interested in the annexation to be heard. Once the required public hearing is conducted, City Council can consider 
a vote to approve the request and authorize the execution of a Municipal Services Agreement and annex the 
property into the corporate limits of the City of Fort Worth. 
 
Zoning of the site follows the Council’s annexation vote.  The site’s development agreement allowed “K” Heavy 
Industrial uses, but the applicant is requesting a Planned Development for the more restrictive “G” Intensive 
Commercial and “J” Medium Industrial zoning as a transition to existing and anticipated single family uses.  The 
site plan is requested to be waived, as the original development agreement stated the property would be developed 
in accordance with all applicable development regulations.  The following narrative was included as part of the 
applicant’s submittal package: 
 

 

 
North n/a (ETJ) / undeveloped 
East n/a (ETJ) / undeveloped 

Project Description and Background 
 

Surrounding Zoning and Land Uses 
 



 

 

South n/a (ETJ) / undeveloped 
West n/a (ETJ) / athletic facilities and single family uses 

 
• None 

 

 
300-foot Legal Notifications were mailed on February 28, 2025. 
The following organizations were emailed on February 28, 2025: 
 

Organizations Notified 
Markum Ranch Estates NA* Fort Worth ISD 
Streams and Valleys Inc Trinity Habitat for Humanity 

        *Located closest to this registered Neighborhood Association 

Land Use Compatibility  
 
The larger ETJ area has scattered development, and this segment of the ETJ which includes the subject site 
abuts undeveloped land. Rural residential uses and limited non-residential uses are found west of FM 2871 with 
undeveloped land closest to the rezoning area.  To the north, east, and south is undeveloped land, with some gas 
wells, trees, and creeks. The northern border is the Interstate 20 freeway, which provides access, and is more 
ideal for building commercial and other non-residential types of applications. The site also has access to FM 
2871, which comprises the western boundary of the tract. The original development agreement stated the 
property would be developed in accordance with all applicable development regulations; therefore, the site plan 
is requested to be waived.   
 
The proposed zoning is compatible with surrounding land uses. 

 

Comprehensive Plan Consistency – Far West Sector 
 
The 2023 Comprehensive Plan currently designates the subject property as future industrial growth center. The 
zoning types that would be in alignment with this future land use designation are “MU-2” Mixed Use, all 
commercial, and all industrial zoning districts. The proposed zoning is consistent with the future land use map 
portion of the Comprehensive Plan.  
 
The proposed zoning is consistent with the following policies of the Comprehensive Plan:  
• Coordinate future land uses and development types and intensity with the Complete Streets policy, Master 

Thoroughfare Plan, Active Transportation Plan, and Transit-Oriented Development (TOD) Plans.   
• Identify and designate on future land use maps new industrial growth centers in rapidly developing areas, 

based on proximity to existing infrastructure and key transportation intersections.   

Recent Zoning History 

Public Notification 

Development Impact Analysis 



 

 

• Locate large commercial and institutional uses adjacent to arterial streets, preferably at the intersections of 
other arterials and highways.   

• Locate large industrial uses along freight rail lines, highways, or airports within industrial growth centers and 
other appropriate locations.   
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Zoning Staff Report 
Date: February 12, 2025 Case Number: ZC-25-005                Council District: 8 

Case Manager:  Sandy Michel 
 
Owner / Applicant: Josh Eadie / Bo Trainor 
 
Site Location:            6620 & 6700 Village Pkwy, 1601 Altamesa Blvd, & 6625 Camelot Rd.         

        Acreage: 16.7 acres  
 

 
 

Proposed Use:           Cottage-style multi-family- 151 units 
 
Request: From: “ER” Neighborhood Commercial Restricted & “E” Neighborhood Commercial 

To: “PD/D” Planned Development for all uses in “D” High-Density Multifamily plus 
detached multifamily with development standards for: less than the 30' minimum 
setback along one-family district, no bufferyard plantings, and to allow fencing 
along in front of building and along the ROW, no tree canopy preservation 
requirement; site plan included. 

 

 
 
Land Use Compatibility:    Requested change is not compatible 
 
Comprehensive Plan Map Consistency: Requested change is not consistent 
 
Comprehensive Plan Policy Consistency: Requested change is not consistent 
 
Staff Recommendation:    Denial 
 

 
 

1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

a. Land Use Compatibility  
b. Comprehensive Plan Consistency 

 
 

6. Zoning Map with 300 ft. Notification Area 
7. Area Map   
8. Future Land Use Map 
9. Aerial Photograph 

Request  

Recommendation  

Table of Contents  

Zoning Map Amendment & Site Plan 
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The subject property covers approximately 16.7 acres and is located north of Altamesa Boulevard and east of 
Village Parkway (Figure 2). The property is currently undeveloped. The surrounding area includes an established 
single-family neighborhood to the north and a high school to the west. The properties to the north and east are 
outside the City of Fort Worth. However, the surrounding parcels within the city limits are zoned “E” 
Neighborhood Commercial.  
 
The applicant proposes constructing cottage-style multifamily residential buildings that would provide a total of 
151 units. More details on the proposed use can be found in the ‘Applicant’s Description’ section below. A site 
plan is included with this application as required for Planned Developments (PD) (Figure 1). According to 
ordinance 4.301.b (‘Site Plan Requirements’), a site plan is required to ensure compliance with zoning regulations 
and proper integration with the surrounding community. The site plan also demonstrates how the proposed rezone 
will impact the surrounding area. In addition, a property survey is provided that outlines the area affected by the 
requested zoning changes (Figure 3). 
 
The applicant is requesting a planned development to allow for all uses under “D” High-Density Multifamily. 
However, the applicant is requesting waivers from the design standards under “D” High-Density Multifamily, 
those waivers include:  

 

Requirement D Standards Proposed PD/D 
(Provided per site plan) 

Required 
Yards- Setback 

adjacent to 
one- or two-

family 
residential 
district *** 

Three feet for every one foot (3:1) as 
measured from slab to top of sill plate, 
or two feet for every one foot (2:1) in 
overall height when measured from 

lowest finished grade to the peak of the 
roof, whichever is greater; 30 feet 

minimum 

less than the 30' minimum setback 
along one or two-family district 

Buffer yard 

Where adjacent to one or two-family 
district, a five-foot buffer yard and 

minimum six-foot screen fence shall be 
placed on the property line and should 

be landscaped per point system 

5' buffer yard provided. 
No buffer yard plantings. 

 

Fences 

Fences shall not be located in the area 
between building facades and the 

property line. Perimeter security fencing 
is prohibited; however, security fencing 
is permitted on interior property lines. 
Solid screen fences are required when 

adjacent to a one- or two-family district 
unless adjacent to a public park or 

controlled access highway when a solid 
screening fence is not permitted and an 
open design fence shall be installed, if a 

fence is installed 

Fences along ROW  

Project Description and Background 
 

https://codelibrary.amlegal.com/codes/ftworth/latest/ftworth_tx/0-0-0-33683


 

 

Urban 
Forestry 

Must comply with 6.302(g) Urban 
Forestry ordinances requirements 

No tree canopy preservation 
proposed with additional tree 

plantings (min. 1 tree per unit = 308 
trees) 

Open Space Open Space 35% Minimum To include the front yards in the 
open space calculations 

***   A five-foot bufferyard and minimum six-foot screen fence shall be placed on the property line and should be landscaped per point 
system, see § 6.300 (b), (d), (f), (g). This regulation shall not be required when the property in the one- or two-family district is used for 
utilities, waterways, railroads or other nonresidential public use or separated by a public right-of-way of at least 300 feet in width. 
 
Applicant’s Description 
The applicant has provided a detailed project description to help us understand the reason for the request. The 
applicant has written, “This request is to rezone approximately 16.7 acres from “E - Neighborhood Commercial” 
zoning to a Planned Development (PD).  The requested PD is based on the “D – high density multifamily” zoning 
district with waivers needed for this specific development.  These waivers are found on the Site Plan. 
 
The requested use will allow for the development of a cottage style multifamily homes for rent.  This will be 
multiple units on a single lot.  This type of product is also called horizontal multi-family.  The development will 
be approximately 181 units.  Parking for these units will be a combination of open air, covered and garage style.  
These types are delineated on the Site Plan.  The development will also have open space that is spread through 
the development, an event lawn for programmed events or open play and a pool for the residents.  The 
development will be gated. 
 
The proposed Site is a combination of parcels with two ownerships. 
 
The City’s Comprehensive Plan designates the Site as being neighborhood commercial.  Surrounding the Site are 
undeveloped properties, single family properties and commercial development.  The proposed PD will provide a 
more staggered development type buffer and transition between the single family residential and commercial 
uses.  The requested cottage style multi-family will be well situated to add to the population base in this area that 
may spur future commercial development.  The additional of cottage homes further adds a level of diversity to 
the City's economic base and more options for housing. 
 
This style of development has been done in multiple locations across the country and in Fort Worth by this 
applicant.  Our history has proven that we provide quality products for a growing segment of the population.” 
 
 

https://codelibrary.amlegal.com/codes/ftworth/latest/ftworth_tx/0-0-0-38466
https://codelibrary.amlegal.com/codes/ftworth/latest/ftworth_tx/0-0-0-38357#JD_App.A6.300


 

 

 
Figure 1: Zoning Exhibit Site Plan 

 

 



 

 

Figure 2: Subject area Exhibit A 
 

 
 

 
Figure 3: Site Photos taken by staff on 2/24/25 

 

 
North: Edgecliff Village / Residential 
East: Edgecliff Village / Vacant 
South: “E” Neighborhood Commercial / Vacant 
West: “E” Neighborhood Commercial / Charter School 

Surrounding Zoning and Land Uses 
 



 

 

 
The zoning history pre-dates 2004 
 

Written Notice 
Written notice of the Zoning Commission public hearing was mailed to the owners of real property lying within 
300 feet on February 28, 2025. 
 
Posted Notice 
A sign was erected on the property not less than 10 days before the Zoning Commission public hearing date. 
 
Published Notice 
A notice of the public hearing before the City Council will be published in the Fort Worth Star Telegram at least 
15 days before the hearing. 
 
Courtesy Notice 
The following organizations were emailed on February 27, 2025: 
 

Organizations Notified 
Trinity Habitat for Humanity Streams and Valleys Inc 
Hallmark Camelot Highland Terrace 
Neighborhood Association* FWISD 
Winchester Park HOA Crowley ISD 
Everman ISD  

* Located closest to this registered Neighborhood Organization 

Land Use Compatibility  

 
As outlined in the ‘Project Description,’ the surrounding area consists of single-family neighborhoods and a high 
school. Further out, neighborhood-supported commercial uses, such as a post office, pharmacy, and gas station, 
are present. The closest grocery store is located less than two miles from the site. 
 
The applicant seeks to rezone the parcel for a 151-unit, cottage-style multifamily development under the “D” 
High-Density Multifamily zoning district, which permits up to 32 dwelling units per acre. The site plan reflects 
151 units, designed similarly to small single-family homes with shared parking areas and amenities, rather than 
being divided into platted lots. 
 
Since a Planned Development requires a site plan, this process ensures compliance with zoning regulations and 
integration with the surrounding community. The current site plan establishes a density of 10.5 units per acre, 
with all units having a height of 10’1”. The permitted building height is 36 feet, with the potential to increase to 
48 feet if setbacks exceed 250 feet from one- and two-family districts. * 

Development Impact Analysis 

Public Notification 

Recent Zoning History 
 



 

 

 
Concerns have been raised regarding waiver requests for certain development standards, particularly those that 
could negatively impact the neighborhood to the north and the local environment. Staff has concerns about the 
elimination of bufferyard planting requirements. A site visit allowed staff to assess the impact of removing tree 
plantings and its effect on the existing neighborhood. The primary concerns stem from the 15 single-family homes 
to the north (Figure 4), as granting the waiver for no tree planting may negatively affect these residences, making 
the proposed use less compatible with the surrounding area. Regarding the tree preservation waiver, staff 
conducted an impact analysis (see ‘Urban Forestry’ comments under ‘Site Plan Comments’), which concluded: 
“Staff recommends approval of the planned development language that would allow for a 0% preservation of 
canopy…” 
 
The proposed development does not include commercial uses that would support the existing neighborhood. The 
current “E” Neighborhood Commercial zoning would be more compatible with the surrounding area, as it 
encourages neighborhood-centric uses such as: 

• Retail sales 
• Banks 
• Restaurants 
• Gasoline sales 
• Bakeries 
• Beauty/barber shops 
• Bookstores 
• Healthcare services 
• Public and civic uses 

 
When considering compatibility, the existing zoning district better aligns with surrounding uses than the proposed 
Planned Development. The area includes at least five neighborhoods, and maintaining neighborhood commercial 
zoning would provide convenient services to existing residents. While a grocery store is two miles from the site, 
residents in the surrounding neighborhoods face a longer drive to access essential goods. The proposed residential 
use would increase traffic in the area, further extending travel times to the nearest grocery store. If commercial 
uses, including a grocery store, were integrated into this location, they would better serve the existing 
neighborhood and enhance local accessibility. 
 
The proposed cottage-style multifamily development is not the most suitable use for this area. The rezoning 
request does not align with the general land use patterns and zoning designations of the surrounding area. 
 
The proposed zoning is not compatible with surrounding land uses. 
 



 

 

 
Figure 4: Google image of affected single-family houses 

 
*The ordinance information used in this section can be found here. 

 

Comprehensive Plan Consistency- FLU Map and Policies 

 
The adopted Comprehensive Plan currently designates the subject property as a Neighborhood Commercial on 
the Future Land Use Map.  
 

  
 
The proposed property’s designation is consistent with the existing Neighborhood Commercial outlined in the 
Future Land Use (FLU) Map. The rezoning request to “PD/D” Planned Development for all uses in “D” High-
Density Multifamily does not align with the FLU designation, neither does the specific use proposed— Cottage-
style multi-family. The FLU category allows for the following zoning districts: 
 

• “ER” Neighborhood Commercial Restricted 

https://codelibrary.amlegal.com/codes/ftworth/latest/ftworth_tx/0-0-0-35270


 

 

• “E” Neighborhood Commercial 
• “MU-1” Low-Intensity Mixed-Use 

 
The Low-Intensity Mixed-Use (MU-1) zoning district is the closest designation to the proposed use listed on the 
FLU Map. However, MU-1 requires that at least 30% of the area within a 1,320-foot radius be dedicated to 
commercial uses to allow for 90% or more residential development. This proposal does not meet that requirement, 
further demonstrating its incompatibility with the area. Additionally, the FLU Map indicates a need for 
Neighborhood Commercial uses, not “D” High-Density Multifamily. 
 
As noted in the ‘Land-Use Compatibility’ section, the proposed rezoning for 151 units at a density of 10.5 units 
per acre does not align with the FLU map or policies. The Comprehensive Plan supports locating multifamily 
developments near public transportation, employment centers, recreation, or shopping to enhance accessibility 
and reduce traffic. Additionally, large commercial and institutional uses are best situated along arterial streets, 
ideally at major intersections, while incompatible land uses should be separated through buffers or transitional 
zones to protect existing neighborhoods. Policies also emphasize the need for more neighborhood commercial 
uses in this area, as reflected in the FLU map, reinforcing that the proposed multifamily development is not the 
best fit for this location. 
 
Key policies guiding this vision include: 
 
• Locate multifamily units within walking distance of public transportation, employment, recreation, and/or 

shopping to increase accessibility and decrease vehicular traffic.  
• Locate large commercial and institutional uses adjacent to arterial streets, preferably at the intersections of 

other arterials and highways. 
• Separate incompatible land uses with buffers or transitional uses. Some land uses have attributes such as 

height, proportion, scale, operational characteristics, traffic generated, or appearance that may not be 
compatible with the attributes of other uses. 

 
Based on conformance with the policies stated above, the proposed zoning is not consistent with the 
Comprehensive Plan FLU Map and Policies.  
 
*The ordinance information used in this section can be found here. 
  

https://codelibrary.amlegal.com/codes/ftworth/latest/ftworth_tx/0-0-0-35734


 

 

Site Plan Comments 

 
Zoning and Land Use 
 
The site plan complies with proposed plan development PD/D with the development waivers. As well as the 
zoning regulations for Site plan submissions for planned developments outlined in Ordinance 4.301.b (‘Site Plan 
Requirements’). 
  
Urban Forestry 
Reviewer: Jaclyn Ingram 
Contact: Jaclyn.Ingram@fortworthtexas.gov 
 
Analysis of Proposed Language 
 
The applicant is requesting planned development language with urban forestry standards. These standards 
include: 

• 0% preservation instead of the minimum 25% required by §6.302 
• Compliance with §6.302; minimum 1 tree per unit 
• required significant mitigation per §6.302 for any significant sized trees onsite 

This language would grant the applicant a waiver of preservation requirements of §6.302. 
 
Applicable Urban Forestry Design Standards & Guidelines  
CFW Zoning Ordinance, Ch. 6: Development Standards, Section 6.302 – Urban Forestry, Subsection G.4 
(4) General preservation methods of tree canopy. At the submission of an urban forestry plan/permit application, 
the applicant shall elect one of the following tree preservation of existing canopy compliance methods.  
a. Method “A.” Preservation of existing canopy coverage regardless of tree species:  
1. At least 25% of the existing canopy coverage must be retained, regardless of tree species, on all properties 
greater than one acre, provided however, significant or large trees must be preserved as outlined in subsection 
(g)(5) below. The existing canopy can be determined via recent air photo, on the ground survey or other approved 
method by the city forester;  
2. Property located in floodplains or located in areas that will be dedicated to public spaces may be counted toward 
the required 25% minimum retention;  
3. Calculation of all canopy coverage and retention areas will not include utility rights-of-way or easements 
covered under the rules and regulation of the public utility commission and/or Texas railroad commission;  
4. To remove more than the minimum retention will require a waiver from the urban design commission; and  
5. The overall canopy coverage percentage requirement must be met by planting the size and species of protected 
trees in Table A, Protected Trees, in subsection (l) below. 
 
Findings/Recommendations 
This parcel is currently undeveloped with approximately 21% canopy cover. Upon inspection we found the trees 
onsite to be early successional, pioneer species. If considering the upcoming proposed urban forestry ordinance 
amendment of protected vs unprotected species, these would be unprotected species and not warrant preservation.  
 
Given the property conditions of less than desirable, early successional trees onsite; planting requirements will 
be consistent with §6.302; and significant trees will be mitigated according to §6.302. Staff feels this proposed 
language aligns with the intent our urban forest ordinance goal to achieve 30% tree canopy coverage citywide 
and to promote a multi-aged urban forest. Staff recommends approval of the planned development language 
that would allow for a 0% preservation of canopy for ZC-25-005. 

mailto:Jaclyn.Ingram@fortworthtexas.gov
https://www.fortworthtexas.gov/files/assets/public/development-services/documents/urban-forestry/section-6.302-urban-forestry-combined-language-with-2021-amendment_1.pdf


 

 

 
Figure 1 – Proposed Development Existing Tree Canopy 

 
  



 

 

Supplemental Information 
Site Photos taken by Staff on 2/24/2025 

 
Taken from the end of Camelot Road facing north; arrow shows site location 

 

 
Taken from the end of Camelot Road facing east; arrow shows site location 

 



 

 

 
Taken from the USPS Post Office (1001 Altamesa Blvd) facing northwest; arrow shows site location 

 

 
Taken from the end of Camelot Road facing northeast; arrow shows site location 
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BACKYARDS BACK UP TO THE SCREENING FENCE.

PLANTINGS PROPOSED, AS THE UNITS PRIVATE 

5' BUFFER YARD PROVIDED. NO BUFFER YARD f.

ONE-FAMILY DISTRICT

DOES NOT MEET 30' MINIMUM SETBACK ALONG e.

PROJECT.

A MFD SITE PLAN WILL NOT BE REQUIRED FOR THIS d.

ORDINANCE 18615-05-2009.

TREES SHALL BE MITIGATED IN ACCORDANCE WITH 

151 TREES) REMOVAL OF SIGNIFICANT OR LARGE 

ADDITIONAL TREE PLANTINGS (MIN. 1 TREE PER UNIT = 

NO TREE CANOPY PRESERVATION PROPOSED WITH c.

OPEN SPACE REQUIREMENTS.

MULTIFAMILY 'D' REGULATIONS SHALL NOT APPLY TO 

38% PROVIDED - SECTION 4.712(D)(7)(G)(I) OF b.

BETWEEN BUILDING FACADES AND PROPERTY LINE.

REAR YARD SETBACKS AND WITHIN THE AREA 

EASEMENTS SHALL BE ALLOWED IN FRONT, SIDE, AND 

FENCES, GATES, PARKING, AND ACCESS DRIVES/ a.

WITH THE FOLLOWING VARIANCES:

ACCORDANCE WITH THE "D" DISTRICT STANDARDS, 

THIS REQUEST FOR A PLANNED DEVELOPMENT IS IN 7. 

STONE, STUCCO, AND FIBER CEMENT SIDING.

MATERIALS INCLUDE: BRICK, STONE, SYNTHETIC 

PROVIDE ARCHITECTURAL VARIETY. ALLOWABLE 

MATERIALS AND COLORS SHALL BE INCORPORATED TO 

VARIATION OF ROOF ELEVATIONS AND EXTERIOR WALL 6. 

WALL.

DUMPSTERS WILL BE SCREENED WITH A MASONRY 5. 

LANDSCAPING.

THIS PROJECT WILL COMPLY SECTION 6.301 4. 

ALL SIGNS SHALL CONFORM TO ARTICLE 4.3. 

CITY OF FORT WORTH LIGHTING CODE.

ALL PROVIDED LIGHTING SHALL CONFORM TO THE 2. 

STANDARDS APPLY TO DETACHED MULTIFAMILY ONLY.

WAIVER TO MFD SUBMISSION; AND DEVELOPMENT 

FOR ALL USERS IN "D" HIGH DENSITY MULTIFAMILY;  

PROPOSED ZONING: PD/D PLANNED DEVELOPMENT 1. 

GENERAL NOTES:



Requirement D Standards
Proposed PD/D

(Provided per site plan)

Density Maximum 32 units per acre Complies. 10.5 units per acre provided

Height Maximum height of 36' Complies. 10' 1" top plate height provided

Rear Yard: 5' Min Complies. 20' provided building setback

Interior Side Yard: 5' Min Complies. 10' provided building setback

Corner lot side yard: 10' Min adjacent to street Complies. Village Parkway: 25' provided building setback

Setback Adjacent to one or two-family residential
districts:

- Three feet for every one foot (3:1) as measured
from slab to top of sill plate, or two feet for every
one foot (2:1) in overall height when measured
from lowest finished grade to the peak of the
roof, whichever is greater; 30 feet minimum

Does not meet 30' minimum setback along one-family
district. (Requires Development Regulation Standard)

- 1:1 setback with a 10 foot minimum setback for
one-story garages and carports

Complies

- 20 foot minimum setback for dumpster
enclosures and one-story accessory structures

Complies

Buffer yard
Where adjacent to one or two-family district, a
five foot buffer yard and minimum six foot screen
fence shall be placed on the property line and
should be landscaped per point system

5' buffer yard provided.
No buffer yard plantings proposed, as the units private

backyards back up to the screening fence. (requires
Development Regulation Standard)

Fences

Fences shall not be located in the area between
building facades and the property line. Perimeter
security fencing is prohibited; however, security
fencing is permitted on interior property lines.
Solid screen fences are required when adjacent
to a one or two family district unless adjacent to
a public park or controlled access highway when
a solid screening fence is not permitted and an
open design fence shall be installed, if a fence is
installed

Fence shown between buildings and ROW along
Altamesa Blvd and Village Parkway (requires

Development Regulation Standard)

Minimum Parking
Requirements

1 space per bedroom; 1 space per 250 square
feet of office/amenity area

Spaces required: 313 Spaces

Complies: 326 provided

Open Space 35% Minimum

38% Provided - Section 4.712(d)(7)(g)(i) of Multifamily
'D' regulations shall not apply to open space

requirements. (requires Development Regulation
Standard)

Landscaping Must meet 20 points of enhances landscaping Meets 20 points of Enhanced Landscaping

Urban Forestry
Must comply with 6.302(g) Urban Forestry

ordinances requirements

No tree canopy preservation proposed with additional
tree plantings (min. 1 tree per unit = 151 trees) (requires

Development Regulation Standard) Removal of
significant or large trees shall be mitigated in accordance

with ordinance 18615-05-2009.

Building Orientation
Buildings located on public streets must face the

street with the longest length of the building
placed parallel/adjacent to the street.

Buildings are facing the street

Façade Variation Must meet selection of façade variation elements Will be reviewed upon building permit submittal

Multifamily Design
Standards

Submit MFD plan to meet standards
MFD/URD Submittal not required (Requires

Development Regulation Standard)

Required Yards

Front Yard: 20' Min
Complies.

Altamesa Blvd : 30' provided building setback
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Zoning Staff Report 
Date: March 12, 2025 Case Number: ZC-25-008                Council District: 5 

Case Manager:  Ana Alvarez 
 
Owner / Applicant: Riverbend Investment 1/Kenneth Newell, Newell Properties 
 
Site Location: 7900 Trinity Blvd (approx. 100 feet south of Saranc Trail and Thames Trail) 
 
Acreage: 39.345 
 

 
 

Proposed Use: Single Family 
 

Request: From: “PD-224” "PD/SU" Planned Development/Specific Use for all existing zoning 
categories plus sand and gravel mining  

 To: “TL-N” Trinity Lakes Form-Based Code – Neighborhood Zone. 
 

 
 
Land Use Compatibility:    Requested change is compatible 
 
Comprehensive Plan Map Consistency: Requested change is consistent 
 
Comprehensive Plan Policy Consistency: Requested change is consistent 
 
Staff Recommendation:    Approval 
 

 
 

1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

a. Land Use Compatibility  
b. Comprehensive Plan Consistency 

6. Zoning Map with 300 ft. Notification Area 
7. Area Map   

8. Future Land Use Map 
9. Aerial Photograph 

Request  

Recommendation  

Table of Contents  

Zoning Map Amendment & Site Plan 

mailto:ana.alvarez@fortworthtexas.gov


 

 

 
The subject property, encompassing approximately 39.345 acres, is currently vacant. The property is located 
approximately 100 feet south of Saranc Trail and Thames Trail.  This property is closely connected to residential 
communities to the north and further east, which were rezoned as "A-5" and “R1” over the past two decades. This 
proposed rezoning can be viewed as an extension of the existing residential development which aligns with the 
surrounding land uses (R1, A-5) and the City’s Comprehensive Plan.  
 
The Trinity Lakes Form-Based District was established in 2012 in order to encourage economic development 
within East Fort Worth to accompany a growing residential market base. The district is intended to be a pedestrian 
oriented neighborhood with a mix of uses that can conveniently access shopping, employment, housing and retail 
services.   
 
The Trinity Lakes – Neighborhood Zone District (TL-N) will provide a variety of residential lot sizes within the 
area. It will allow lots to have smaller front setbacks and other design standards that encourage green space.  
 

 
Figure 1 Residential Court/Green space between residences within developing TL-N districts 

In some areas, it will also require garages to be located at the rear of homes, accessed via a side driveway. This 
district was created to serve as a transition between residential neighborhoods and commercial zones. Examples 
of these lot types and the Neighborhood Zone design standards can be found just south of Trinity Blvd (Figure 5) 
and east of Precinct Line Rd.  
 
From the Trinity Lakes Development Code: 
4.2.6 Neighborhood – The Neighborhood Zone is intended to provide for a range of residential uses and building 
types (low-density apartments, live-work, townhouses, multi-unit homes, patio homes, cottage homes, estate 
homes, etc.) along the southern edge of the Trinity Lakes Development. Development will connect to the existing 
regional trail network and allow that network to feed into the local trails of Trinity Lakes. The open space to the 

Project Description and Background 
 



 

 

south is envisioned as an amenity and provides exposure to the trail system in order for it to be used in a 
meaningful way. Development within the Neighborhood Zone shall meet the Building Form and Development 
Standards in Section 6.6 of this TLD Code. 
 
During the February 20th Urban Design Commission hearing, the commissioners voted on whether to recommend 
approval or denial of the expansion of the Trinity Lakes form-based code. There was a motion made to approve, 
which passed 9-0 unanimously.   
 

 
Figure 2 Google Aerial of site and terrain 



 

 

 
Figure 3 Site Survey (provided by applicant) 

 
Figure 4 Master Plan Vision exhibit (provided by applicant to UDC) 

 



 

 

 
Figure 5 Example of the TL-N single family buildout adjacent to A-5 single family. 

 
Figure 6 Trinity Lakes Neighborhood Zone Building Placement 

 
Figure 7 Trinity Lakes Neighborhood Zone Parking and Service Areas 



 

 

 
Figure 8 Existing and Future Land Use Map 

 
Figure 9 2002 Zoning Diagram (ZC-02-274).  

Configuration of lots will change greatly from this plan. All City requirements for development apply 
 
 
 
 
 
 



 

 

 
North “R1” Zero Lot Line/Cluster / Single family residences 
East “AG” Agricultural, “A-5” One-Family / Approx. 340 feet of vacant land and a one-family 

subdivision 
South “PD-224” "PD/SU" Planned Development/Specific Use for all existing zoning categories plus 

sand and gravel mining (See staff report) / Mitigation land includes trees, lakes, Trinity Trails and 
River 

West “PD-224” "PD/SU" Planned Development/Specific Use for all existing zoning categories plus 
sand and gravel mining (See staff report) / Mitigation land includes trees, lakes, Trinity Trails and 
River 

 
• ZC-02-274. 8100-8400 Trinity Boulevard. APPROVED 12/10/02. 

The City Council approved the application to rezone the previous 54.3-acre lot from PD-224 (Planned 
Development/Specific Use for All Existing Zoning Categories) to “A-5” (One-family Residential).    
 

• ZC-02-190.  8200-8300 block of Trinity Boulevard. APPROVED 9/10/02. 
From "AG" Agricultural and "PD-224" Planned Development Specific Use for all existing zoning categories 
("I" Light Industrial and "IP" Industrial Park for subject property) plus sand and gravel mining subject to 
conditions to "A-5" One Family and "E" Neighborhood Commercial.  
 

• ZN-99-025. 8500 block of Trinity Boulevard (190 acres). APPROVED 3/11/99. 
From "PO 224" Planned Development Specific Use for all existing zoning categories plus sand and gravel 
mining subject to conditions to "A" One Family for Tarrant Acquisition Ltd.  
 

• ZN-96-128 I SP-96-022 I PD 224. 7900 - 8800 Block of Trinity Boulevard. APPROVED 12/12/96. 
"I" Light Industrial, "G" Intensive Commercial, "0-2" Floodplain (Inactive district), "IP" Industrial Park 
(Inactive district), "C" Medium Density Multi-Family, "AG" Agricultural, "E" Neighborhood Commercial 
and "PO 4 7" Planned Development to "PD/SU" Planned Development Specific Use for all existing zoning 
categories plus sand and gravel mining subject to conditions for Tarrant Aggregate Corporation. 
 
 

300-foot Legal Notifications were mailed on February 28, 2025. 
The following organizations were notified: (February 26, 2025) 
 

Organizations Notified 
Historic Randol’s Mill Valley Alliance, Inc. River Trails HOA 
Lakes of River Trails South HOA East Fort Worth, Inc. 
Streams And Valleys Inc Trinity Habitat for Humanity 
East Fort Worth Business Association Fort Worth ISD 
HEB ISD  

* Located within a registered Neighborhood Organization 

Surrounding Zoning and Land Uses 
 

Public Notification 

Recent Zoning History 
 



 

 

 

Land Use Compatibility  
 
The applicant is proposing to change the zoning from “PD-224” “PD/SU” Planned Development/Specific Use for 
all existing zoning categories plus sand and gravel mining to “TL-N” Trinity Lakes Neighborhood District. 
Surrounding land uses are primarily single family to the north and further east, with vacant mitigation land 
including trees, lakes, Trinity Trails and River that are part of the mining property to the west and south. 
 
The proposed zoning is compatible with surrounding land uses. 
 

Comprehensive Plan Consistency - FLU Map and Policies 
 
The 2023 Comprehensive Plan designates the subject property primarily as Single Family Residential and open 
space.  The proposed rezoning allows for the single-family residential type of build-out.  The policies below apply 
to this development: 
 

• Promote a desirable combination of compatible residential, office, retail, and commercial uses in the 
mixed-use zoning districts of the Oakland Corners Urban Village, Historic Handley Urban Village, 
and the Trinity Lakes form-based code district.  

• Expand and enhance the public hike & bike trail system between Downtown Fort Worth and 
Downtown Dallas. Connect neighborhoods to the expanded Trinity Trails system. 

• Encourage the use of floodplains for agricultural or recreational uses, including hike & bike trails. 
• Encourage the protection of mature woodlands, riparian corridors, and other sensitive natural areas, 

while incorporating protected woodland areas as amenities in new developments. 
 

 
 

 
Based on the conformance with the future land use map and policy stated above, the proposed zoning is consistent 
with the Future Land Use Map and Comprehensive Plan Policies 

  
 
 

Development Impact Analysis 
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Zoning Staff Report 
Date: March 12, 2025 Case Number: SP-25-003 Council District: 6 

 
 Case Manager:  Dave McCorquodale 
 
Owner / Applicant: Kevin Afkami, Make SM, Inc. / Andrew Yeoh, Triangle Engineering 
 
Site Location:             7601 Summer Creek Drive        Acreage:  0.755 acres  
 

 
 

Proposed Use:           Drive-Thru Restaurant  
 
Request: To: Add site plan in “PD 246” Planned Development for all uses in “E” Neighborhood 

Commercial excluding tattoo parlor and massage parlor with development standards on 
file with Development Services Department for a restaurant. 

 

 
 

Staff Recommendation:  Approval 
 

 
 

1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

a. Site Plan Comments 

6. Zoning Map with 300 ft. Notification Area 
7. Site Plan 
8. Area Map   
9. Future Land Use Map 
10. Aerial Photograph  
 

Request  

Recommendation  

Table of Contents  

Site Plan 
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The property is located northeast of the intersection of Summer Creek Drive and Sycamore School Road. The 
current zoning of this site is Planned Development PD 246, which was approved in 2002 to allow all uses in “E” 
Neighborhood Commercial, excluding tattoo and massage parlors; site plan required. Although the zoning was 
approved in 2002, commercial development within the PD area did not begin until 2018. Roughly 50% of the 
area within the PD is developed. The applicant is submitting the required site plan for 7601 Summer Creek Drive 
to allow development of a new drive-thru restaurant. 
 
The site plan depicts a 3,600-square foot restaurant building with a drive-thru lane and a 500-square foot patio 
space. Canyon Park Drive, an access easement, connects to Summer Creek Drive and provides access to this site 
and surrounding properties. 41 off-street parking spaces are being provided to meet minimum ordinance 
requirements. The site plan complies will all requirements for “E” Neighborhood Commercial zoning and no 
waivers or specific development standards are being requested.  
 
All immediately surrounding properties are also located within PD 246. There is existing commercial 
development to the south of this site that includes a drive-thru coffee shop, restaurant, nail salon, dentist office, 
and animal clinic. There are two parcels to the north of the site. A 1.7-acre parcel with frontage on Summer Creek 
Drive is currently vacant and a 1.1-acre parcel with recently-built office/professional development is situated 
between the subject property and existing one-family development to the north. 
 

 
North PD 246 / vacant & office/professional 
East PD 246 / vacant  
South PD 246 / retail center; “E” Neighborhood Commercial / drive-thru coffee shop    
West PD 823 / apartment complex, convenience store and gas station  

 

 
• ZC-02-270: Established PD 246 for all uses in “E” Neighborhood Commercial excluding tattoo and massage 

parlor; site plan required. 
 

• SP-22-005: drive-thru restaurant (7601 Summer Creek Drive) *not built 
 
 

 
Written Notice 
Written notice of the Zoning Commission public hearing was mailed to the owners of real property lying within 300 feet 
were mailed on February 28, 2025. 
 
Posted Notice 

Project Description and Background 
 

Surrounding Zoning and Land Uses 
 

Public Notification 

Recent Zoning History 
 



 

 

A sign was erected on the property not less than 10 days before the Zoning Commission public hearing date. 
 
Published Notice 
A notice of the public hearing before the City Council will be published in the Fort Worth Star Telegram at least 15 days 
before the hearing. 
 
Courtesy Notice 
The following organizations were emailed on February 26, 2025: 
 

Organizations Notified 
Ridgeview Estates HOA Villages of Sunset Pointe HA 
Summer Creek Meadows HA*  District 6 Alliance  
Streams and Valleys Inc. Trinity Habitat for Humanity 
Ladera Tavolo Park Condominiums Crowley ISD 
CandleRidge West HA Summer Creek HA 
Fort Worth ISD  

 
* Located within this registered Neighborhood Association 

Site Plan Comments 
 
Zoning and Land Use 
• Please update the following items on the site plan:  

o Revise signature block to read “Director of Development Services” instead of “Director of Planning 
and Development.”  

o Add the zoning case number: SP-25-003.  
o Canyon Park Drive is a named easement. Please label this on the site plan.  
o Correct the zoning labels for surrounding properties to be “PD 246” Planned Development for “E” 

Neighborhood Commercial Uses.  
• Comments addressed with revised site plan submitted 03/04/25 
 
 
(Comments made by Platting (Subdivision Ordinance), Transportation/Public Works, Fire, Park & 
Recreation, and Water Department staff cannot be waived through the Zoning Commission and City Council.  
Approval of the zoning site plan does not constitute the acceptance of conditions.) 

Development Impact Analysis 
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TRAFFIC ARROW

DUMPSTER

X

DOMESTIC WATER METER

IRRIGATION METER

BUILDING SETBACK

LANDSCAPE AREA

B.S.

L.A.

FLOOD NOTES:

THIS IS TO CERTIFY THAT NO PORTION OF THE SUBJECT PROPERTY SHOWN

HEREON LIES WITHIN THE 100 YEAR FLOOD HAZARD AREA AS SHOWN ON

THE FLOOD INSURANCE RATE MAP, COMMUNITY PANEL NO. 48439C0295K,

DATED 09-25-2009.  THE PROPERTY IS LOCATED IN ZONE "X"(AREAS

DETERMINED TO BE OUTSIDE THE 0.2% ANNUAL CHANCE FLOODPLAIN).

BENCHMARKS:

1. SQUARE WITH AN "X" CUT ON STORM DRAIN INLET BOX, ON THE WEST SIDE OF SUBJECT

PROPERTY, APPROXIMATELY ± 59' NORTHEAST DIRECTION OF THE CENTER OF STORM

DRAIN INLET.

ELEVATION = 801.22'

2. SQUARE WITH AN "X" CUT ON STORM DRAIN INLET BOX ON NORTHEAST SIDE OF SUBJECT

PROPERTY, APPROXIMATELY ± 21' SOUTHEAST DIRECTION OF A SANITARY SEWER

MANHOLE.

ELEVATION = 753.14'

TOTAL PROVIDED PARKING

PROPOSED USE

NUMBER OF LOTS 

EXISTING LAND USE 

EXISTING ZONING 

NET ACREAGE

PROPOSED BUILDING AREA

RESTAURANT

1

VACANT

E-NEIGHBORHOOD COMMERCIAL

0.7552 ACRES OR 32,895 S.F.

3600 S.F.

SITE DATA SUMMARY

PARKING REQUIRMENT 1 SPACE PER 100 G.F.A.

41

TOTAL REQUIRED PARKING 41

PROPOSED PATIO AREA 500 S.F.

PROJECT  CONTACT LIST

OWNER

THE REVENUE AVE.LLC

6424 COLLEYVILLE BLVD, SUITE 120

COLLEYVILLE, TX 76034

KEVIN AFKAMI

469-363-3222

KEVIN@MAKESM.COM

SURVEYOR

TRAVERSE LAND SURVEYING LLC

14200 MIDWAY ROAD, SUITE 130

DALLAS, TX 75244

MARK NACE

469-784-9321

MARKNACE@TRAVERSELANDSURVEYING.COM

LANDSCAPE ARCHITECT

GREEN SPOT STUDIO

1784 W. MCDERMOTT DR, SUITE 110

ALLEN, TX. 75013

CHRIS TRONZANO

469-369-4448

CHRIS@STUDIOGREENSPOT.COM

ENGINEER

TRIANGLE ENGINEERING LLC

1782 MCDERMOTT DR.

ALLEN, TX 75013

ANDREW YEOH

469-213-2804

AYEOH@TRIANGLE-ENGR.COM

VICINITY MAP

N.T.S.

MAPSCO ~ 59 X

BOUNDARY CURVE DATA

CURVE NO.

C1

RADIUS CHORD BEARING CHORD DISTANCELENGTH DELTA

50' N 77°13'46" E 25.42'25.70' 29°27'09"

BOUNDARY LINE DATA

LINE NO.

L1

BEARING DISTANCE

S 88°03'30" E 61.16'

Know what's below.

Call before you dig.

TX. P.E. FIRM #11525

T: 469.331.8566 F: 469.213.7145 E: info@triangle-engr.com

W: triangle-engr.com O: 1784 McDermott Drive, Suite 110, Allen, TX 75013

Planning      Civil Engineering      Construction Management

Scale: 1" =      ' Feet

0

20

40

C-3.0

SITE GENERAL NOTES

1. ALL CONSTRUCTION SHALL BE IN STRICT ACCORDANCE WITH THE CITY OR LOCAL JURISDICTION STANDARDS.

2. THE LOCATION OF UNDERGROUND UTILITIES INDICATED ON THE PLANS IS TAKEN FROM AS-BUILTS, UTILITY PLANS OR SURVEY. IT IS THE

CONTRACTOR'S RESPONSIBILITY TO MAKE ARRANGEMENTS WITH THE OWNERS OF SUCH UNDERGROUND UTILITIES PRIOR TO WORKING

IN THE AREA TO CONFIRM THEIR EXACT LOCATION AND TO DETERMINE WHETHER ANY ADDITIONAL UTILITIES OTHER THAN THOSE

SHOWN ON THE PLANS MAY BE PRESENT. THE CONTRACTOR SHALL PRESERVE AND PROTECT ALL UNDERGROUND UTILITIES. IF EXISTING

UNDERGROUND UTILITIES ARE DAMAGED, THE CONTRACTOR WILL BE RESPONSIBLE FOR THE COST OF REPAIRING THE UTILITY.

3. WHERE EXISTING UTILITIES OR SERVICE LINES ARE CUT, BROKEN OR DAMAGED, THE CONTRACTOR SHALL REPLACE OR REPAIR THE

UTILITIES OR SERVICE LINES WITH THE SAME TYPE OF ORIGINAL MATERIAL AND CONSTRUCTION, OR BETTER, UNLESS OTHERWISE

SHOWN OR NOTED ON THE PLANS, AT HIS OWN COST AND EXPENSE. THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE ENGINEER AT

ONCE OF ANY CONFLICTS WITH UTILITIES.

4. ALL EXCAVATIONS, TRENCHING AND SHORING OPERATIONS SHALL COMPLY WITH THE REQUIREMENTS OF THE U. S. DEPARTMENT OF

LABOR, OSHA, CONSTRUCTION SAFETY AND HEALTH REGULATIONS AND ANY AMENDMENTS THERETO.

5. THE CONTRACTOR SHALL RESTORE ALL AREAS DISTURBED BY CONSTRUCTION TO ORIGINAL CONDITION OR BETTER. RESTORED AREAS

INCLUDE, BUT ARE NOT LIMITED TO TRENCH BACKFILL, SIDE SLOPES, FENCES, DRAINAGE DITCHES, DRIVEWAYS, PRIVATE YARDS AND

ROADWAYS.

6. ANY CHANGES NEEDED AFTER CONSTRUCTION PLANS HAVE BEEN RELEASED, SHALL BE APPROVED BY THE CITY ENGINEER. THESE

CHANGES MUST BE RECEIVED IN WRITING.

7. THE CONTRACTOR SHALL PROVIDE "RED LINED" MARKED PRINTS TO THE ENGINEER PRIOR TO FINAL INSPECTION INDICATING ALL

CONSTRUCTION WHICH DEVIATED FROM THE PLANS OR WAS CONSTRUCTED IN ADDITION TO THAT INDICATED ON THE PLANS.

8. ALL CURB RADII TO BE 10' OR 2' UNLESS OTHERWISE NOTED ON THE SITE PLAN.

GENERAL NOTES:

1. ALL SIGNS SHALL CONFORM TO THE CITY OF FORT WORTH ARTICLE 4, SIGNS.

2. PROJECT WILL COMPLY CITY OF FORT WORTH LIGHTING ORDINANCE. ZERO FOOT CANDLE AT

PROPERTY LINE.

3. PROJECT WILL COMPLY WITH SECTION 6.301 & 6.302 CITY OF FORT WORTH LANDSCAPING &

URBAN FORESTRY ORDINANCE.

4. THE PROPOSED BUILDING WILL COMPLY "PD" ARCHITECTURAL STANDARDS.

5. THE PROPOSED BUILDING SHALL BE DESIGNED IN COMPLIANCE WITH SOUND ATTENUATION.

6. ANY BUILDING AND PARKING LOT LIGHTING SHALL BE DIRECTED AWAY AND DOWNWARD OF

ANY RESIDENTIAL DISTRICT.

REQUIRED HANDICAP PARKING 2

SITE PLAN

0.7552 AC. LOT 6, BLOCK 1

COLUMBUS TRAIL ADDITION

CITY OF FORT WORTH,

TARRANT COUNTY, TEXAS 76123

DIRECTOR OF PLANNING & DEVELOPMENT DATE

ZONING CASE No.______________________

BOUNDARY LINE

ADJOINER BOUNDARY LINE

EASEMENT LINE (AS NOTED)

WATER LINE 

STORM DRAIN LINE (AS NOTED)

SANITARY SEWER MAN HOLE

WATER VALVE

GAS VALVE

SANITARY SEWER LINE 

OVERHEAD ELECTRIC LINE

FIRE HYDRANT

TRAFFIC SIGNAL BOX

WATER METER

ELECTRIC PEDESTAL

SET IRON ROD (AS NOTED)

"X" CUT FOUND

"X" CUT SET

FOUND IRON ROD (AS NOTED)

STORM MAN HOLE

LIGHT POLE

POWER POLE

CONTROL MONUMENT

TELEPHONE MANHOLE

BENCH MARK

OFFICIAL PUBLIC RECORDS

TARRANT COUNTY, TEXAS

SANITARY SEWER CLEANOUT

TRAFFIC SIGNAL CONTROL BOX

MAILBOX

EASEMENT ENCROACHMENT

DOC No. D219165299

O.P.R.T.C.T.

DEED RECORDS

TARRANT COUNTY, TEXAS

UNDERGROUND UTILITIES (SUE)

NOT TO SCALE

EXISTING LEGEND

BUILDING HEIGHT (STORY) TBD (1 STORY)

 RESTAURANT

7601 SUMMER CREEK DRIVE

CITY OF FORTWORTH

TARRANT COUNTY, TEXAS 76123

SITE PLAN

LOT COVERAGE 10.33%

FLOOR AREA RATIO
0.103

PROVIDED HANDICAP PARKING 2

LAND DESCRIPTION

BEING ALL OF LOT 6, BLOCK 1, COLUMBUS TRAIL ADDITION, AN ADDITION TO

THE CITY OF FORT WORTH, TARRANT COUNTY, TEXAS, SITUATED IN THE

JOHN VAN LENT SURVEY, ABSTRACT NO. 1871 ACCORDING TO THE PLAT

RECORDED IN DOCUMENT NO. D219076133, OFFICIAL PUBLIC RECORDS,

TARRANT COUNTY, TEXAS, (O.P.R.T.C.T.)., AS CONVEYED TO REVENUE

AVENUE AND RECORDED IN DOCUMENT NO. D2170043355, O.P.R.T.C.T.
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Zoning Staff Report 
Date: March 12, 2024 Case Number: SP-25-004                Council District: 9 

                 
Case Manager:  Sandy Michel 
 
Owner / Applicant: Riokim Montgomery, LP/ Felipe Rocha, Atwell, LLC/ Bassam Abusad, JLL 
 
Site Location:             549 Carroll Street         Acreage: 1.31 acres  
 

 
 

Proposed Use:           To alter parking, drive areas, & dual drive-thru lanes; to add 212 sq. ft. to the Chick-fil-a 
 
Request: Amend restaurant site plan in PD 574 Planned Development for all uses in “MU-2” Mixed-

Use with “DD” Demolition Delay to demo concrete parking, drive areas, create dual drive 
thru lanes and add 212 sf. 

 

 
 
Staff Recommendation:  Approval 
 

 
 

1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
3. Recent Zoning History 
4. Public Notification  
5. Site Plan Comments 

6. Zoning Map with 300 ft. Notification Area 
7. Site Plan 
8. Area Map   
9. Future Land Use Map 
10. Aerial Photograph

Request  

Recommendation  

Table of Contents  

Zoning Map Amendment 

mailto:Sandy.Michel@fortworthtexas.gov


 

 

 
The applicant is seeking approval to add the site plan to PD 574, as shown in Figure 1. The property is located 
within the Montgomery Plaza shopping center and spans a total of 1.31 acres, affecting only the Chick-fil-A 
within the planned development (see Figure 2). This site plan request does not propose any changes to the current 
planned development. A site plan is required for this PD under ordinance 4.301.b (‘Site Plan Requirements’), to 
ensure compliance with zoning regulations and proper integration with the surrounding community (Figure 1). 
The purpose of this site plan is to (refer to Figure 1; the numbers correspond with the details below): 
 

1. Alter the current parking lot located behind the building,  
2. Give an additional drive access to help elevate traffic,  
3. Re-design drive-thru lanes by adding a lane;  
4. To add 212 sq. ft. on the east side of the building.  

 
The proposed site plan changes apply to an existing building within the High-Intensity Mixed-Use (MU-2) zoning 
district, which requires compliance with additional form-based standards (see ‘Site Plan Comments’ for details). 
If approved, staff will assess the Chick-fil-A within the Planned Development to determine its alignment with the 
"PD/MU-2" designation, using the applicability chart for existing buildings in this zoning district. For a detailed 
scope of work, please refer to the ‘Applicant’s Description.’ 
 
Applicant’s Description 
The applicant has provided a detailed description of their proposed project: “The Project will consist of interior and exterior 
site improvements to an existing Chick-Fil-A Restaurant located at 549 Carroll Street. The site is currently zoned as PD57 
4 and surrounded by adjacent commercial developments.  
 
The improvements to the site will include a small building expansion, an additional Drive Thru order lane (3 total), and an 
additional Drive-Thru meal delivery lane (2 total). The parking lot will be modified and reconfigured to work efficiently 
with the revised drive thru layout. Also proposed is an additional site entry from the shopping center shared drive on the 
west.”  
 

Project Description and Background 
 

https://codelibrary.amlegal.com/codes/ftworth/latest/ftworth_tx/0-0-0-33683


 

 

 
Figure 1: Proposed Site Plan 
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Figure 2: Site Photos 

 

 
North: “PD-574” High-Intensity Mixed-Use (MU-2)/ Target 
East: “PD-574” High-Intensity Mixed-Use (MU-2)/ Parking Lot 
South “PD-574” High-Intensity Mixed-Use (MU-2)/ Montgomery Plaza 
West: “PD-574” High-Intensity Mixed-Use (MU-2)/ Bank 

 
• SP-10-005: WITHDRAWN Kimco Montgomery Plaza LP; Target Corp; Amend site plan for Lot 4R 
• The planned development PD-574 pre-dates 2004 
 

 
Written Notice 
Written notice of the Zoning Commission public hearing was mailed to the owners of real property lying within 
300 feet on February 28, 2025. 
 
Posted Notice 
A sign was erected on the property not less than 10 days before the Zoning Commission public hearing date. 

Surrounding Zoning and Land Uses 
 

Public Notification 

Recent Zoning History 
 



 

 

 
Published Notice 
A notice of the public hearing before the City Council will be published in the Fort Worth Star Telegram at least 
15 days before the hearing. 
 
Courtesy Notice 
The following organizations were emailed on February 27, 2025: 
 

Organizations Notified 
Streams And Valleys Inc Trinity Habitat for Humanity 
West 7th Neighborhood Alliance Cultural District Alliance 

 
* Located within this registered Neighborhood Association  

 

Site Plan Comments  
 
Zoning 
The site plan meets the Planned Development site plan requirements outlined in Ordinance 4.301.b (‘Site Plan 
Requirements’). However, certain standards outlined in Ordinance 4.1302 for High-Intensity Mixed-Use (MU-
2) zoning have not been fully addressed. 
 
Some of the MU-2 standards could not be evaluated due to missing information but will require further review. 
 

o Applicability:  
 Additional information is needed, but if the site plan receives formal approval from City 

Council, the applicability chart will serve as the guideline for the complete site plan.

 

Development Impact Analysis 



 

 

o Landscaping in Parking and Driveway Areas- The MU-2 district is intended to create a public 
environment in which pedestrian safety, interest, and comfort are paramount. Therefore, parking 
areas that front public streets and pedestrian pathways shall be screened to minimize pedestrians’ 
view of parked vehicles and the impact of vehicle headlights. 
 Urban Forestry- Developments with surface parking lots must provide 40% canopy 

coverage over new, expanded, or reconstructed surface parking. Submission of applicable 
urban forestry plans for review shall comply with Section 6.302 (g), Urban Forestry 
Plan/Permits. 

• This standard requires clarification, as the current site plan does not indicate any tree canopy for the new 
parking lot. 

o Facade Variation Requirements 
 Fenestration, Per Ord. 4.713.g.3- Intent: Providing fenestration encourages interaction 

between the pedestrian and the ground-story space. The intent of requiring clear fenestration 
is to allow pedestrians to view activities inside the building or displays related to those 
activities 

  
• This standard requires clarification, as elevation is required to review this standard.  

 
 
 
  



 

 

Supplemental Information 
Site Photos taken by Staff on 2/24/2025 

 
Taken from behind Chick-fil-a; arrow shows site location 

 

 
Taken from behind Chick-fil-a; arrow shows site location 

 



 

 

 
Taken from the front of Chick-fil-a; arrow shows site location 

 

 
Taken from behind Chick-fil-a; arrow shows site location 
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Applicant: 
Address:
Zoning From:
Zoning To:
Acres:
Mapsco:
Sector/District:
Commission Date:
Contact:

Riokim Montgomery LLC by Atwell LLC

Text
1.31
Site Plan for drive-thru restaurant
PD 547/DD for MU-2 uses
549 Carroll Street

817-392-2806
3/12/2025
Arlington_Heights

Created: 2/20/2025  12:44:08 PM
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Atlanta, Georgia
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1. CITY BENCHMARK COFW 6522
ELEV: 540.50'

2. CITY BENCHMARK COFW 6523
ELEV: 537.79'

3. BENCHMARK  NO. 1
FROM THE MOST NORTHWESTERLY CORNER
SOUTH 35.36 FEET THENCE EAST 33.55 FEET
TO A "SQUARE CUT X" IN CONCRETE.
ELEV: 540.68'
N: 2321334.06
E: 6959863.55

4. BENCHMARK NO. 2
FROM THE MOST SOUTHEASTERLY CORNER
19.40 FEET THENCE WEST 19.91 FEET TO A
"SQUARE CUT X" IN CONCRETE.
ELEV: 542.68
N: 2321516.18
E: 6959647.54

EXISTING PROPERTY LINE

EXISTING RIGHT-OF-WAY

6" CURB AND GUTTER

SITE LEGEND

EXISTING TREE

ROLLOVER CURB

NOTICE:

C

Know what's below.
      Call before you dig.
THE LOCATIONS OF EXISTING UNDERGROUND
UTILITIES ARE  SHOWN IN AN APPROXIMATE

WAY ONLY AND HAVE NOT BEEN
INDEPENDENTLY VERIFIED BY THE OWNER OR ITS

REPRESENTATIVE.  THE CONTRACTOR SHALL
DETERMINE THE  EXACT LOCATION OF ALL
EXISTING UTILITIES BEFORE  COMMENCING

WORK, AND AGREES TO BE FULLY  RESPONSIBLE
FOR ANY AND ALL DAMAGES WHICH MIGHT BE

OCCASIONED BY THE CONTRACTOR'S FAILURE TO
EXACTLY  LOCATE AND PRESERVE ANY AND ALL

UNDERGROUND  UTILITIES.

COPYRIGHT        2025 ATWELL LLC NO
REPRODUCTION SHALL BE MADE WITHOUT THE

PRIOR WRITTEN CONSENT OF ATWELL LLC

CONSTRUCTION SITE SAFETY IS THE SOLE
RESPONSIBILITY OF THE CONTRACTOR; NEITHER

THE OWNER NOR THE ENGINEER SHALL BE
EXPECTED TO ASSUME ANY RESPONSIBILITY FOR
SAFETY OF THE WORK, OF PERSONS ENGAGED IN
THE WORK, OF ANY NEARBY STRUCTURES, OR OF

ANY OTHER PERSONS.

FLOOD NOTES
 NO PORTION OF THE SUBJECT PROPERTY SHOWN HEREON LIES WITHIN
THE 100 YEAR FLOOD HAZARD AREA ACCORDING TO THE FLOOD
INSURANCE RATE MAP, COMMUNITY PANEL NO. 48439C0190L, DATED
MARCH 21, 2019. THE SUBJECT PROPERTY IS LOCATED IN THE AREA
DESIGNATED AS ZONE "X", (AREAS DETERMINED TO BE OUTSIDE THE
0.2% ANNUAL CHANCE FLOODPLAIN).

3
C-4.0

PAINTED TRAFFIC ARROW

DRIVE-THROUGH STRIPING

PAINTED HANDICAP PARKING SYMBOL

PARKING STALLS/ 4" PAINTED STRIPE (2 COATS)

CURBED RAMP "A" FLARED SIDES
     "B" SHORT FLARED SIDES
     "C" RETURNED

TYPICAL SIDEWALK DETAIL "A" - PICTURE FRAME PATTERN
    "B" - BROOM FINISH

SIDEWALK ADJACENT TO CURB

STRIPING

CONCRETE PAVEMENT

MENU BOARD / CANOPY ORDERING STATION

INTEGRAL CONCRETE CURB

CANOPY COLUMN

1
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12

CROSSWALK MARKINGS13

16 EX. PYLON SIGN

17

MATCH LOCATION & ELEVATION OF EX. CONCRETE CURB

ADJUST EX. LANDSCAPING & IRRIGATION

PIPE BOLLARD

LANDSCAPE/IRRIGATION PROTECTION

18

19
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21

EX. FIRE LANE STRIPING

EX. STRIPING

DRIVE THRU ORDER POINT ISLAND

PROP. DELINEATOR STAGING AREA

22

23

25

27

RELOCATED FLAG POLE LOCATION (REFER
TO SIGNAGE PACKAGE)28

PROP. CLEARANCE BAR (REFER TO
SIGNAGE PACKAGE)29

30 EX. LIGHT POLE

31 EX. GRATE INLET

SOLID PLASTIC WHEEL STOP (TYP.)

PROP. CURB INLET (NOT USED)

33

34

LIGHT POLE RELOCATION (NOT USED)35

PROP. STOP BAR GRAPHICS36

SCREENED REFUSE ENCLOSURE (REFER TO
ARCHITECTURAL PLANS)37

EX. GAS METER (NOT USED)38

MATCH EX. CONCRETE PAVEMENT24

PROP. REFUSE ENCLOSURE DRAIN NOT USED40

MATCH EX. SIDEWALK41

EX. BARRIER FREE RAMP (NOT USED)42

32 EX. CURB INLET

EX. POWER POLE39

OUTSIDE MEAL DELIVERY CANOPY (REFER TO
ARCHITECTURAL PLANS)

14

OUTSIDE ORDER POINT CANOPY(REFER TO
ARCHITECTURAL PLANS)15

26
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PROP. GRATE INLET43

PROP. IRRIGATION RELOCATION44

PROP. WATER METER RELOCATION (NOT USED)45

EX. CONCRETE PAVEMENT46

PROP. RIP-RAP47

PROP. STOP SIGN48

PROP. TEAM MEMBER CROSSING FLEX SIGN49

PROP. SECURITY CAMERA (NOT USED)50
EX. TREES TO BE PROTECTED
(REFER LANDSCAPE ARCHITECTURE PLANS)51

PROP. DELINEATOR "A" - MAGNETIC BASE
"B" - RUBBER BASE

52 EX. CHICK-FIL-A EXIT/ENTER SIGN (REFER TO SIGNAGE PLANS)

EX. TRAFFIC ARROW53

EX. STOP BAR54

PROP. ELECTRIC PANEL55

ELECTRIC POLE SUPPORT (NOT USED)56

PATIO FURNITURE (REFER TO ARCH)57

58 EX. ASPHALT PAVEMENT

59 PROP. FENCE (REFER TO ARCH) (NOT USED)

60 PROP. FIBER OPTIC PEDESTAL (NOT USED)

61 EX. TREE

F.D.C. LOCATION (NOT USED)62

EX. TRANSFORMER PAD63

EX. WATER METER64

EX. ROOF DRAIN (NOT USED)65

PROP. MONUMENT SIGN LOCATION (NOT USED)66

EX. WATER VALVE (NOT USED)67

EX. PARKING SIGN68

EX. BOLLARD69

PROP. 5' SIDEWALK70
PROP. UNDERGROUND DRAINAGE
STORAGE FACILITY (NOT USED)71

1
C-4.0

9
C-4.0

5-6
C-4.3

77

EX. DRAINAGE DITCH STORM CULVERTS78

EX. FIRE HYDRANT79

EX. WATER VAULT80

EX. IRRIGATION METER81

PROP. GREASE TRAP (NOT USED)82

PROP. SAMPLE WELL (NOT USED)83

PROP. GAS METER84

PROP. CLEANOUT (NOT USED)85

PROP. BACK FLOW PREVENTOR DETECTOR CHECK86

SITE NOTES

1. ALL WORK SHALL BE PERFORMED IN ACCORDANCE WITH THE PLANS AND SITE WORK
SPECIFICATIONS AND SHALL COMPLY WITH APPLICABLE FEDERAL, STATE AND LOCAL CODES.

2. REFERENCE ARCHITECTURAL PLANS FOR BUILDING DIMENSIONS, TRUCK DOCKS, SIDEWALKS,
STEPS, TRANSFORMER PADS, ETC.

3. TOPOGRAPHIC BOUNDARY SURVEY, INCLUDING PROPERTY LINES, LEGAL DESCRIPTION, EXISTING
UTILITIES, SITE TOPOGRAPHY WITH SPOT ELEVATIONS, OUTSTANDING PHYSICAL FEATURES AND
EXISTING STRUCTURE LOCATIONS WAS PROVIDED BY THE FOLLOWING COMPANY, AS A
CONTRACTOR TO ATWELL, LLC:
TRAVERSE LAND SURVEYING, LLC

4. ALL DIMENSIONS AND RADII ARE TO THE FACE OF CURB, UNLESS OTHERWISE NOTED. ALL
DIMENSIONS SHOWN TO BUILDINGS ARE TO OUTSIDE FACE OF BUILDING.

8. ALL STRIPED OR CURBED RADII SHALL BE 5' UNLESS OTHERWISE NOTED.
9. ALL HANDICAP ACCESSIBLE PARKING SIGNS AND STRIPING SHALL BE IN ACCORDANCE WITH THE

AMERICAN WITH DISABILITY ACT (ADA) REQUIREMENTS AND STATE CODE.
10. ALL TRAFFIC SIGNS SHALL CONFORM TO THE UNIFORM TRAFFIC CONTROL MANUAL AND THE

STATE OF TEXAS DEPARTMENT OF TRANSPORTATION.
11. THE CONTRACTOR IS RESPONSIBLE FOR REPAIR OF ANY DAMAGE TO ANY EXISTING

IMPROVEMENTS, ONSITE OR OFF SITE, SUCH AS PAVEMENT, UTILITIES, STORM DRAINAGE, ETC.
THE REPAIR MUST BE APPROVED BY THE ENGINEER AND BE EQUAL OR BETTER THAN EXISTING
CONDITIONS.

12. SITE LIGHTING SHALL BE INCLUDED IN THE GENERAL CONTRACTOR'S SCOPE OF WORK.  ALL
PARKING LOT LIGHTING POLES, BASES AND FIXTURES WITH LAMPS SHALL BE INSTALLED BY THE
GENERAL CONTRACTOR'S ELECTRICAL CONTRACTOR AND SHALL SUPPLY A ONE YEAR WARRANTY
CERTIFICATE.

13. CONTRACTOR SHALL OBTAIN ALL PERMITS BEFORE CONSTRUCTION BEGINS.
14. SITE CONTRACTOR SHALL SUPPLY AS-BUILT PLANS INDICATING ALL CHANGES AND DEVIATIONS.
15. ANY DEVIATION FROM THESE PLANS MAY CAUSE THE WORK TO BE UNACCEPTABLE.
16. ANY UNANTICIPATED CONDITIONS ENCOUNTERED DURING THE CONSTRUCTION PROCESS SHALL

BE IDENTIFIED TO THE ENGINEER IMMEDIATELY.
17. PROJECT SIGNAGE SHALL BE THE RESPONSIBILITY OF THE GENERAL CONTRACTOR.
18. ALL CURB AND GUTTER WITHIN THE DEVELOPMENT SHALL BE 6" . IT SHALL BE 6" WITHIN THE

R.O.W. UNLESS NOTED OTHERWISE.
19. LIGHT POLE BASES SHALL BE PAINTED TRAFFIC YELLOW PER SITE WORK SPECIFICATIONS.
20. THE CONTRACTOR IS RESPONSIBLE FOR OBTAINING ANY AND ALL OFF-SITE EASEMENTS NOT

DELINEATED ON PLANS OR KNOWN OF AT TIME OF PLAN ISSUANCE.
21. THE SITE CONTRACTOR IS RESPONSIBLE FOR PROVIDING ALL WORK AND APPURTENANCE TO

WITHIN 1' OF THE BUILDING. THIS INCLUDES TRANSFORMER AND DUMPSTER PADS AS WELL AS
ALL UTILITY CONDUITS.

SITE DATA                
ZONING:                                                          PD-574
TOTAL SITE AREA 1.31 ACRE (57,053 S.F.)
PROPOSED USE RESTAURANT
EX. BUILDING AREA 4,973 S.F.
PROP. BUILDING AREA 5,032 S.F.
PROP. BUILDING EXPANSION 212 S.F.
TOTAL SEATING 116 SEATS
PARKING REQUIRED 1 SPACE PER 100 S.F. = 50 SPACES
OFF-STREET PARKING PROVIDED 37 SPACES (3 ADA, 1 VAN ACCESSIBLE)
TOTAL PARKING PROVIDED 59 SPACES (3 ADA, 1 VAN ACCESSIBLE)
PERVIOUS AREA REQUIRED 10%
PERVIOUS AREA PROVIDED ~11.5% COVERAGE OF SITE
BUILDING HEIGHT 1-STORY

C-2.0

PROP. DO NOT ENTER SIGN87

PROP. VAN ACCESSIBLE ADA
PARKING SIGN

88

PROP. LIGHT POLE89

PROP. LIFT STATION (NOT USED)90

EX. STORM SEWER MANHOLE91

PROP. FENCE92

PROP. TRANSFORMER93

PROP. MONUMENT SIGN94

VICINITY MAP
1" = 1000'

CIVIL ENGINEER
ATWELL, LLC
5550 GRANITE PKWY, SUITE 250
PLANO, TX 75204
PHONE: (972) 638-8860
CONTACT: MATT DRAKE, P.E.

DEVELOPMENT TEAM
SURVEYOR
TRAVERSE LAND SURVEYING LLC
14200 MIDWAY ROAD, SUITE 130
DALLAS, TX 75224
PHONE: (469) 784-9321
CONTACT: COLE CARPENTER , RPLS

OWNER
CHICK-FIL-A
5200 BUFFINGTON ROAD
ATLANTA, GEORGIA 30349
PHONE: (336)-675-7533
CONTACT: DANIEL CARPER

ARCHITECT
MAYSE & ASSOCIATES
14881 QUORUM DRIVE, SUITE 800
DALLAS, TX 75254
PHONE: (972) 386-0338
CONTACT: KENNETH HOGGARD

NOTE: BASED ON GRAPHIC DETERMINATION, THIS PROPERTY  DOES NOT
LIE IN A F.E.M.A./F.I.R.M.SPECIAL FLOOD HAZARD AREA PER COMMUNITY
PANEL NO. 0190L DATED 03/21/2019.

PROJECT TITLE
CHICK-FIL-A STORE #02669

ZONING CASE NO.
ZC003320

DIRECTOR OF DEVELOPMENT SERVICES

DATE

PROP. CHICK-FIL-A EXIT/ENTER SIGN (REFER TO SIGNAGE PLANS)

SIDEWALK

LANDSCAPE AREA
(REFER TO LANDSCAPE PLANS)

PROP. PATIO TRELLIS (REFER TO ARCH.)95

PROP. SECURITY CAMERA

SITE

PROP. WALL MOUNTED FDC96

PROP. FIRE HYDRANT97

EX. BIKE RACK98

PROP. ONLINE ORDER MERGE LANE  MARKING72

EX. BUILDING73

PROP. BUILDING EXPANSION (REF. ARCH. PLANS)74

EX. TELEPHONE PEDESTAL75

PROP. PARKING SIGN (REFER TO SIGNAGE PLANS)76

EX. SANITARY SEWER MANHOLE

EX. FLAG POLE99
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TREE PRESERVATION NOTES

CONSTRUCTION METHODS:

BORING: BORING OF UTILITIES UNDER PROTECTED TREES MAY BE
REQUIRED.  WHEN REQUIRED, THE MINIMUM LENGTH OF THE BORE SHALL
BE THE WIDTH OF THE CRITICAL ROOT ZONE AND SHALL BE A MINIMUM
DEPTH OF FORTY (48) INCHES.

TRENCHING: ALL TRENCHING SHALL BE DESIGNED TO AVOID TRENCHING
ACROSS CRITICAL ROOT ZONES OF ANY PROTECTED TREE. THE
PLACEMENT OF UNDERGROUND UTILITY LINES SUCH AS ELECTRIC, PHONE,
GAS, ETC., IS ENCOURAGED TO BE LOCATED OUTSIDE THE CRITICAL ROOT
ZONE. TRENCHING FOR IRRIGATION SYSTEMS SHALL BE PLACED OUTSIDE
THE CRITICAL ROOT ZONE EXCEPT THE MINIMUM REQUIRED SINGLE HEAD
SUPPLY LINE. THIS LINE IS ALLOWED TO EXTEND INTO THE CRITICAL ROOT
ZONE PERPENDICULAR TO THE TREE TRUNK WITH THE LEAST POSSIBLE
DISTURBANCE.

TREES TO BE REMOVED: ALL TREES TO BE REMOVED FROM THE SITE
SHALL BE FLAGGED BY THE CONTRACTOR WITH BRIGHT RED VINYL TAPE
WRAPPED AROUND THE MAIN TRUNK AT A HEIGHT OF FOUR (4') FEET
ABOVE GRADE.

TREES TO REMAIN: ALL TREES TO REMAIN, AS NOTED ON DRAWINGS,
SHALL HAVE PROTECTIVE FENCING LOCATED AT THE TREE'S DRIP LINE.
THE PROTECTIVE FENCING SHALL BE LOCATED AS INDICATED ON THE
TREE PROTECTION DETAIL.

EXISTING TREES NOTED TO REMAIN SHALL BE PROTECTED DURING
CONSTRUCTION FROM DAMAGE AND COMPACTION OF SOIL UNDER AND
AROUND DRIP LINE OF TREE.

UNDER NO CIRCUMSTANCE SHALL THE CONTRACTOR PRUNE ANY PORTION
OF THE DAMAGED TREE WITHOUT THE PRIOR APPROVAL BY THE OWNER'S
AUTHORIZED REPRESENTATIVE.

PROHIBITED ACTIVITIES IN CRITICAL ROOT ZONE:
THE FOLLOWING ACTIVITIES ARE PROHIBITED IN THE AREAS NOTED AS THE
CRITICAL ROOT ZONE.

MATERIAL STORAGE:  NO MATERIALS INTENDED FOR USE IN
CONSTRUCTION, OR WASTE MATERIALS ACCUMULATED DUE TO
EXCAVATION OR DEMOLITION, SHALL BE PLACED WITHIN THE LIMITS OF
THE CRITICAL ROOT ZONE OF ANY PROTECTED TREE.

EQUIPMENT CLEANING/LIQUID DISPOSAL:  NO EQUIPMENT SHALL BE
CLEANED, OR OTHER LIQUIDS DEPOSITED OR ALLOWED  WITHIN THE LIMITS
OF THE CRITICAL ROOT ZONE OF A PROTECTED TREE.  THIS INCLUDES,
WITHOUT LIMITATION: PAINT, OIL, SOLVENTS, ASPHALT, CONCRETE,
MORTAR OR SIMILAR MATERIALS.

TREE ATTACHMENTS:  NO SIGNS, WIRES, OR OTHER ATTACHMENTS, OTHER
THAN THOSE OF A PROTECTIVE NATURE, SHALL BE ATTACHED TO ANY
PROTECTED TREE.

VEHICULAR TRAFFIC:  NO VEHICULAR AND/OR CONSTRUCTION,
EQUIPMENT, TRAFFIC, OR PARKING SHALL TAKE PLACE WITHIN THE LIMITS
OF THE CRITICAL ROOT ZONE OF ANY PROTECTED TREE OTHER THAN ON
EXISTING STREET PAVEMENT.

GRADE CHANGES:   A MINIMUM OF 75% OF THE DRIP LINE AND ROOT ZONE
SHALL BE PRESERVED AT NATURAL GRADE.  ANY FINE GRADING DONE
WITHIN THE CRITICAL ROOT ZONES OF THE PROTECTED TREES MUST BE
DONE WITH LIGHT MACHINERY SUCH AS A BOBCAT OR LIGHT TRACTOR.
NO EARTH MOVING EQUIPMENT WITH TRACKS IS ALLOWED WITHIN THE
CRITICAL ROOT ZONE OF THE TREES.

PROCEDURES REQUIRED PRIOR TO CONSTRUCTION:
PROTECTIVE FENCING:  PRIOR TO CONSTRUCTION, THE CONTRACTOR OR
SUBCONTRACTOR SHALL CONSTRUCT AND MAINTAIN, FOR EACH
PROTECTED TREE ON A CONSTRUCTION SITE, A PROTECTIVE FENCING
WHICH ENCIRCLES THE OUTER LIMITS OF THE CRITICAL ROOT ZONE OF
THE TREE TO PROTECT IT FROM CONSTRUCTION ACTIVITY.  ALL
PROTECTIVE FENCING SHALL BE IN PLACE PRIOR TO COMMENCEMENT OF
ANY SITE WORK, AND REMAIN IN PLACE UNTIL ALL EXTERIOR WORK HAS
BEEN COMPLETED.

BARK PROTECTION:  IN SITUATIONS WHERE A PROTECTED TREE REMAINS
IN THE IMMEDIATE AREA OF INTENDED CONSTRUCTION, AND THE
LANDSCAPE ARCHITECT OR OWNERS'S REPRESENTATIVE DETERMINES THE
TREE BARK TO BE IN DANGER OF DAMAGE BY CONSTRUCTION EQUIPMENT
OR OTHER ACTIVITY, THE CONTRACTOR OR SUBCONTRACTOR SHALL
PROTECT THE TREE BY ENCLOSING THE ENTIRE CIRCUMFERENCE OF THE
TREE WITH 2"X4" LUMBER ENCIRCLED WITH WIRE OR OTHER MEANS THAT
DO NOT DAMAGE THE TREE.  THE INTENT IS TO PROTECT THE BARK OF THE
TREE AGAINST INCIDENTAL CONTACT BY LARGE CONSTRUCTION
EQUIPMENT.

TREE PROTECTION FENCING
N.T.S.

1

METAL T-POST 2'-3'
IN GROUND

ORANGE VINYL OR CHAIN LINK
FENCE TO REMAIN DURING
CONSTRUCTION

NO GRADING SHALL OCCUR
WITHIN LIMITS OF DRIPLINE

EXISTING TREE

NO ENTRY SIGNAGE

4'
 M

IN
.

BORING:
BORING OF UTILITIES UNDER PROTECTED TREES SHALL BE REQUIRED IN CIRCUMSTANCES
WHERE IT IS NOT POSSIBLE TO TRENCH AROUND THE CRITICAL ROOT ZONE OF THE
PROTECTED TREE.  WHERE REQUIRED, THE LENGTH OF THE BORE SHALL BE THE WIDTH OF
THE CRITICAL ROOT ZONE AT A MINIMUM AND SHALL BE A MINIMUM DEPTH OF FORTY EIGHT
(48") INCHES.

TRENCH =
40% ROOT KILL

TUNNELING
SAVES ROOTS

PROTECTED TREE

DRIP LINE

BORING AND TUNNELING
N.T.S.

2

WHERE A PROTECTED TREE REMAINS IN THE IMMEDIATE AREA OF INTENDED CONSTRUCTION, AND
THE TREE MAY BE IN DANGER OF BEING DAMAGED BY CONSTRUCTION EQUIPMENT OR OTHER
ACTIVITY, THE CONTRACTOR OR SUBCONTRACTOR SHALL PROTECT THE TREE WITH 2" X 4" LUMBER
ENCIRCLED WITH WIRE OR OTHER MEANS THAT DO NOT DAMAGE THE BARK OF THE TREE.  THE
INTENT IS TO PROTECT THE TRUNK OF THE TREE AGAINST INCIDENTAL CONTACT BY LARGE
CONSTRUCTION EQUIPMENT.

2" X 4"  LUMBER

WIRE

FINISH GRADE

BARK PROTECTION
N.T.S.

3

TREE PRESERVATION LEGEND

TREE TO BE REMOVED

TREE TO REMAIN

TREE PRESERVATION FENCING

GRAPHIC SCALE
FEET0 4020

Scale 1"=20' - 0"
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TREE PRESERVATION NOTES

CONSTRUCTION METHODS:

BORING: BORING OF UTILITIES UNDER PROTECTED TREES MAY BE
REQUIRED.  WHEN REQUIRED, THE MINIMUM LENGTH OF THE BORE SHALL
BE THE WIDTH OF THE CRITICAL ROOT ZONE AND SHALL BE A MINIMUM
DEPTH OF FORTY (48) INCHES.

TRENCHING: ALL TRENCHING SHALL BE DESIGNED TO AVOID TRENCHING
ACROSS CRITICAL ROOT ZONES OF ANY PROTECTED TREE. THE
PLACEMENT OF UNDERGROUND UTILITY LINES SUCH AS ELECTRIC, PHONE,
GAS, ETC., IS ENCOURAGED TO BE LOCATED OUTSIDE THE CRITICAL ROOT
ZONE. TRENCHING FOR IRRIGATION SYSTEMS SHALL BE PLACED OUTSIDE
THE CRITICAL ROOT ZONE EXCEPT THE MINIMUM REQUIRED SINGLE HEAD
SUPPLY LINE. THIS LINE IS ALLOWED TO EXTEND INTO THE CRITICAL ROOT
ZONE PERPENDICULAR TO THE TREE TRUNK WITH THE LEAST POSSIBLE
DISTURBANCE.

TREES TO BE REMOVED: ALL TREES TO BE REMOVED FROM THE SITE
SHALL BE FLAGGED BY THE CONTRACTOR WITH BRIGHT RED VINYL TAPE
WRAPPED AROUND THE MAIN TRUNK AT A HEIGHT OF FOUR (4') FEET
ABOVE GRADE.

TREES TO REMAIN: ALL TREES TO REMAIN, AS NOTED ON DRAWINGS,
SHALL HAVE PROTECTIVE FENCING LOCATED AT THE TREE'S DRIP LINE.
THE PROTECTIVE FENCING SHALL BE LOCATED AS INDICATED ON THE
TREE PROTECTION DETAIL.

EXISTING TREES NOTED TO REMAIN SHALL BE PROTECTED DURING
CONSTRUCTION FROM DAMAGE AND COMPACTION OF SOIL UNDER AND
AROUND DRIP LINE OF TREE.

UNDER NO CIRCUMSTANCE SHALL THE CONTRACTOR PRUNE ANY PORTION
OF THE DAMAGED TREE WITHOUT THE PRIOR APPROVAL BY THE OWNER'S
AUTHORIZED REPRESENTATIVE.

PROHIBITED ACTIVITIES IN CRITICAL ROOT ZONE:
THE FOLLOWING ACTIVITIES ARE PROHIBITED IN THE AREAS NOTED AS THE
CRITICAL ROOT ZONE.

MATERIAL STORAGE:  NO MATERIALS INTENDED FOR USE IN
CONSTRUCTION, OR WASTE MATERIALS ACCUMULATED DUE TO
EXCAVATION OR DEMOLITION, SHALL BE PLACED WITHIN THE LIMITS OF
THE CRITICAL ROOT ZONE OF ANY PROTECTED TREE.

EQUIPMENT CLEANING/LIQUID DISPOSAL:  NO EQUIPMENT SHALL BE
CLEANED, OR OTHER LIQUIDS DEPOSITED OR ALLOWED  WITHIN THE LIMITS
OF THE CRITICAL ROOT ZONE OF A PROTECTED TREE.  THIS INCLUDES,
WITHOUT LIMITATION: PAINT, OIL, SOLVENTS, ASPHALT, CONCRETE,
MORTAR OR SIMILAR MATERIALS.

TREE ATTACHMENTS:  NO SIGNS, WIRES, OR OTHER ATTACHMENTS, OTHER
THAN THOSE OF A PROTECTIVE NATURE, SHALL BE ATTACHED TO ANY
PROTECTED TREE.

VEHICULAR TRAFFIC:  NO VEHICULAR AND/OR CONSTRUCTION,
EQUIPMENT, TRAFFIC, OR PARKING SHALL TAKE PLACE WITHIN THE LIMITS
OF THE CRITICAL ROOT ZONE OF ANY PROTECTED TREE OTHER THAN ON
EXISTING STREET PAVEMENT.

GRADE CHANGES:   A MINIMUM OF 75% OF THE DRIP LINE AND ROOT ZONE
SHALL BE PRESERVED AT NATURAL GRADE.  ANY FINE GRADING DONE
WITHIN THE CRITICAL ROOT ZONES OF THE PROTECTED TREES MUST BE
DONE WITH LIGHT MACHINERY SUCH AS A BOBCAT OR LIGHT TRACTOR.
NO EARTH MOVING EQUIPMENT WITH TRACKS IS ALLOWED WITHIN THE
CRITICAL ROOT ZONE OF THE TREES.

PROCEDURES REQUIRED PRIOR TO CONSTRUCTION:
PROTECTIVE FENCING:  PRIOR TO CONSTRUCTION, THE CONTRACTOR OR
SUBCONTRACTOR SHALL CONSTRUCT AND MAINTAIN, FOR EACH
PROTECTED TREE ON A CONSTRUCTION SITE, A PROTECTIVE FENCING
WHICH ENCIRCLES THE OUTER LIMITS OF THE CRITICAL ROOT ZONE OF
THE TREE TO PROTECT IT FROM CONSTRUCTION ACTIVITY.  ALL
PROTECTIVE FENCING SHALL BE IN PLACE PRIOR TO COMMENCEMENT OF
ANY SITE WORK, AND REMAIN IN PLACE UNTIL ALL EXTERIOR WORK HAS
BEEN COMPLETED.

BARK PROTECTION:  IN SITUATIONS WHERE A PROTECTED TREE REMAINS
IN THE IMMEDIATE AREA OF INTENDED CONSTRUCTION, AND THE
LANDSCAPE ARCHITECT OR OWNERS'S REPRESENTATIVE DETERMINES THE
TREE BARK TO BE IN DANGER OF DAMAGE BY CONSTRUCTION EQUIPMENT
OR OTHER ACTIVITY, THE CONTRACTOR OR SUBCONTRACTOR SHALL
PROTECT THE TREE BY ENCLOSING THE ENTIRE CIRCUMFERENCE OF THE
TREE WITH 2"X4" LUMBER ENCIRCLED WITH WIRE OR OTHER MEANS THAT
DO NOT DAMAGE THE TREE.  THE INTENT IS TO PROTECT THE BARK OF THE
TREE AGAINST INCIDENTAL CONTACT BY LARGE CONSTRUCTION
EQUIPMENT.

TREE PROTECTION FENCING
N.T.S.

1

METAL T-POST 2'-3'
IN GROUND

ORANGE VINYL OR CHAIN LINK
FENCE TO REMAIN DURING
CONSTRUCTION

NO GRADING SHALL OCCUR
WITHIN LIMITS OF DRIPLINE

EXISTING TREE

NO ENTRY SIGNAGE

4'
 M

IN
.

BORING:
BORING OF UTILITIES UNDER PROTECTED TREES SHALL BE REQUIRED IN CIRCUMSTANCES
WHERE IT IS NOT POSSIBLE TO TRENCH AROUND THE CRITICAL ROOT ZONE OF THE
PROTECTED TREE.  WHERE REQUIRED, THE LENGTH OF THE BORE SHALL BE THE WIDTH OF
THE CRITICAL ROOT ZONE AT A MINIMUM AND SHALL BE A MINIMUM DEPTH OF FORTY EIGHT
(48") INCHES.

TRENCH =
40% ROOT KILL

TUNNELING
SAVES ROOTS

PROTECTED TREE

DRIP LINE

BORING AND TUNNELING
N.T.S.

2

WHERE A PROTECTED TREE REMAINS IN THE IMMEDIATE AREA OF INTENDED CONSTRUCTION, AND
THE TREE MAY BE IN DANGER OF BEING DAMAGED BY CONSTRUCTION EQUIPMENT OR OTHER
ACTIVITY, THE CONTRACTOR OR SUBCONTRACTOR SHALL PROTECT THE TREE WITH 2" X 4" LUMBER
ENCIRCLED WITH WIRE OR OTHER MEANS THAT DO NOT DAMAGE THE BARK OF THE TREE.  THE
INTENT IS TO PROTECT THE TRUNK OF THE TREE AGAINST INCIDENTAL CONTACT BY LARGE
CONSTRUCTION EQUIPMENT.

2" X 4"  LUMBER

WIRE

FINISH GRADE

BARK PROTECTION
N.T.S.

3

TREE PRESERVATION LEGEND

TREE TO BE REMOVED

TREE TO REMAIN
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GENERAL LAWN NOTES

1. CONTRACTOR SHALL COORDINATE OPERATIONS AND AVAILABILITY OF
EXISTING TOPSOIL WITH ON-SITE CONSTRUCTION MANAGER

2. LAWN AREAS SHALL BE LEFT 1" BELOW FINAL FINISHED GRADE PRIOR
TO TOPSOIL INSTALLATION.

3. CONTRACTOR TO FIND GRADE AREAS TO ACHIEVE FINAL CONTOURS
AS SHOWN ON CIVIL DRAWINGS. POSITIVE DRAINAGE SHALL BE
PROVIDED AWAY FROM ALL BUILDINGS. ROUNDING AT TOP AND
BOTTOM OF SLOPES SHALL BE PROVIDED AND IN OTHER BREAKS IN
GRADE. CORRECT AREAS WHERE STANDING WATER MAY OCCUR.

4. ALL LAWN AREAS SHALL BE FINE GRADED, IRRIGATION TRENCHES
COMPLETELY SETTLED AND FINISH GRADE APPROVED BY THE OWNER'S
CONSTRUCTION MANAGER OR LANDSCAPE ARCHITECT PRIOR TO LAWN
INSTALLATION.

5. CONTRACTOR SHALL REMOVE ALL ROCKS 3/4" IN DIAMETER AND
LARGER. REMOVE ALL DIRT CLODS, STICKS, CONCRETE SPOILS, TRASH
ETC PRIOR TO PLACING TOPSOIL AND GRASS INSTALLATION.

6. CONTRACTOR SHALL MAINTAIN ALL LAWN AREAS UNTIL FINAL
ACCEPTANCE.

7. CONTRACTOR SHALL GUARANTEE ESTABLISHMENT OF ACCEPTABLE
TURF AREA AND SHALL PROVIDE REPLACEMENT IF NECESSARY.

SOLID SOD:
1. SOLID SOD SHALL BE PLACED ALONG ALL IMPERVIOUS EDGES, AT A

MINIMUM. THIS SHALL INCLUDE CURBS, WALKS, INLETS, MANHOLES
AND PLANTING BED AREAS. SOD SHALL COVER OTHER AREAS
COMPLETELY AS INDICATED BY PLAN.

2. SOD SHALL BE STRONGLY ROOTED DROUGHT RESISTANT SOD, NOT
LESS THAN 2 YEARS OLD, FREE OF WEEDS AND UNDESIRABLE NATIVE
GRASS AND MACHINE CUT TO PAD THICKNESS OF 3/4" (+1/4"),
EXCLUDING TOP GROWTH AND THATCH.

3. LAY SOD BY HAND TO COVER INDICATED AREAS COMPLETELY,
ENSURING EDGES ARE TOUCHING WITH TIGHTLY FITTING JOINTS, NO
OVERLAPS WITH STAGGERED STRIPS TO OFFSET JOINTS.

4. TOP DRESS JOINTS IN SOD BY HAND WITH TOPSOIL TO FILL VOIDS IF
NECESSARY

5. SOD SHALL BE ROLLED TO CREATE A SMOOTH EVEN SURFACE. SOD
SHOULD BE WATERED THOROUGHLY DURING INSTALLATION PROCESS.

6. SHOULD INSTALLATION OCCUR BETWEEN OCTOBER 1ST AND MARCH
1ST, OVERSEED BERMUDAGRASS SOD WITH WINTER RYEGRASS AT A
RATE OF 4 POUNDS PER 1000 S.F.

HYDROMULCH:

1. SCARIFY AND LOOSEN ALL AREAS TO BE HYDROMULCHED TO A
MINIMUM DEPTH OF 4" PRIOR TO TOPSOIL AND HYDROMULCH
INSTALLATION.

2. BERMUDA GRASS SEED SHALL BE EXTRA HULLED, TREATED LAWN
TYPE. SEED SHALL BE DELIVERED TO THE SITE IN ITS ORIGINAL
UNOPENED CONTAINER AND SHALL MEET ALL STATE/LOCAL LAW
REQUIREMENTS.

3. FIBER SHALL BE 100% WOOD CELLULOSE FIVER, DELIVERED TO THE
SITE IN ITS ORIGINAL UNOPENED CONTAINER AS MANUFACTURED BY
"CONWEB' OR EQUAL.

4. FIBER TACK SHALL BE DELIVERED TO THE SITE IN ITS UNOPENED
CONTAINER AND SHALL BE 'TERRO-TACK ONE', AS MANUFACTURED
BY GROWERS, INC OR APPROVED EQUAL.

5. HYDROMULCH WITH BERMUDA GRASS SEET AT A RATE OF 2 POUNDS
PER 1000 S.F.

6. USE A BATTER BOARD AGAINST ALL BED AREAS TO PREVENT OVER
SPRAY.

7. IF INADEQUATE MOISTURE IS PRESENT IN SOIL, APPLY WATER AS
NECESSARY FOR OPTIMUM MOISTURE FOR SEED APPLICATION.

8. IF INSTALLATION OCCURS BETWEEN SEPTEMBER 1ST AND MAY 1ST,
ALL HYDORMULCH AREAS SHALL BE OVER-SEEDED WITH WINTER
RYE GRASS AT A RATE OF FOUR POUNDS PER ONE THOUSAND
SQUARE FEET. CONTRACTOR SHALL BE REQUIRED TO
RE-HYDROMULCH WITH BERMUDA GRASS THE FOLLOWING
GROWING SEASON AS PART OF THIS CONTRACT.

9. AFTER APPLICATION, NO EQUIPMENT SHALL OPERATE OVER
APPLIED AREAS. WATER SEEDED AREAS IMMEDIATELY AFTER
INSTALLATION TO SATURATION.

10. ALL LAWN AREAS TO BE HYDROMULCHED SHALL ACHIEVE 100%
COVERAGE PRIOR TO FINAL ACCEPTANCE.

LANDSCAPE NOTES

1. CONTRACTOR  TO VERIFY AND LOCATE ALL PROPOSED AND EXISTING
ELEMENTS. NOTIFY LANDSCAPE ARCHITECT OR DESIGNATED
REPRESENTATIVE FOR ANY LAYOUT DISCREPANCIES OR ANY CONDITION
THAT WOULD PROHIBIT THE INSTALLATION AS SHOWN. SURVEY DATA OF
EXISTING CONDITIONS WAS SUPPLIED BY OTHERS

2. CONTRACTOR SHALL CALL 811 TO VERIFY AND LOCATE ANY AND ALL
UTILITIES ON SITE PRIOR TO COMMENCING WORK. LANDSCAPE ARCHITECT
SHOULD BE NOTIFIED OF ANY CONFLICTS. CONTRACTOR TO EXERCISE
EXTREME CAUTION WHEN WORKING NEAR UNDERGROUND UTILITIES.

3. A MINIMUM OF 2% SLOPE SHALL BE  PROVIDED AWAY FROM ALL
STRUCTURES.

4. CONTRACTOR SHALL FINE GRADE AREAS TO ACHIEVE FINAL CONTOURS AS
INDICATED. LEAVE AREAS TO RECEIVE TOPSOIL 3" BELOW FINAL FINISHED
GRADE IN PLANTING AREAS AND 1" BELOW FINAL FINISHED GRADE IN LAWN
AREAS.

5. LANDSCAPE ISLANDS SHALL BE CROWNED, AND UNIFORM THROUGHOUT
THE SITE.

6. PLANTING AREAS AND SOD TO BE SEPARATED  BY STEEL EDGING. NO STEEL
EDGING SHALL BE INSTALLED ADJACENT TO BUILDINGS, WALKS OR CURBS.
EDGING NOT TO BE MORE THAN 1/2" ABOVE FINISHED GRADE.

7. EDGING SHALL BE CUT AT 45 DEGREE ANGLE WHERE IT INTERSECTS WALKS
AND/OR CURBS.

8. MULCH SHALL BE INSTALLED AT 1/2" BELOW THE TOPS OF SIDEWALKS AND
CURBING.

9. QUANTITIES ON THESE PLANS ARE FOR REFERENCE ONLY. THE SPACING OF
PLANTS SHOULD BE AS INDICATED ON PLANS OR OTHERWISE NOTED. ALL
TREES AND SHRUBS SHALL BE PLANTED PER DETAILS.

10. CONTAINER GROWN PLANT MATERIAL IS PREFERRED HOWEVER BALL AND
BURLAP PLANT MATERIAL CAN BE SUBSTITUTED IF NEED BE AND IS
APPROPRIATE TO THE SIZE AND QUALITY INDICATED ON THE PLANT
MATERIAL LIST.

11. TREES SHALL BE PLANTED AT A MINIMUM OF 5' FROM ANY UTILITY LINE,
SIDEWALK OR  CURB. TREES SHALL ALSO BE 10' CLEAR FROM FIRE
HYDRANTS.

12. 4" OF SHREDDED HARDWOOD MULCH (2" SETTLED THICKNESS) SHALL BE
PLACED OVER WEED BARRIER FABRIC. MULCH SHALL BE SHREDDED
HARDWOOD MULCH OR APPROVED EQUAL, PINE STRAW MULCH IS
PROHIBITED.

13. WEED BARRIER FABRIC SHALL BE USED IN PLANT BEDS AND AROUND ALL
TREES AND SHALL BE MIRAFI 1405 WEED BARRIER OR APPROVED EQUAL.

14. CONTRACTOR TO PROVIDE UNIT PRICING OF LANDSCAPE MATERIALS AND BE
RESPONSIBLE FOR OBTAINING ALL LANDSCAPE AND IRRIGATION PERMITS.

IRRIGATION:

1. ALL REQUIRED LANDSCAPE AREAS  SHALL HAVE AN AUTOMATIC IRRIGATION
SYSTEM WITH A FREEZE/RAIN SENSOR. SYSTEM SHALL ALSO HAVE AN ET
WEATHER BASED CONTROLLER AND BE DESIGNED AND INSTALLED BY A
LICENSED IRRIGATOR.

MAINTENANCE REQUIREMENTS:
1. VEGETATION SHOULD BE INSPECTED REGULARLY TO ENSURE THAT

PLANT MATERIAL IS ESTABLISHING PROPERLY AND REMAINS IN A
HEALTHY GROWING CONDITION APPROPRIATE FOR THE SEASON. IF
DAMAGED OR REMOVED, PLANTS MUST BE REPLACED BY A SIMILAR
VARIETY AND SIZE.

2. MOWING, TRIMMING, EDGING AND SUPERVISION OF WATER APPLICATIONS
SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR UNTIL THE OWNER
OR OWNER'S REPRESENTATIVE ACCEPTS AND ASSUMES REGULAR
MAINTENANCE.

3. ALL LANDSCAPE AREAS SHOULD BE CLEANED AND KEPT FREE OF TRASH,
DEBRIS, WEEDS AND OTHER MATERIAL.

MISCELLANEOUS  MATERIALS:
1. STEEL EDGING SHALL BE 3/16" X 4 X 16' DARK GREEN DURAEDGE STEEL

LANDSCAPE EDGING UNLESS NOTED OTHERWISE ON PLANS/DETAILS.
2. RIVER ROCK TO MATCH EXISTING, 1" - 3" DIAMETER. RIVER ROCK SHALL

BE COMPACTED TO A MINIMUM OF 3" DEPTH OVER  FILTER FABRIC.
3. DECOMPOSED GRANITE SHALL CONSIST OF A NATURAL MIX OF GRANITE

AGGREGATE NOT TO EXCEED 1/8" IN DIAMETER AND COMPOSED OF
VARIOUS STAGES OF DECOMPOSED EARTH BASE. DG SHALL BE PLACED
OVER FILTER FABRIC AT A MINIMUM OF 3" DEPTH.

PRUNING AND TRIMMING NOTES
1. CONTRACTOR SHALL PRUNE ALL EXISTING TREES ON-SITE USING

STANDARD GUIDELINES IN THE INDUSTRY.
2. ALL TREES SHALL BE TRIMMED SO THAT NATURAL SHAPES OF THE

PLANTS ARE RETAINED.
3. DO NOT 'TOP' OR 'HEAD' TREES.
4. IF BALLING OR SHEARING OF TREES HAS OCCURRED IN THE PAST,

DISCONTINUE THIS PRACTICE AND ALLOW PLANTS TO GROW INTO
NATURAL SHAPE.

5. REMOVE SUCKERS, DEAD, DYING, DISEASED, BROKEN AND / OR WEAK
BRANCHES FROM ALL TREES ALONG THE MAIN TRUNK STRUCTURE AND
WITHIN THE BRANCHING AREA.

6. CONTRACTOR SHALL PRUNE EXISTING DECIDUOUS HARDWOOD BY
REMOVING LOWER LIMBS TO RAISE THE CANOPY.  THE BOTTOM OF THE
CANOPY SHALL BE RAISED TO 12'-0" ABOVE GRADE FOR DECIDUOUS
HARDWOOD TREES, WHEN POSSIBLE.  THE INTEGRITY OF THE CANOPY
AND STRUCTURE OF THE TREE SHALL BE MAINTAINED.  DO NOT CUT OR
PRUNE CENTRAL LEADERS.

7. CONTRACTOR SHALL THIN THE CANOPY BY ONE-FOURTH.  PRUNE TREE
TO EVENLY SPACE BRANCHES WITHIN THE CANOPY WHENEVER
POSSIBLE.  REMOVE THOSE LIMBS THAT CROSS OTHERS, DOUBLE
LEADERS AND THOSE THAT EXCESSIVELY EXTEND BEYOND THE
NATURAL CROWN OF THE TREE.

8. CONTRACTOR SHALL PROVIDE DEEP ROOT FEEDING AND INVIGORATION
OF EXISTING TREES.  THIS SHALL BE ORGANIC BASED NUTRIENTS
BASED FOR ROOT GROWTH AND LEAF GROWTH STIMULATION.

9. CONTRACTOR SHALL BE REQUIRED TO CHIP ALL REMOVED BRANCHES,
LEAFS, ETC.
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Zoning Staff Report 
Date: March 12, 2025 Case Number: ZC-25-014                Council District: 9 

Case Manager:  Sandy Michel 
 
Owner / Applicant: FW Westside RE Investors, LLC / Ray Oujesky, Kelly Hart & Hallman, LLP 
 
Site Locations: 222 N University Drive & a sec of 100 N University Drive  Acreage: 1.38 acres  
 

 
 

Proposed Use:           Mixed Use- Residential and Commercial 
 
Request: From: “J” Medium industrial 

To: "MU-2" High-intensity Mixed-Use 
 

 
 
Land Use Compatibility:    Requested change is compatible 
 
Comprehensive Plan Map Consistency: Requested change is consistent 
 
Comprehensive Plan Policy Consistency: Requested change is consistent 
 
Staff Recommendation:    Approval 
 

 
 

1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

a. Land Use Compatibility  
b. Comprehensive Plan Consistency 

 
 
 
 
 

 
6. Zoning Map with 300 ft. Notification Area 
7. Area Map   
8. Future Land Use Map 
9. Aerial Photograph 

Request  

Recommendation  

Table of Contents  

Zoning Map Amendment & Site Plan 
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The subject properties, totaling 1.38 acres, are located within the same block, north of White Settlement Road 
and east of University Drive (Figure 1). The property at 222 North University Drive contains an existing building, 
while 100 North University Drive is currently vacant (Figure 2). It appears that a previous structure at 100 N. 
University Drive has been removed, as the site is now enclosed by construction fencing. The surrounding area 
features a mix of uses, including a cemetery to the east, a gym to the north, and automobile sales to the south. 
Expanding outward, the area transitions into a denser urban setting with prominent destinations such as Panther 
Island, West 7th Urban Village, and Downtown. Nearby parcels are zoned “E” Neighborhood Commercial, “FR” 
General Commercial Restricted, “A-5” One-Family, and “J” Medium Industrial. 
 
These properties are part of a larger ongoing development project. The applicant plans to introduce commercial 
spaces, restaurants, and multifamily buildings along key corridors, including University Drive, White Settlement 
Road, Cullen Street, and Foch Street. The conceptual site plan accompanying the rezoning case (Figure 1) 
outlines this vision in detail, and the applicant has also provided a project description explaining their 
development goals. 
 
Applicant’s Description 
The applicant has provided a detailed project description to help us understand the reason for the request. The 
applicant has written, “The subject properties are being added to the existing adjacent MU-2 zoned property to 
allow for residential and commercial mixed-use development across the properties previously zoned in ZC-24-
032.” 
 

  
Figure 1: Zoning Exhibit, highlighted in blue are the subject properties 

 

Project Description and Background 
 



 

 

 
 

 
Figure 2: Site Photos taken by staff on 2/24/25; 1st photo of 100 N. University Drive (taken from the corner of White Settlement Road 

& University Drive facing north) & 2nd photo of 222 N. University Drive (taken from Shotts Street facing south) 
 

 
222 N University Drive 
North- west: “E” Neighborhood Commercial/ Commercial- Auto Services  
North- east: “J” Medium Industrial / Commercial- Auto Services  
East:  “MU-2” High-Intensity Mixed-Use / Vacant; no building 

Surrounding Zoning and Land Uses 
 



 

 

South:  “MU-2” High-Intensity Mixed-Use / Vacant; no building 
West:  “A-5” One-Family/ Cemetery 
 
Section of 100 N University Drive 
North  “MU-2” High-Intensity Mixed-Use / Vacant; no building 
East  “MU-2” High-Intensity Mixed-Use / Auto Sales 
South  “PD/E- PD1030” Planned Development “E” Neighborhood Commercial / Auto Sales 
West   “E” Neighborhood Commercial / Memorial Park 

 
The zoning history for both properties pre-dates 2004 

 

Written Notice 
Written notice of the Zoning Commission public hearing was mailed to the owners of real property lying within 
300 feet on February 28, 2025. 
 
Posted Notice 
A sign was erected on the property not less than 10 days before the Zoning Commission public hearing date. 
 
Published Notice 
A notice of the public hearing before the City Council will be published in the Fort Worth Star Telegram at least 
15 days before the hearing. 
 
Courtesy Notice 
The following organizations were emailed on February 28, 2025: 
 

Organizations Notified 
Westside Alliance West 7th Neighborhood Alliance 
Linwood NA* Monticello NA 
Crestwood NA Casa Blanca HOA 
Tarrant Regional Water District Streams and Valley’s Inc 
Trinity Habitat for Humanity Cultural District Alliance 
FWISD  

* Closest registered Neighborhood Organization 

Land Use Compatibility  
 
The vicinity is primarily characterized by commercial establishments, including churches, offices, restaurants, 
and coffee shops, strategically positioned along University Drive, White Settlement Road, Cullen Street, and Foch 
Street. The applicant is proposing a rezoning of the property to accommodate specific land uses and adhere to 
design criteria outlined in the "MU-2" High-intensity Mixed-Use zoning district. This adjustment aims to 
harmonize the property's classification with the predominant commercial nature of the surrounding area. By doing 

Public Notification 

Development Impact Analysis 

Recent Zoning History 
 



 

 

so, it paves the way for the development of compatible activities that enhance the commercial vitality and diversity 
of the neighborhood. 
 
Moreover, these properties occupy a significant position between the Panther Island form-based district and the 
West 7th Street Urban Village, known for its multitude of Mixed-Use and Urban Residential (MU/UR) zones 
(Figure 1). West 7th Street serves as a prime example of the potential of MU/UR districts to cultivate well-
designed urban spaces. Through the proposed rezoning and potential future initiatives, city staff anticipates 
fostering more favorable development within this general area. This specific location serves as a pivotal link 
between Panther Island and West 7th Street, establishing connectivity with the downtown core. 
 

 
Figure 3: Map showing Proximity to West 7th Street Urban Village and Panther Island 

 
 
The proposed zoning is compatible with surrounding land uses. 
 

Comprehensive Plan Consistency- FLU Map and Policies 
 
The adopted Comprehensive Plan currently designates the subject properties as General Commercial on the Future 
Land Use Map.  
 

 
 



 

 

The properties in question are strategically located between two significant urban development projects: the 
Panther Island Initiative and the West 7th Street development. These proposed changes in zoning are in harmony 
with the overarching policies outlined in the Comprehensive Plan, which prioritize fostering economic expansion 
within the region. Notably, all these properties are currently designated within the General Commercial & Light 
Industrial Future Land Use (FLU) category, indicating a predisposition towards commercial activities. 
 
The requested zoning modification is anticipated to seamlessly integrate with the existing landscape, ensuring 
compatibility with the surrounding environment. The Fort Worth Laboratory (FW Lab) and the Zoning team are 
actively engaged in assessing the broader context, including neighboring areas, to gauge how these adjustments 
can further complement and bolster the ongoing Panther Island Project and West 7th development. 
 
In essence, the proposed shift towards commercial zoning in this area is well-aligned with the established zoning 
objectives and urban planning goals. It signifies a strategic step forward in nurturing sustainable economic growth 
while maintaining synergy with the overarching development strategies in the region. 
 
Based on conformance with the policies stated above, the proposed zoning is consistent with the Comprehensive 
Plan FLU Map and Policies. 
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Zoning Staff Report 
March 12, 2025   Case Number: ZC-25-018                           Council District: 5 
 
Case Manager:  Christine Ross  
 
Owner / Applicant: Miguel Valdez / Jonathan Saldana & Alejandra Diaz, DDS Group   
 
Site Location:             3207 & 3211 House Anderson Road   Acreage: 0.83 acres  

 
Proposed Use:          Residential Dwelling    
 
Request:  From: “AG” Agricultural  
  

To: “A-21” One Family Residential 
 

Land Use Compatibility:   Requested change is compatible 
 
Comprehensive Plan Map Consistency: Requested change is consistent  
 
Comprehensive Plan Policy Consistency: Requested change is consistent 
 
Staff Recommendation:   Approval 

 
1. Project Description and Background 
2. Surrounding Zoning and Land Uses 

a. Area Map 
b. Aerial Photograph 

3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

a. Land Use Compatibility  
b. Comprehensive Plan Consistency 

 

6. Zoning Map with 300 ft. Notification Area 
7. Future Land Use Map 

Request  

Recommendation 

Table of Contents 

mailto:Christine.ross@fortworthtexas.gov


 

 
 

 

 
The subject site is a 0.83-acre tract within Council District 5. The site is currently being utilized as a vehicle 
storage yard with accessory structures and is proposed to be rezoned from the existing “AG” Agricultural to the 
“A-21” One-Family Residential District to accommodate the construction of a residential home.  
 
Surrounding the site are numerous single-family dwellings and commercial buildings with storage yards. 
Rezoning the property would allow for the construction of residential dwellings in alignment with the 
surrounding neighborhood character.  
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

Project Description and Background 
 

House Anderson Rd. view of subject site 



 

 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

North  PD-1129 – An office building  
South “AG” - Agricultural - A single-family residential dwelling  
East “AG” - Agricultural – A commercial business and storage yard  
West “A-5” – One Family Residential – Single-family residential dwellings  
 

• ZC-08-099 – Approved zoning change from “AG” – Agricultural to “I” Light Industrial south and east of 
the subject property.   

• ZC-09-045 – Approved zoning change from “AG” – Agricultural to “I” Light Industrial north of the 
subject property.   

• ZC-11-039 – Denied zoning change from “AG” – Agricultural to “I” Light Industrial west of the subject 
property.   

Aerial view (subject site in red) 

Recent Zoning History 
 

Surrounding Zoning and Land Uses 
 



 

 
 

 

• ZC-17-014 – Approved zoning change from “PD” to “FR” General Commercial Restricted north of the 
subject property.  

• ZC-17-149 – Denied zoning change from “AG” Agricultural to “PD/I” for truck parking and office area 
at the subject property.  

 

Written Notice 
Written notice of the Zoning Commission public hearing was mailed to the owners of real property lying within 
300 feet were mailed on February 28, 2025. 

 
Posted Notice 
A sign was erected on the property not less than 10 days before the Zoning Commission public hearing date. 

 
Published Notice 
A notice of the public hearing before the City Council will be published in the Fort Worth Star Telegram at least 
15 days before the hearing. 

 
Courtesy Notice 
The following organizations were emailed on February 26, 2025:  
 
 
 
 
 

Land Use Compatibility  
 

The surrounding area is developed as single-family residential dwellings and commercial uses. Constructing a 
residential dwelling in this neighborhood would be an appropriate and compatible use of the land due to the 
presence of numerous existing single-family dwellings surrounding the subject site.  
 
As such, the proposed zoning is compatible with surrounding land uses.  

Comprehensive Plan Consistency  
 
The 2023 Comprehensive Plan designates the subject property as Rural Residential. The proposed zoning is 
consistent with the Future Land Use Designation and it is consistent with the following policies of the 
Comprehensive Plan: 
 

• Promote a balance of residential, commercial, and industrial uses.  

Organizations Notified 
East Fort Worth Inc.  Streams and Valleys Inc 
Hurst Euless Bedford ISD Trinity Habitat for Humanity 

Public Notification 

Development Impact Analysis 



 

 
 

 

• Promote appropriate infill development of vacant lots within developed areas, which will efficiently 
utilize existing infrastructure.  

• Encourage new development in character with the existing neighborhood scale, architecture, and platting 
pattern, while working to improve pedestrian, bicycle, and transit access between adjacent 
neighborhoods and nearby destinations.  
 

Based on conformance with the policies stated above, the proposed zoning is consistent with the Comprehensive 
Plan FLU Map and Policies.  
 
 
 



0 190 38095 Feet

Area Zoning Map

ZC-25-018

Applicant: 
Address:
Zoning From:
Zoning To:
Acres:
Mapsco:
Sector/District:
Commission Date:
Contact:

Miguel Valdez by Jonathan Saldana

Text
0.828
A-21
AG
3207 & 3211 House Anderson Road

817-392-2495
3/12/2025
Eastside

Created: 2/20/2025  4:54:36 PM

Subject Area
300 Foot Notification

Ü



0 2,000 4,0001,000 Feet

Area Map

ZC-25-018

Created: 2/20/2025  4:54:33 PMÜ

Council Distr icts
2 - Carlos Flores
3 - Michael D. Crain
4 - Charles Lauersdorf
5 - Gyna Bivens
6 - Jared William s
7 - Macy Hill
8 - Chris Nettles
9 - Elizabeth M. Beck
10 - Alan Blaylock
11 - Jeanette Mart inez

Overlay Distr icts
Airport Overlay Dis trict
I-35W
TU PER IPHERAL
DESIGN DISTRICT
CONSERVATION DISTR ICT

Noise Contours
DEC IB EL

65
70
75
80
85



100 0 10050 Feet
A Com prehens iv e P lan shall  not c ons titu te z oning r egulations  or
es tab l is h z oning d istrict boundaries .  (Texas  Loc al  Governm ent Code,
 S ection 213.005.)  Land use des ignations were approv ed 
by  City Counci l on M arc h 6, 2018.

Future Land Use

ZC-25-018

Cr eated: 2 /20/2025  4 :54:24 PM

TOLLWAY / FREEWAY
PRINCIPAL ARTERIAL
MAJOR ARTER IAL
MINOR ARTERIAL
Vacant, Undeveloped, Agricultural
Rural Residential
Suburban Residential
Single Family Residential
Manufactured Housing
Low Density Res ident ial
Medium Density Residential
High Density R esident ial

Institutional
Neighborhood Commercial
General Commercial
Light Indus trial
Heavy Industrial
Mixed-Use
Industrial Growth Center
Infras truc ture
100 Year Flood Plain
Public Park, Recreation, Open Space
Private Park,  Recreat ion, Open Space
Lakes and Ponds

Ü



0 125 25062.5 Feet

Aerial Photo Map

ZC-25-018

Ü



 

 
 

 

Zoning Staff Report 
March 12, 2025       Case Number: ZC-25-022                   Council District: Future 6 
 
Case Manager:  Christine Ross  
 
Owner / Applicant: Old Granbury Holdings, LLC 
 
Site Location:             9625 Old Granbury Road                      Acreage: 4.537 acres  

 
Proposed Use:          Medical Office     
 
Request:  From: Unzoned  
  

To: “G’ – Intensive Commercial  
 

Land Use Compatibility:   Requested change is compatible 
 
Comprehensive Plan Map Consistency: Requested change not compatible   
 
Comprehensive Plan Policy Consistency: Requested change is compatible  
 
Staff Recommendation:   Approval (consider “E” Neighborhood Commercial) 

 
1. Project Description and Background 
2. Surrounding Zoning and Land Uses 

a. Area Map 
b. Aerial Photograph 

3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

a. Land Use Compatibility  
b. Comprehensive Plan Consistency 

 

6. Zoning Map with 300 ft. Notification Area 
7. Future Land Use Map 

Request  

Recommendation 

Table of Contents 

mailto:Christine.ross@fortworthtexas.gov


 

 
 

 

 
The subject site is a 4.537-acre tract within Future Council District 6. The site currently exists as a single-family 
dwelling and is proposed to be rezoned from the existing Unzoned Extra Territorial Jurisdiction (ETJ) to “G” – 
Intensive Commercial to accommodate the construction of a medical office.  
 
Surrounding the site are numerous single-family subdivisions and commercially zoned property. Rezoning the 
property would allow for the construction of a medical office in alignment with the surrounding neighborhood 
character. Staff has asked the applicant if they would “E” Neighborhood Commercial due to the use and 
proximity to residential. 
 
The applicant has provided the following narrative. 
 

 
 
 
 
 
 
 
 

Project Description and Background 
 



 

 
 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Old Granbury Road view of subject site 

Aerial view (subject site in red) 



 

 
 

 

 
North “A-5” Single Family – A single-family subdivision 
South  Unzoned ETJ – A single-family residence  
East     “A-5” Single Family – A single-family subdivision  
West “G’ Intensive Commercial – A vacant parcel of land  

 
• ZC-20-137 – Approved rezoning request from Unzoned ETJ to “A-5” Single-Family Residential; “E” 

Neighborhood Commercial; “G” Intensive Commercial  
 

Written Notice 
Written notice of the Zoning Commission public hearing was mailed to the owners of real property lying within 
300 feet were mailed on February 28, 2025. 

 
Posted Notice 
A sign was erected on the property not less than 10 days before the Zoning Commission public hearing date. 

 
Published Notice 
A notice of the public hearing before the City Council will be published in the Fort Worth Star Telegram at least 
15 days before the hearing. 

 
Courtesy Notice 
The following organizations were emailed on February 28, 2025:  
 
 
 
 
 

 
Land Use Compatibility  
 

The surrounding area is developed as single-family residential subdivisions and commercially zoned properties 
in various stages of development. Constructing a medical office in this area would be an appropriate and 
compatible use of the land due to the presence of numerous existing single-family subdivisions and commercially 
zoned parcels surrounding the subject site. This proposed rezoning will allow for a variety of medical and dental 

Organizations Notified 
Chisholm Trail Ranch Residential Community HOA Streams and Valleys Inc 
District 6 Alliance Trinity Habitat for Humanity 
Crowley ISD Llano Springs HOA 

Public Notification 

Development Impact Analysis 

Recent Zoning History 
 

Surrounding Zoning and Land Uses 
 



 

 
 

 

uses that will support and serve the community while providing infill development and discouraging the 
leapfrogging of development.  
 
The presence of commercially zoned property to the west of the site across Old Granbury Road and diagonally to 
the site on the northwest corner of McPherson Blvd. makes this rezoning request suitable. Additionally, there is 
a large strip of commercially zoned property that begins approximately half a mile southeast of the subject site 
on the corner of McPherson Blvd. and Brewer Blvd. and extends east along McPherson Blvd. 
 
As such, the proposed zoning is compatible with surrounding land uses.  

Comprehensive Plan Consistency  
 
The adopted Comprehensive Plan currently designates the subject property as single-family on the Future Land 
Use Map. The proposed rezoning is not consistent with the future land use map.   
 
However, the proposed rezoning is consistent with the Comprehensive Plan map and the polices below. 
 

• Promote appropriate infill development of vacant lots within developed areas, which will efficiently utilize 
existing infrastructure 

• Promote appropriate infill of old commercial centers (greyfields), and contaminated sites (brownfields) 
within developed areas, particularly in the central city. 
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Zoning Staff Report 
Date: March 12, 2025 Case Number: ZC-25-025 Council District: 11 

                 
Case Manager:  Beth Knight 
 
Owner / Applicant: Fort Worth Badminton LLC by Kimley-Horn 
 
Site Location:             3001-3015 (odds) Fisher Avenue        Acreage:  4.8 acres  
 

 
 

Proposed Use:           Health or Recreation Club 
 
Request:  From: “ER” Neighborhood Commercial Restricted 
  

To: “E” Neighborhood Commercial 
 

 
 

Land Use Compatibility:   Requested change is compatible 
 
Comprehensive Plan Map Consistency: Requested change is consistent 
 
Comprehensive Plan Policy Consistency: Requested change is consistent 
 
Staff Recommendation: Approval  
 

 
 

1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

a. Land Use Compatibility  
b. Comprehensive Plan Consistency 
c. Site Plan Comments 

6. Zoning Map with 300 ft. Notification Area 
7. Site Plan 

8. Area Map   
9. Future Land Use Map 
10. Aerial Photograph 
 

Request  

Recommendation  

Table of Contents  

Zoning Map Amendment 
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The applicant is requesting redevelopment of a site that appears to have ceased use as an industrial storage yard 
approximately 20 years ago.  The proposed site is in the southwest quadrant of E. 4th Street and Riverside 
Drive.  The site with frontage on Fisher Avenue and S. Judkins Street abuts non-residential uses with “I” Light 
Industrial zoning to the northeast and east.  The remainder of the block backs up to an active rail line for the 
Trinity Rail Express passenger trains, as well as heavy freight trains.  The northwestern portion of the site is 
covered by a scenic corridor.  Fisher Avenue and S. Judkins Street are both classified as residential streets, 
serving the residential lots to the south and west.  The residential lots on the south side of Fisher Avenue face 
east/west, leaving their side yards facing the subject property.   
 

 
 
Health/recreation clubs are allowed by right in “E” Neighborhood Commercial zoning.  The applicants are 
proposing a 30,000 square foot tenant in a single building.  The racquet sports are anticipated to be entirely 
indoors, where the noise would not impact the nearby residential uses.  Existing water and sewer lines crossing 
the site will push the building placement to northeastern corner, which is furthest away from closest single-
family houses.  “E” Neighborhood Commercial zoning is an appropriate transitional district between the “ER” 
Neighborhood Restricted to the west and the “I” Light Industrial uses to the east.  The depth of the proposed 
“E” zoning also steps back the non-residential uses along N. Riverside Drive from the larger industrial use to 
the north and the smaller industrial zoning to the south.    
 

North “I” Light Industrial / Railroad track, industrial buildings 
East “I” Light Industrial / Office building 
South “A-5” One-Family, “I” Light Industrial / Single family uses, industrial uses  
West “A-5” One-Family / Single family uses, vacant land 

Project Description and Background 
 

Surrounding Zoning and Land Uses 
 



 

 

 
ZC-19-057: subject site and surrounding area, Council-initiated to be in conformance with the Comprehensive 
Plan, approved 6/6/2019.  
 
ZC-22-028, from ER to J, denied without prejudice, 9/13/2022. 

 

 
300-foot Legal Notifications were mailed on February 28, 2025. 
The following organizations were notified: (emailed February 28, 2025) 
 

Organizations Notified 
United Riverside NA* Riverside Alliance 
Vintage Riverside NA Friends of Riverside Park 
Oakhurst Alliance of Neighbors United Riverside Rebuilding Corporation, Inc. 
East Fort Worth, Inc. Tarrant Regional Water District 
East Fort Worth Business Association Fort Worth ISD 
Streams and Valleys Inc Trinity Habitat for Humanity  

* Located in this registered Neighborhood Association  
 

Land Use Compatibility  
 
The applicant is proposing to construct an indoor recreation club for racquet sports such as badminton and 
pickleball, on a previous industrial outdoor storage lot.  The adjacent properties are zoned either “I” Light 
Industrial or “A-5” One-Family for the single-family uses. The proposed “E” Neighborhood Commercial 
presents a transitional area in all directions, while limiting encroachment into the neighborhood.  The proposed 
zoning request for an indoor recreation facility is compatible with the surrounding land uses.     
 

Comprehensive Plan Consistency – Northeast Sector  
 
The 2023 Comprehensive Plan currently designates the subject property as “Light Industrial” on the Future Land 
Use Map. The requested commercial land uses would be included in the list of zoning districts envisioned for this 
category, as detailed in the excerpt from the Comprehensive Plan below, and is considered to be consistent. 

 

 
 
The proposed zoning is consistent with the land use designations for this area and with the following policies of 
the Comprehensive Plan:  

Public Notification 

Recent Zoning History 
 

Development Impact Analysis 



 

 

• Promote appropriate infill development of vacant lots, old commercial centers (greyfields), and 
contaminated sites (brownfields) within developed areas, particularly in the central city.   

• Encourage new development adjacent and connected to previously developed or platted areas in 
order to utilize existing utility and road infrastructure and services, thereby optimizing public and 
private investments and discouraging sprawl development 

• Separate incompatible land uses with buffers or transitional uses. Some land uses have attributes 
such as height, proportion, scale, operational characteristics, traffic generated, or appearance that 
may not be compatible with the attributes of other uses. 

 
Based on conformance with the future land use map and with the policies stated above, the proposed zoning is 
consistent with the Comprehensive Plan.   
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Zoning Staff Report 
Date: March 12, 2025 Case Number: ZC-25-026              Council District: 10 

Case Manager:  Lynn Jordan 
 
Owner / Applicant: Hannah Haber, McAdams Eng. / Bo Jones, LIV Development, LLC / Roanoke 
 
Site Location:             SH 114 and 15800 – 15900 Blocks Championship Parkway   Acreage: 17.23  
 

 
 

Proposed Use: Detached Multifamily 
 

Request: From: “K” Heavy Industrial 
 

 To: “PD/C” Planned Development for all uses in “C” Medium Density multifamily plus 
detached multifamily with the following development standards: reduction in 
parking, reduction in open space, increase in height, no Urban Forestry 
requirement, MFD site plan submittal waiver requested; site plan included. 

 

 
 
Land Use Compatibility:    Requested change is compatible 
 
Comprehensive Plan Map Consistency: Requested change is not consistent 
 
Comprehensive Plan Policy Consistency: Requested change is consistent 
 
Staff Recommendation:    Approval 
 

 
 

1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

a. Land Use Compatibility  
b. Comprehensive Plan Consistency 

6. Zoning Map with 300 ft. Notification Area 

7. Area Map   
8. Future Land Use Map 
9. Aerial Photograph 

Request  

Recommendation  

Table of Contents  

Zoning Map Amendment & Site Plan 



 

 

 
The subject property, encompassing 17.23 acres, is currently a vacant lot situated adjacent to “PD1308”. The 
applicant is requesting a similar request for "PD/C" Planned Development for all uses in "C" Medium Density 
Multifamily plus detached multifamily with development standards for an increase in height, a reduction in open 
space, a reduction in parking, no Urban Forestry requirement, MFD site plan submittal waiver; site plan included. 
To the south and southwest of the property, consists single-family residential homes, golf course and a hotel. The 
vicinity to the north and east feature commercial, retail and multifamily. 
 
The applicant proposes to construct a detached multifamily cottage community development, as stated in the 
zoning application. This development could serve as a catalyst for further residential mixed-use projects in the 
area. The description below was provided by the applicant: 
 

 
The waivers (or ‘development standards’) for the proposed PD-C are provided in the table below. The waivers 
are only for aspects that fall short of the “C” standards. All other “C” standards not listed will be met or exceed 
the standards. 
 

Standard C Zoning Proposed PD/C 

Height Maximum Height 36 ft. slab to top 
plate 

Development Standard required 
(up to 48 ft. for vertical 
multifamily) Staff supports the 
additional height 

Open Space 45% maximum 

Development Standard Required 
(40% provided) Staff supports the 
reduced open space, difference of 
5%. 

Parking 
1 space per bedroom plus 1 space 
per 250 square feet of common 
areas, offices and recreation (less 

Development Standard Required 
See parking table on site plan, 
deficient 122 spaces. (Staff 

Project Description and Background 
 



 

 

laundry rooms and storage); 2 
spaces may be tandem if assigned 
to the same unit and restricted from 
use for storage. 

supports this request due to the 
proposed unit types that differ from 
standard multifamily) 

Multifamily Design (MFD) MFD submittal required to comply 
with development standards 

Development Standard Required 
for waiver to the MFD submittal 
(Staff supports the request; the site 
plan states they will comply with 
architectural designs related to the 
MFD) 

 
 

 
North “K” Heavy Industrial / vacant land, commercial 
East “K” Heavy Industrial, “PD1170” Planned Development for “D” High Density Multifamily with 

height up to 45’ plus additional units / Retail Shopping Center, Multifamily 
South “K” Heavy Industrial, “A-5” One-Family / 10 story hotel and single-family  
West “A-5” One-Family, “PD1308” "PD/C" Planned Development for all uses in “C" Medium Density 

Multifamily with development standards; site plan approved / Single-Family, Golf Course, 
Multifamily  

 
Facing West 

 

Facing East 

 

Surrounding Zoning and Land Uses 
 



 

 

 

 
• PD1128 Planned Development for “D” High Density Multifamily plus additional property for parking/I-35 

Overlay; site plan approved. (Approved June 2019) 
• PD1015 Planned Development for “MU-2” High Intensity Mixed-Use excluding detached single family units 

with waivers to building street frontages, entrances and setbacks. (Approved July 2014) 
• PD1308 Planned Development for all uses in “C” Medium Density Multifamily plus detached multifamily 

with development standards; site plan approved. (Approved December 2021) 
• PD1170 Planned Development for “D” High Density Multifamily, plus additional units, with height up to 42’. 

(Approved April 2018) 

 
Written Notice 
Written notice of the Zoning Commission public hearing was mailed to the owners of real property lying within 
300 feet were mailed on February 28, 2025. 

 
Posted Notice 
A sign was erected on the property not less than 10 days before the Zoning Commission public hearing date. 

 
Published Notice 
A notice of the public hearing before the City Council will be published in the Fort Worth Star Telegram at least 
15 days before the hearing. 

 
Courtesy Notice 
The following organizations were emailed on February 28, 2025:  
 
 

Organizations Notified 
North Fort Worth Alliance Beechwood Creeks HOA* 
Streams and Valleys Inc Trinity Habitat for Humanity 
NWISD  

* Closest registered Neighborhood Organization 

Land Use Compatibility  
 
The surrounding land uses consist of multifamily to the northwest, commercial, retail and multifamily to the east, 
hotel to the south and single-family with a golf course to the west. The applicant seeks to rezone the property to 
build a cottage community/detached multifamily., the adjacent property is zoned “PD1308” Planned 
Development for a cottage community and the nearest one-family zoning district is to the west of the site. 
 

Public Notification 

Recent Zoning History 
 

Development Impact Analysis 



 

 

The proposed zoning is compatible with surrounding land uses. The proximity to commercial and presence of an 
established neighborhood with single-family and duplex uses in the immediate vicinity make the proposed 
multifamily compatible with the surrounding area.  
 

Comprehensive Plan Consistency- FLU Map and Policies 
 
The adopted 2023 Comprehensive Plan currently designates the subject property as “General Commercial” on 
the Future Land Use Map. The proposed property's designation does not align with this category.  
 
However, the following land use policies below are supported by the rezoning request: 

• Locate multifamily units within walking distance of public transportation, employment, recreation, 
and/or shopping to increase accessibility and decrease vehicular traffic 

• Encourage new development adjacent and connected to previously developed or platted areas in order 
to utilize existing utility and road infrastructure and services, thereby optimizing public and private 
investments and discouraging sprawl development. 

 
Furthermore, such a rezoning effort underscores the City's commitment to promoting stable, family-oriented 
neighborhoods, which can attract residents seeking a suburban lifestyle within the urban framework. This 
approach supports sustainable development by ensuring that land use decisions are made in harmony with the 
overarching planning strategy, ultimately enhancing the quality of life for residents and fostering a sense of 
community. As a result, the proposed rezoning to “PD-C” is consistent with the Comprehensive Plan policies. 
 

Site Plan Comments 
 
Zoning and Land Use Comments: 
 
* Provide the case number and a signature line in the lower right hand corner. 
* For the multifamily the parking will be reviewed at one space per bedroom plus 250 sq. ft. common area. (Waiver   
required for less) 
* For the detached multifamily the parking will be reviewed at 1 space per bedroom. (Waiver may be required) 
* Required Open Space is 45%. (Waiver required for less) 
* Maximum height is 36 ft. slab to top plate for multifamily. Waiver required for additional height) 
* Provide the total number of units. 
* Add the following language to the site plan: 
Variation of roof elevation and exterior wall materials and colors shall be incorporated to provide architectural variety 
allowable materials to include: brick, stone, synthetic stone, stucco and fiber cement siding. 
* Waiver being requested for the MFD submittal requirement. 
FYI: Fencing is not permitted in front of the building along Championship Parkway or Collection Boulevard 
 
Fire Department: 
Comments 
FWFD - (Lt. Donna York, donna.york@fortworthtexas.gov or fireplatting@fortworthtexas.gov) 
Interior fire lanes are marked correctly at 26' wide. 
Minimum turn radii: 25' inside and 51' outside. 



 

 

Fire lanes and Emergency Access Easements must provide hose lay for each building within 300' for buildings equipped with a 
fire sprinkler system. 
Fire lanes will be dedicated and named as Emergency Access Easements for addressing purposes. 
Section 503 Fire Lane Specifications 
Section 503.1.1 Buildings and Facilities. 
 
Secondary access is provided from Championship Pkwy and Collection Blvd. 
Section 503.1.6 Secondary Access One and Two Family Residential Developments 
 
Additional hydrants will be required to accommodate the following: 
Maximum of 600 ft. (300 ft. radius) spacing between hydrants along a direct horizontal line, and 
Maximum of 500 ft. hose lay distance to all points of building. 
Maximum distance from Fire Department Connection (FDC); if sprinkler systems or standpipes provided: 
Maximum of 150 ft. for a standpipe system, and/or a sprinkler system. 
IFC 2021/CFW Adopted Amendments Ordinance #25388-03-2022 Sections 507.5.1 (2) and (3) 
 
Vehicle gates are required to be a minimum of 20' wide when fully opened and equipped with Knox Locks. Permits are required 
for electric gates. 
Section 503.6 Security Gates 
 
General Note Item 7 for NFPA13D automatic fire sprinkler system is NOT required. 
General Note Item 8.3-Adequate parking is imperative for emergency response. Fire Code does not have a standard for parking 
capacity but it is important to note that inadequate parking has historically led to parking within fire lanes. 
 
General information: 
Failure to recognize violations of the fire code by the fire code official does not waive the requirement of meeting minimum 
requirements of the fire code in the future. 
It is the applicant's and the owner's responsibility to meet all minimum fire code requirements at all times. 
 
The City of Fort Worth has adopted the 2021 International Fire Code as its current fire code at the time of this review. The City of 
Fort Worth has also adopted Amendments #25388-03-2022. 
https://www.fortworthtexas.gov/departments/fire/services/bureau 
  
(Comments made by Platting (Subdivision Ordinance), Transportation/Public Works, Fire, Park & 
Recreation, and Water Department staff cannot be waived through the Zoning Commission and City Council.  
Approval of the zoning site plan does not constitute the acceptance of conditions.) 
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OPEN SPACE EXHIBIT

TOTAL AREA: 17.231 ACRES (750,590 SF)

OPEN SPACE AREA PROVIDED: 300,000 SF

300,000 SF / 750,590 SF = 40% OPEN SPACE PROVIDED
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EXISTING CONDITIONS

13,197 SF OF EXISTING TREE CANOPY

VIEW CORRIDOR EASEMENT AREA,
NOT REGULATED BY THE PUBLIC
UTILITY COMMISSIONS OR TEXAS
RAILROAD COMMISSION

20' GATHERING PIPELINE AREA: 24,833 SF

COLLECTION BLVD

40' PERMANENT SEWER FACILITY
EASEMENT + 10' UTILITY EASEMENT +
VARIABLE WIDTH PRIVATE DRAINAGE
EASEMENT = 30,204 SF

SIGNIFICANT TREE, TYP.
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LARGE CANOPY TREE 100
SPECIES SELECTED FROM TABLE F (PREFERRED
TREE LIST).
Quercus shumardii / Shumard Oak
Quercus virginiana / Southern Live Oak
Ulmus parvifolia / Lacebark Elm

EXISTING STREET TREE 43
TO REMAIN

PLANT SCHEDULE
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VIEW CORRIDOR EASEMENT AREA: 33,447 SF

13,197 SF OF EXISTING TREE CANOPY

20' GATHERING PIPELINE AREA: 24,833 SF

SIGNIFICANT TREE, TYP.
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LARGE CANOPY TREE 100
SPECIES SELECTED FROM TABLE F (PREFERRED
TREE LIST).
Quercus shumardii / Shumard Oak
Quercus virginiana / Southern Live Oak
Ulmus parvifolia / Lacebark Elm

EXISTING STREET TREE 43
TO REMAIN

LANDSCAPED AREA 73,427 sf
Callicarpa americana / American Beautyberry
Itea virginica / Virginia Sweetspire
Myrica pusilla / Dwarf Southern Wax Myrtle
Rhus aromatica / Fragrant Sumac
Salvia greggii / Autumn Sage

BUFFER PLANTINGS 13,102 sf
Callicarpa americana / American Beautyberry
Myrica pusilla / Dwarf Southern Wax Myrtle
Salvia leucantha / Mexican Bush Sage
Schizachyrium scoparium / Little Bluestem

TURF AND GROUNDCOVER 168,506 sf
Bouteloua dactyloides / Buffalo Grass
Cynodon dactylon 'Celebration' / Celebration Bermudagrass

PLANT SCHEDULE
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6.300.d 6' HT. WOOD FENCE ALONG
PROPERTY LINE

EXISTING STREET TREE TO REMAIN, TYP.

40'

5.711.d.6 LARGE CANOPY STREET TREES PROVIDED PER
ENHANCED LANDSCAPING SYSTEM. TREES SET
BACK DUE TO UTILITY EASEMENTS.

450 LF FRONTAGE / 40 = 12 LARGE CANOPY TREES REQUIRED
  12 LARGE CANOPY TREES PROVIDED

5.711.d.6 LARGE CANOPY STREET TREES PROVIDED PER ENHANCED
LANDSCAPING SYSTEM. EXISTING STREET TREES 
PRESERVED (EXCEPT WHERE IN CONFLICT WITH 
VEHICULAR ACCESS) AND INFILLED TO COMPLETE 
FRONTAGE.

410 LF FRONTAGE / 40 = 10 LARGE CANOPY TREES REQUIRED
  8 EXISTING STREET TREES PRESERVED
  2 LARGE CANOPY TREES PROVIDED
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ENHANCED HARDSCAPE AREA

5,000 SF SECONDARY PARK AMENITY WITH
ENHANCED HARDSCAPE, SHADE STRUCTURE, SOFT
SEATING, AND ENHANCED LANDSCAPE.

WALKWAYS PROVIDED TO CONNECT TO ALL BUILDINGS, BUFFER
YARDS, AND RECREATIONAL FACILITIES. WALKWAYS PROVIDED
TO CONNECT TO PUBLIC STREETS AND ADJACENT PROPERTIES.

SEE SHEET LA5.12 SEE SHEET LA5.11

LANDSCAPE REQUIREMENTS
6.204.a.7 ALL PROVIDED OUTDOOR BICYCLE PARKING LOCATIONS SHALL BE WELL LIT, WITHIN 100' OF BUILDING

ENTRANCES, AND LOCATED OUTSIDE OF PUBLIC R.O.W.
6.204.b.3 SIGNAGE TO BE PROVIDED WHERE BICYCLE PARKING SPACES ARE NOT VISIBLE FROM PRIMARY 

STREET.
6.204.c.1 BICYCLE PARKING SPACES MINIMUM RATE NOT REQUIRED FOR MULTIFAMILY OUTSIDE OF MU ZONING.
6.300.d-g 25 POINT BUFFER YARD PROVIDED WHERE PROPERTY ABUTS ADJACENT SINGLE FAMILY RESIDENTIAL

USE.
6' HT. DOUBLE FACED WOOD FENCE = 10 POINTS
5 ORNAMENTAL SHRUBS PER 25 LF OF BUFFERYARD = 15 POINTS

25 POINT BUFFER PROVIDED
6.301.d.2 OPAQUE WALLS PROVIDED AT REFUSE HANDLING FACILITY. EVERGREEN HEDGES SHALL BE 

PROVIDED TO SCREEN ALL OTHER MECHANICAL STRUCTURES ON SITE.

4.711.C.2 45% OPEN SPACE PROVIDED, SEE LA5.00.

5.711.d.6 ENHANCED LANDSCAPING SYSTEM REQUIREMENTS MET THROUGH STREET TREES AND PRIVATE 
FEATURES. 20 POINTS REQUIRED.

STREET TREE: LARGE CANOPY TREES PROVIDED @ 40' O.C. 10 POINTS
PRIVATE FEATURE: POOL AMENITY + SECONDARY AMENITIES 5 POINTS
@ 5% OF NET LAND AREA

695,553 SF NET LAND AREA * .05 = 34,778 SF REQUIRED
20,000 SF POOL AREA + SECONDARY PARK AMENITIES (16,000 SF) = 36,000 SF PROVIDED

PRIVATE FEATURE: DOG PARK 5 POINTS
20 POINTS TOTAL
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LARGE CANOPY TREE 100
SPECIES SELECTED FROM TABLE F (PREFERRED
TREE LIST).
Quercus shumardii / Shumard Oak
Quercus virginiana / Southern Live Oak
Ulmus parvifolia / Lacebark Elm

EXISTING STREET TREE 43
TO REMAIN

LANDSCAPED AREA 73,427 sf
Callicarpa americana / American Beautyberry
Itea virginica / Virginia Sweetspire
Myrica pusilla / Dwarf Southern Wax Myrtle
Rhus aromatica / Fragrant Sumac
Salvia greggii / Autumn Sage

BUFFER PLANTINGS 13,102 sf
Callicarpa americana / American Beautyberry
Myrica pusilla / Dwarf Southern Wax Myrtle
Salvia leucantha / Mexican Bush Sage
Schizachyrium scoparium / Little Bluestem

TURF AND GROUNDCOVER 168,506 sf
Bouteloua dactyloides / Buffalo Grass
Cynodon dactylon 'Celebration' / Celebration Bermudagrass

PLANT SCHEDULE
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20,800 SF PRIVATE POOL  AMENITY WITH
ENHANCED HARDSCAPE, VARIED
FURNISHINGS, AND ENHANCED LANDSCAPE.

LANDSCAPE REQUIREMENTS
6.204.a.7 ALL PROVIDED OUTDOOR BICYCLE PARKING LOCATIONS SHALL BE WELL LIT, WITHIN 100' OF BUILDING

ENTRANCES, AND LOCATED OUTSIDE OF PUBLIC R.O.W.
6.204.b.3 SIGNAGE TO BE PROVIDED WHERE BICYCLE PARKING SPACES ARE NOT VISIBLE FROM PRIMARY 

STREET.
6.204.c.1 BICYCLE PARKING SPACES MINIMUM RATE NOT REQUIRED FOR MULTIFAMILY OUTSIDE OF MU ZONING.
6.300.d-g 25 POINT BUFFER YARD PROVIDED WHERE PROPERTY ABUTS ADJACENT SINGLE FAMILY RESIDENTIAL

USE.
6' HT. DOUBLE FACED WOOD FENCE = 10 POINTS
5 ORNAMENTAL SHRUBS PER 25 LF OF BUFFERYARD = 15 POINTS

25 POINT BUFFER PROVIDED
6.301.d.2 OPAQUE WALLS PROVIDED AT REFUSE HANDLING FACILITY. EVERGREEN HEDGES SHALL BE 

PROVIDED TO SCREEN ALL OTHER MECHANICAL STRUCTURES ON SITE.

4.711.C.2 45% OPEN SPACE PROVIDED, SEE LA5.00.

5.711.d.6 ENHANCED LANDSCAPING SYSTEM REQUIREMENTS MET THROUGH STREET TREES AND PRIVATE 
FEATURES. 20 POINTS REQUIRED.

STREET TREE: LARGE CANOPY TREES PROVIDED @ 40' O.C. 10 POINTS
PRIVATE FEATURE: POOL AMENITY + SECONDARY AMENITIES 5 POINTS
@ 5% OF NET LAND AREA

695,553 SF NET LAND AREA * .05 = 34,778 SF REQUIRED
20,000 SF POOL AREA + SECONDARY PARK AMENITIES (16,000 SF) = 36,000 SF PROVIDED

PRIVATE FEATURE: DOG PARK 5 POINTS
20 POINTS TOTAL

EXISTING STREET TREE TO REMAIN, TYP.

5.711.d.6 LARGE CANOPY STREET TREES PROVIDED PER ENHANCED
LANDSCAPING SYSTEM. EXISTING STREET TREES 
PRESERVED (EXCEPT WHERE IN CONFLICT WITH 
VEHICULAR ACCESS) AND INFILLED TO COMPLETE 
FRONTAGE.

497 LF FRONTAGE / 40 = 12 LARGE CANOPY TREES REQUIRED
  12 EXISTING STREET TREES PRESERVED

49
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ENHANCED HARDSCAPE AREA

DOG PARK AND SPA AMENITY WITH ENHANCED
HARDSCAPE, SHADE STRUCTURE, SOFT SEATING,
AND ENHANCED LANDSCAPE.

WALKWAYS PROVIDED TO CONNECT TO ALL BUILDINGS, BUFFER
YARDS, AND RECREATIONAL FACILITIES. WALKWAYS PROVIDED
TO CONNECT TO PUBLIC STREETS AND ADJACENT PROPERTIES.

382'

5.711.d.6 LARGE CANOPY STREET TREES PROVIDED PER ENHANCED
LANDSCAPING SYSTEM. EXISTING STREET TREES 
PRESERVED (EXCEPT WHERE IN CONFLICT WITH 
VEHICULAR ACCESS) AND INFILLED TO COMPLETE 
FRONTAGE.

382 LF FRONTAGE / 40 = 10 LARGE CANOPY TREES REQUIRED
  4 EXISTING STREET TREES PRESERVED
  7 LARGE CANOPY TREES PROVIDED

4,000 SF SECONDARY RECREATIONAL SPORTS
AMENITY WITH PICKLEBALL COURT, BENCH
SEATING, AND ENHANCED LANDSCAPE.
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ENHANCED HARDSCAPE AT CLUBHOUSE
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SEE SHEET LA5.10
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LARGE CANOPY TREE 100
SPECIES SELECTED FROM TABLE F (PREFERRED
TREE LIST).
Quercus shumardii / Shumard Oak
Quercus virginiana / Southern Live Oak
Ulmus parvifolia / Lacebark Elm

EXISTING STREET TREE 43
TO REMAIN

LANDSCAPED AREA 73,427 sf
Callicarpa americana / American Beautyberry
Itea virginica / Virginia Sweetspire
Myrica pusilla / Dwarf Southern Wax Myrtle
Rhus aromatica / Fragrant Sumac
Salvia greggii / Autumn Sage

BUFFER PLANTINGS 13,102 sf
Callicarpa americana / American Beautyberry
Myrica pusilla / Dwarf Southern Wax Myrtle
Salvia leucantha / Mexican Bush Sage
Schizachyrium scoparium / Little Bluestem

TURF AND GROUNDCOVER 168,506 sf
Bouteloua dactyloides / Buffalo Grass
Cynodon dactylon 'Celebration' / Celebration Bermudagrass

PLANT SCHEDULE
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6.300.d 6' HT. WOOD FENCE 
ALONG PROPERTY LINE

4.711.d.4 OPEN DESIGN METAL FENCE
PROVIDED ALONG WESTERN
PROPERTY LINE. CREATES 
LOOK ALONG GOLF COURSE
THAT IS CONSISTENT WITH 
ADJACENT DEVELOPMENTS.

LANDSCAPE REQUIREMENTS
6.204.a.7 ALL PROVIDED OUTDOOR BICYCLE PARKING LOCATIONS SHALL BE WELL LIT, WITHIN 100' OF BUILDING

ENTRANCES, AND LOCATED OUTSIDE OF PUBLIC R.O.W.
6.204.b.3 SIGNAGE TO BE PROVIDED WHERE BICYCLE PARKING SPACES ARE NOT VISIBLE FROM PRIMARY 

STREET.
6.204.c.1 BICYCLE PARKING SPACES MINIMUM RATE NOT REQUIRED FOR MULTIFAMILY OUTSIDE OF MU ZONING.
6.300.d-g 25 POINT BUFFER YARD PROVIDED WHERE PROPERTY ABUTS ADJACENT SINGLE FAMILY RESIDENTIAL

USE.
6' HT. DOUBLE FACED WOOD FENCE = 10 POINTS
5 ORNAMENTAL SHRUBS PER 25 LF OF BUFFERYARD = 15 POINTS

25 POINT BUFFER PROVIDED
6.301.d.2 OPAQUE WALLS PROVIDED AT REFUSE HANDLING FACILITY. EVERGREEN HEDGES SHALL BE 

PROVIDED TO SCREEN ALL OTHER MECHANICAL STRUCTURES ON SITE.

4.711.C.2 45% OPEN SPACE PROVIDED, SEE LA5.00.

5.711.d.6 ENHANCED LANDSCAPING SYSTEM REQUIREMENTS MET THROUGH STREET TREES AND PRIVATE 
FEATURES. 20 POINTS REQUIRED.

STREET TREE: LARGE CANOPY TREES PROVIDED @ 40' O.C. 10 POINTS
PRIVATE FEATURE: POOL AMENITY + SECONDARY AMENITIES 5 POINTS
@ 5% OF NET LAND AREA

695,553 SF NET LAND AREA * .05 = 34,778 SF REQUIRED
20,000 SF POOL AREA + SECONDARY PARK AMENITIES (16,000 SF) = 36,000 SF PROVIDED

PRIVATE FEATURE: DOG PARK 5 POINTS
20 POINTS TOTAL

EXISTING STREET TREE TO REMAIN, TYP.

WALKWAYS PROVIDED TO CONNECT TO ALL BUILDINGS, BUFFER
YARDS, AND RECREATIONAL FACILITIES. WALKWAYS PROVIDED
TO CONNECT TO PUBLIC STREETS AND ADJACENT PROPERTIES.

5.711.d.6 LARGE CANOPY STREET TREES PROVIDED PER ENHANCED
LANDSCAPING SYSTEM. EXISTING STREET TREES 
PRESERVED (EXCEPT WHERE IN CONFLICT WITH 
VEHICULAR ACCESS) AND INFILLED TO COMPLETE 
FRONTAGE.

205 LF FRONTAGE / 40 = 5 LARGE CANOPY TREES REQUIRED
  1 EXISTING STREET TREES PRESERVED
  4 LARGE CANOPY TREES PROVIDED

4,000 SF SECONDARY RECREATIONAL SPORTS
AMENITY WITH PICKLEBALL COURT, BENCH
SEATING, AND ENHANCED LANDSCAPE.

BUILDING 3
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BUILDING 3

1,700 SF SECONDARY PARK AMENITY WITH
ENHANCED HARDSCAPE AND ENHANCED LANDSCAPE.

5,000 SF SECONDARY PARK AMENITY WITH
ENHANCED HARDSCAPE, VARIED SEATING, AND
ENHANCED LANDSCAPE.

205'

GARBAGE COLLECTION AREA, VISUALLY
SCREENED WITH ENCLOSURE AND
BUFFER LANDSCAPE
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Lot 13 Block 1
Champions Circle Addition

Zoned: PD 1308
Future Land Use: General

Commercial

Lot 1, Block 1
Beechwood Business Park
Zoned: Heavy Industrial "K"

Future Land Use: Open Space

Lot 2, Block 1
Beechwood Business Park
Zoned: Heavy Industrial "K"
Future Land Use: General

Commercial
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Roanoke 35

114 Partners LP
Zoned: Heavy Industrial "K"
Future Land Use: General
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Block 3, Lot 2R1
Champions Circle Addition
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The John R. McAdams Company, Inc.

www.mcadamsco.com

4400 State Highway 121, Suite 800
Lewisville, Texas 75056
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    Zoning Staff Report 
 

 

 

 
 
Date: March 12, 2025  Case Number: ZC-25-027      Council District: 11 

 
Case Manager:  Stephen Murray  
 
Owner / Applicant: Michael Parmerlee, GFC Leasing Corporation / Russ Michaels, CSH Avenue at 

Lancaster, Ltd./ Jason Knotowicz 
 
Site Location:  5733 Craig Street    Acreage: 3 acres  
 

Proposed Use:          Multifamily    
 
Request:  From: “B” Two-Family Residential & “E” Neighborhood Commercial 
  

To: “D” High Density Multifamily  
 

Land Use Compatibility:   Requested change is not compatible 
 
Comprehensive Plan Map Consistency: Requested change is not consistent  
 
Comprehensive Plan Policy Consistency: Requested change is consistent 
 
Staff Recommendation:   Approval 

 
1. Project Description and Background 
2. Surrounding Zoning and Land Uses 

a. Area Map 
b. Aerial Photograph 

3. Recent Zoning History 
4. Public Notification  

5. Development Impact Analysis  
a. Land Use Compatibility  
b. Comprehensive Plan Consistency 

6. Zoning Map with 300 ft. Notification Area 
7. Future Land Use Map 

 

Zoning Map Amendment 

Request  

Recommendation 

Table of Contents 

mailto:stephen.murray@fortworthtexas.gov


g Staff Report 
 

 

The subject site is a 3-acre tract within Council District 11. The site is currently undeveloped and is proposed to 
be rezoned from the existing “B” Two-Family Residential & “E” Neighborhood Commercial to “D” High 
Density Multifamily to accommodate the construction of a multiple-family residential community.  
 
There area is predominantly single-family and commercial in nature. A case could be made for some type of 
multifamily in the area due to proximity to Lancaster Avenue, public transportation, and existing commercial 
services. However, the proposed “D” High Density Multifamily may be out of character for the existing low 
density residential uses in the area. 
 
The applicant has provided the following narrative below: 

 
 
 

Project Description and Background 
 



g Staff Report 
 

 

North “B” Two-Family; “E” Neighborhood Commercial / single-family, commercial  
South “B” Two-Family; “FR” General Commercial Restricted / commercial, single-family   
East “A-5” One-Family / single-family  
West ““E” Neighborhood Commercial / commercial 
 

• No recent Zoning Cases. Site has been “B” and “E” for some time.   
 

Written Notice 
Written notice of the Zoning Commission public hearing was mailed to the owners of real property lying within 
300 feet were mailed on February 28, 2025. 

 
Posted Notice 
A sign was erected on the property not less than 10 days before the Zoning Commission public hearing date. 

 
Published Notice 
A notice of the public hearing before the City Council will be published in the Fort Worth Star Telegram at least 
15 days before the hearing. 

 
Courtesy Notice 
The following organizations were emailed on February 26, 2025: 
 
 
 
 
 
 
 
 

 

Land Use Compatibility  
 

Organizations Notified 
Neighborhoods of East Fort Worth Alliance Handley NA 
Central Meadowbrook NA East Fort Worth Inc. 
Streams and Valleys, Inc. Southeast Fort Worth Inc. 
Historic Handley Development Corporation  Trinity Habitat for Humanity 
East Fort Worth Business Association FWISD 

Surrounding Zoning and Land Uses 
 

Public Notification 

Development Impact Analysis 

Recent Zoning History 
 



g Staff Report 
 

 

The surrounding neighborhood is developed as single-family to the north, east, and south, with commercial both 
west and south. Constructing a multiple-family subdivision within the neighborhood would not be a compatible 
land use due to the predominance of single-family north of Craig Street. Staff may support a potentially less dense 
project more aligned with low density residential due to nature of the area. 
 
As such, the proposed zoning is not compatible with surrounding land uses.  

Comprehensive Plan Consistency  
 
The 2023 Comprehensive Plan designates the subject property as single-family residential and neighborhood 
commercial. The proposed zoning is not consistent with the Future Land Use map designation. However, it is 
consistent with the following policies of the Comprehensive Plan:  
 

• Separate incompatible land uses with buffers or transitional uses.  Some land uses have attributes such 
as height, proportion, scale, operational characteristics, traffic generated, or appearance that may not be 
compatible with the attributes of other uses. 

• Encourage new development in character with the existing neighborhood scale, architecture, and platting 
pattern, while working to improve pedestrian, bicycle, and transit access between adjacent 
neighborhoods and nearby destinations. 

• Support diverse housing options, including duplexes, fourplexes, townhomes, and small courtyard 
apartments to promote walkable communities, access to neighborhood services, and multimodal 
transportation options, while ensuring compatibility with the form, sale, and design of existing 
neighborhoods. 
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UNIT TABULATION
TYPE               # UNITS      UNIT S.F.      TOTAL S.F.              
A1 - ONE BEDROOM, ONE BATH         65(80%)      600 S.F.         39,000 S.F.
B1 - TWO BEDROOM, TWO BATH         16(20%)      850 S.F.         13,600 S.F.
TOTAL     81 (100%)                          52,600 S.F.

ACCESSIBLE UNITS
TOTAL UNITS         81

ADA UNITS (5% OF TOTAL UNITS) 4
A1 HC UNITS 3
B1 HC UNITS 1

H&V UNITS (2% OF TOTAL UNITS) 2
A1 HV UNITS 1
B1 HV UNITS 1

  ACCESSIBLE ROUTE
                   

PARKING REQUIRED
1 PER BEDROOM                    97
1 PER 250 SQ FT COMMON AREA         10
TOTAL                  107

PARKING PROVIDED
STANDARD SPACES                             100
ACCESSIBLE SPACES                    05
VAN ACCESSIBLE                    02
TOTAL                            107

PARKING RATIO = 1.32

● ● ● ●

BUILDING KEY

BUILDING NUMBER
BUILDING TYPE

SITE AMENITIES
- AMENITY AREA

SITE DATA  
ACRES  3
TOTAL UNITS 81
UNITS/ACRE 27
BUILDING HEIGHT                   3 STORY

KNOWN EASEMENTS SHOWN
NO KNOWN FLOODPLAIN
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Director of Development Services: Date:
AVENUE AT LANCASTER - Site Plan

Address: 5733 Craig Street, Forth Worth, Texas 76112

Legal Description:
Being lot 2R2, Block A of the Holman Subdivision, an addition to the City of Fort Worth, Tarrant

County, Texas, according to the map or plat thereof recorded in Document No. D216295179, of the
Plat Records, Tarrant County, Texas. ss.

Zoning Case Number: ZC-25-xxxx

ARCHITECT
CROSS ARCHITECTS, PLLC
1255 W. 15TH STREET, SUITE 125

PLANO, TX. 75075
P (972) 398-6644

CONTACT: ADAM EVERETT

DEVELOPER/OWNER
CSH AVENUE AT LANCASTER, LTD.

3701 KIRBY DRIVE SUITE 860
HOUSTON, TX. 77098

P (713) 526-6634

SURVEYOR
EAGLE SURVEYING, LLC
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DENTON, TEXAS 76201

P (940) 222-3009

 ENGINEER
CARNEY ENGINEERING, PLLC
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P (469) 443 - 0861 - OFFICE
P (469) 855 - 8991 - CELL
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Zoning Staff Report 
Date: March 12, 2025 Case Number: ZC-25-030        Council District: 10 

Case Manager:  Sandy Michel 
 
Owner / Applicant: Amir Namakforoosh/ Southtown Engineering & Consulting, LLC 
 
Site Location:             10620 N Riverside Drive                   Acreage:  7.682 acres  
 

 
 

Proposed Use:           Independent Senior Living & Commercial uses 
 
Request:  From: “FR” General Commercial Restricted 
   To: “MU-1” Low-Intensity Mixed-Use  
 

 
 
Land Use Compatibility:    Requested change is compatible 
 
Comprehensive Plan Map Consistency: Requested change is consistent 
 
Comprehensive Plan Policy Consistency: Requested change is consistent 
 
Staff Recommendation:    Approval 
 

 
 

1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

a. Land Use Compatibility  
b. Comprehensive Plan Consistency 

 
 
 
 
 

 
6. Zoning Map with 300 ft. Notification Area 
7. Exhibit: Proposed Light Industrial Uses 
8. Conceptual Plan 
9. Area Map   
10. Future Land Use Map 
11. Aerial Photograph 

Request  

Recommendation  

Table of Contents  

Zoning Map Amendment & Site Plan 

mailto:Sandy.Michel@fortworthtexas.gov


 

 

 
The subject property, approximately 7.682 acres, is located east of N Riverside Drive and is currently 
undeveloped. The surrounding area consists of a mix of commercial, healthcare, and residential uses, including 
an urgent care and hospital facility to the west, a multi-family to the east, commercial properties to the south, and 
vacant land to the north. The property is currently zoned “FR” General Commercial Restricted, with surrounding 
zoning designations including “FR” General Commercial Restricted, “G” Intensive Commercial, “C” Medium 
Density Multifamily, and “K” Heavy Industrial.  
 
The applicant proposes developing an independent senior living facility on the site. Further details regarding the 
proposal are provided in the ‘Applicant’s Description’ section below, along with a conceptual site plan (Figure 
2) illustrating the intended development. While the conceptual plan offers an initial overview, a formal site plan 
is not required at this stage for the rezoning application. However, if the City Council approves the rezoning 
request for Low-Intensity Mixed-Use (MU-1), the applicant must adhere to the district’s site plan submission 
requirements.* The current conceptual plan does not meet these standards, and a detailed site plan, along with 
other necessary documentation, will need to be submitted for review and approval. 
 
Applicant’s Description 
The applicant has provided a detailed project description to help us understand the reason for the request. The 
applicant has written, “This application requests a zoning change from FR (General Commercial Restricted) to 
MU-1 (Low-Intensity Mixed-Use) to develop Heritage Alliance Seniors, a 233-unit age-restricted (62+) senior 
living community with 6,600 square feet of neighborhood-serving commercial space. As part of the Village at 
Golden Triangle master-planned community, this project strengthens Fort Worth’s senior housing, healthcare 
access, and neighborhood commercial offerings. The first phase of the Village at Golden Triangle, a 322-unit 
build-to-rent community (PD-C zoning), is being developed immediately east of our site. The next phase, a 
commercial memory care facility, is planned just north of our property. Heritage Alliance Seniors represents the 
next key phase, enhancing walkability, healthcare integration, and mixed-use development while aligning with 
adjacent commercial uses to the south.  
 
Strategic Location & Compatibility  
Heritage Alliance Seniors is strategically positioned within a growing mixed-use district: 

 •West: Adjacent to Texas Health Harris Methodist Hospital Alliance, ensuring direct access to medical 
services.  
•North: Borders the future commercial memory care facility, expanding senior care options.  
•East: Adjacent to the 322-unit Village at Golden Triangle rental community, with a height transition to 
three stories 300 feet from the property line for compatibility.  
•South: Bordered by commercial development along N. Riverside Drive, complementing existing 
neighborhood retail.  
 

Smart Mixed-Use Design  
The four-story building transitions to three stories along the east, respecting the scale of adjacent residences. 
Ground-floor retail fosters a walkable, mixed-use environment, while buffered landscaping and a pocket park 
enhance pedestrian connectivity and community integration.  
 
Senior-Focused & Sustainable Development  

•Age-Restricted (62+): Legally bound by a Declaration of Reciprocal Easements, Covenants, Conditions 
& Restrictions (RECCR) to ensure long-term senior residency.  

Project Description and Background 
 



 

 

•Parking: Exceeds MU-1 requirements, offering 305 spaces (surface, assigned carports, and on-street). 
•Landscaping & Buffers: A 5-foot landscaped buffer along the east ensures privacy between residential 
uses. •Pocket Park Bonus: Supports enhanced open space while allowing for four-story height.  
 

Alignment with the City’s Vision & Land Use Goals  
While the site is designated for neighborhood commercial, rezoning to MU-1 better aligns with Fort Worth’s 
planning objectives by:  

•Supporting aging-in-place with senior-focused housing near essential services.  
•Strengthening the Village at Golden Triangle master plan through cohesive, mixed-use development.  
•Enhancing walkability, connectivity, and neighborhood vitality through integrated retail and healthcare-
adjacent housing. 
•Complementing existing commercial development along N. Riverside Drive, reinforcing its role as a 
thriving retail corridor.  

 
Heritage Alliance Seniors will provide long-term value to Fort Worth’s growing senior population and serve as 
a critical component of a well-integrated, sustainable mixed-use community. We look forward to working with 
city staff and leadership to bring this vision to life. 
 

  
 



 

 

  
 

 
Figure 1: Site Photos taken by staff on 2/24/25 

 



 

 

 
Figure 2: Site Plan Exhibit 

 
*The ordinance information used in this section can be found here. 
 

 
North: “FR” General Commercial Restricted / Vacant 
East: “PD/C” PD 1326 Planned Development with "C" Medium Density Multifamily/ Residential 
South: “K” Heavy Industrial/ Commercial  
West: “G” Intensive Commercial/ Urgent Care and Hospital 

 
• ZC-24-150: The Village at Golden Triangle LLC/Amir Namakforoo From “FR” General Commercial 

Restricted to “D” High Density. Case was Denied on 12/11/2024 

Written Notice 
Written notice of the Zoning Commission public hearing was mailed to the owners of real property lying within 
300 feet on February 28, 2025. 
 
Posted Notice 
A sign was erected on the property not less than 10 days before the Zoning Commission public hearing date. 
 
Published Notice 
A notice of the public hearing before the City Council will be published in the Fort Worth Star Telegram at least 
15 days before the hearing. 
 

Public Notification 

Surrounding Zoning and Land Uses 
 

Recent Zoning History 
 

https://codelibrary.amlegal.com/codes/ftworth/latest/ftworth_tx/0-0-0-35734


 

 

Courtesy Notice 
The following organizations were emailed on February 26, 2025: 
 

Organizations Notified 
North Fort Worth Alliance Sunset Hills HOA 
Trinity Habitat for Humanity Streams and Valley’s Inc 
Crawford Farms HOA* Northwest ISD 
Keller ISD  

* Closest registered Neighborhood Organization 
 

Land Use Compatibility  
 
The majority of the area is commercially zoned, except for the property to the east, which is designated as a 
Planned Development for multifamily use and is nearing completion. The proposed land use aligns well with the 
surrounding mix of residential and commercial properties. The requested rezoning seeks to create a balanced, 
walkable environment that enhances residents' quality of life. By choosing a form-based zoning district, the 
applicant is committing to pedestrian-friendly design standards, ensuring the development complements the 
neighborhood’s character. Key criteria the applicant must meet to contribute to the City of Fort Worth’s livability 
include: 

• Intent of the Low-Intensity Mixed-Use Zoning District: 
 Promote a pedestrian-oriented urban environment. 
 Ensure high-quality design of public spaces and buildings that face public areas. 
 Encourage creativity, architectural diversity, and exceptional design standards. 
 Support sustainable development practices that reduce negative impacts on natural 

resources. 
 Enhance walkability throughout the district. 
 Maximize connectivity and access within the area. 
 Support affordable housing initiatives and the creation of mixed-income communities. 

 
• Proximity test: 

 Developments that are 90% or greater residential uses must perform a proximity test to 
ensure a mix of uses in the surrounding area. No development that comprises 90% or 
greater residential uses shall be permitted unless the Director, determines one of the 
following: 

a. The residential land use category within a 1,320-foot radius of the proposed 
project site boundary, shall not occupy greater than 70% of the total land area. The 
proposed development shall be included in the calculation of this percentage. The 
land use area percentages shall be based on the current land uses and calculated 
using land use information obtained from the applicable tax appraisal district, site 
visits, or property research; or 
b. There are demonstratable unique site conditions (e.g. adjacency to natural 
features, freight yards, etc.) make compliance with the conditions of section i above 
impractical in certain areas of the development site. 

 

Development Impact Analysis 



 

 

Additionally, since this request falls within a form-based district, the ordinance requires additional review before 
permitting. A conceptual plan must first be reviewed by staff to ensure compliance with quality and design 
standards.* The applicant's proposed use—a senior living facility—qualifies as a residential use. However, if the 
applicant later decides to develop a multifamily building under Low-Intensity Mixed-Use (MU-1), they must pass 
the proximity test to ensure the area has an adequate mix of uses. Given this requirement and the current conditions 
of the location, this provision helps prevent the inappropriate approval of another standalone multifamily 
development. If the applicant fails the proximity test, they would only be permitted to develop a true mixed-use 
or commercial building.* 
 
Given the nature of this zoning district and the protections it provides to current residents the uses allowed in 
Low-Intensity Mixed-Use (MU-1) will be compatible with the surrounding area. 
 
The proposed zoning is compatible with surrounding land uses. 
 
*The ordinance information used in this section can be found here. 
 

Comprehensive Plan- Map Consistency 
 
The adopted Comprehensive Plan designates the subject property as Neighborhood Commercial on the west side 
and Low-Density Residential on the east side, as indicated on the Future Land Use (FLU) Map. 
 

 
  

 
   
The proposed property’s designation is consistent with the existing Neighborhood Commercial & Low-Density 
Residential outlined in the Future Land Use (FLU) Map. The rezoning request to Low-Intensity Mixed-Use (MU-
1) does align with the FLU designation, as it combines both designation into one as well is it a part of the approved 
zoning district. The FLU category allows for the following zoning districts: 
 

• “B” Two-Family 
• “R1” Zero Lot Line / Cluster 
• “R2” Townhouse / Cluster (24 dwelling units /acre) 
• “ER” Neighborhood Commercial Restricted 
• “E” Neighborhood Commercial 
• “MU-1” Low-Intensity Mixed-Use 

**Note: There are no applicable form-based codes for this area. 
 
Although the Low-Intensity Mixed-Use (MU-1) zoning allows for multifamily development, a key concern has 
been the addition of another multifamily project. The MU-1 district helps protect local residents, which was a 
significant factor in the denial of ZC-24-150. The Comprehensive Plan policies supports placing multifamily 

https://codelibrary.amlegal.com/codes/ftworth/latest/ftworth_tx/0-0-0-35734


 

 

developments near employment centers, recreation, or shopping to enhance accessibility and reduce traffic 
congestion.  
 
A senior living facility with ground-floor commercial space would be an appropriate use, given its proximity to 
surrounding developments. Likewise, a true mixed-use building would contribute to a live-work-play 
environment, fostering a balanced and dynamic community. Additionally, according to the policies large 
commercial and institutional uses are best suited along arterial streets, preferably at major intersections. This 
proposal aligns with the district’s intent by prioritizing commercial development, and the policies further 
emphasize the need for increased neighborhood commercial uses in this area, as reflected in the FLU map. 
 
Key policies guiding this vision include: 
 
• Locate multifamily units within walking distance of public transportation, employment, recreation, and/or 

shopping to increase accessibility and decrease vehicular traffic.  
• Locate large commercial and institutional uses adjacent to arterial streets, preferably at the intersections of 

other arterials and highways. 
• Separate incompatible land uses with buffers or transitional uses. Some land uses have attributes such as 

height, proportion, scale, operational characteristics, traffic generated, or appearance that may not be 
compatible with the attributes of other uses. 

 
Based on conformance with the policies stated above, the proposed zoning is consistent with the Comprehensive 
Plan FLU Map and Policies.  
 
*The ordinance information used in this section can be found here. 
 
  

https://codelibrary.amlegal.com/codes/ftworth/latest/ftworth_tx/0-0-0-35734


 

 

Supplemental Information 
Site Photos taken by Staff on 2/24/2025 
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Heritage Alliance Seniors  | Fort Worth, Texas

SITE DATA:
SITE AREA:   7.682 AC.

UNIT TABULATION:
 1 BED UNITS  151 65%
 2 BED UNITS  82  35%   
 TOTALS    233  
 
DU/AC         30.33 

PARKING TABULATION:
RQD.  .75/BR  +  1/250 S.F. COMMONS   
  236  + 30  =   266      

PROVIDED:
 SURFACE PARKING     198
 ASSIGNED CARPORTS    90
 ON STREET PARKING    17 
 TOTAL:        305  
 
          1.31/DU
          1/BR

ZONING SUMMARY:

CURRENT ZONING DISTRICT:
 FR - GENERAL COMMERCIAL RESTRICTED
PROPOSED ZONING DISTRICT:
 MU-1 LOW INTENSITY MIXED USE
FRONT SETBACK: 0’ MIN.  20’ MAX.
SIDE SETBACK:  0’ MIN.  20’ MAX.
REAR SETBACK: 20’ MIN. NEXT TO 1/2 FAM.
ADDITIONAL BUFFERS/SETBACKS
 5’ MIN LANDSCAPE BUFFER EAST P/L
 
BUILDING HEIGHT: 3 STORIES +1 BONUS     
     FOR POCKET PARK = 4

MAX DENSITY:    80 DU/AC

ZONING SUMMARY:
 SITE PLAN ASSUMES PARKING ALONG 
 ADDANTE STREET  INCLUDED IN COUNT 
 FOR RESIDENTIAL. 
 PKG LOTS REQUIRE 40% TREE COVERAGE.

OPEN SPACE TABULATION:
 NOT APPLICABLE TO MU-1

RETAIL:
 AREA:       6,600 S.F.
 PARKIKNG PROVIDED:   26 SPACES 
 

SITE PLAN STUDY

01/10/2025 NORTH

0        40       80          160

1” = 80’



Heritage Alliance Seniors  | Fort Worth, Texas 01/10/2025
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Zoning Staff Report 
Date: March 12, 2025 Case Number: ZC-25-031 Council District: 2 

                 
Case Manager:  Beth Knight 
 
Owner / Applicant: Cody Brewer, Kimley-Horn / ART Mortgage Borrower Propco 2010-5 LLC 
 
Site Location:             4900 Blue Mound Road        Acreage:  21.87 acres  
 

 
 

Proposed Use:           Industrial cold storage warehouse 
 
Request:  From: “K” Heavy Industrial 
  

To: “PD/K” Planned Development for all uses in "K" Heavy Industrial removing 
certain uses (see exhibit A) with development standards for increase in height to 
130-foot, site plan waiver requested 

 

 
 

Land Use Compatibility:   Requested change is compatible 
 
Comprehensive Plan Map Consistency: Requested change is consistent 
 
Comprehensive Plan Policy Consistency: Requested change is consistent 
 
Staff Recommendation: Approval  
 

 
 

1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

a. Land Use Compatibility  
b. Comprehensive Plan Consistency 
c. Site Plan Comments 

6. Zoning Map with 300 ft. Notification Area 
7. Site Plan 
8. Area Map   
9. Future Land Use Map 
10. Aerial Photograph 
 

Request  

Recommendation  

Table of Contents  

Zoning Map Amendment 

mailto:beth.knight@fortworthtexas.gov


 

 

The applicant is requesting expansion of a site that is approximately 25% developed at this time.  The proposed 
site is in the northeast quadrant of Blue Mound Road and Meacham Boulevard.  The site is surrounded by other 
industrial uses on land zoned “K” Heavy Industrial.  The neighborhood appears to contain significant 
warehouse buildings, manufacturing facilities, and large fuel storage tanks.  Scattered vacant areas are noted in 
the immediate area with more vacant land lying beyond the railroad lines to the east.  The railroad right-of-way 
is inside the Saginaw city limits.  Blue Mound Road is classified as an arterial, compatible with significant 
semi-truck traffic.   
 

 
 
Industrial warehouses are allowed by right in “K” Heavy Industrial zoning, with a 120-foot limitation on the 
building height.  The applicants are requesting a development waiver to this building height limitations to have 
a 130-foot tall building, as well as a site plan waiver.  Planned Development districts or “PDs” are associated 
with a Site Plan, a mix of uses, or land use restrictions.  The Planned Development, as proposed, is also 
restricting uses that would normally be allowed by right, but would be a detriment to the adjacent properties or 
the general community.   
 
The narrative provided by the applicant details why a standard zoning district would not meet the proposed 
development.   

Development Standard requested with a maximum height of 130'. 
Waiver requested for no site plan required. Operationally, the facility may need other accessory 
structures, and we need to maintain flexibility as the design progresses. 
Americold owns and operates the existing cold storage facility located at 4900 Blue Mound Road and is 
planning to expand the facility to incorporate an automated storage and retrieval system (ASRS) based 
on market demands for additional cold storage needs. The expanded facility will have capacity to store 
50,560 pallets, increasing Fort Worth's ability to be a hub for the regions cold storage needs. 
 
At this time, Americold is planning to remove several uses from the property's existing K "Heavy 
Industrial" zoning as shown in Exhibit A based on ownerships desires to maintain high-profile uses in 
the area. In addition, in order for the ASRS cold storage facility to be fully-operation, a development 
standard allowing for a 10' increase in height is being requested. The current design of the ASRS cold 
storage facility includes excavating below grade by approximately 16 feet. Due to downstream 
stormwater restrictions, the below-grade finished floor needs to be raised in order to avoid stormwater 
impacts to the proposed building. 
 
It is desired to remove the following uses from the site's k "heavy 
Industrial uses: 
-bar, tavern, cocktail lounge, club, private or teen, dance hall 
-circus 

Project Description and Background 
 



 

 

-massage parlor 
-sexually oriented business 
-recreational vehicle park 
-short term home rental 
-tattoo parlor 
-coal, coke or wood yard 
-crematorium 
-animal by-products processing 
-poultry kill or dressing 
-tar distillation / manufacturing 
-tobacco (chewing) manufacture or treatment 
 

The following table provides information related to the proposed waiver of the standard zoning ordinance 
requirements.   
 
 
 
 

North “K” Heavy Industrial, “AG” Agricultural /Industrial uses, vacant land 
East “K” Heavy Industrial, “AG” Agricultural / Railroad track, industrial uses, vacant land 
South “K” Heavy Industrial / Industrial uses 
West “K” Heavy Industrial / Industrial uses 

 
None. 

 

 
300-foot Legal Notifications were mailed on February 28, 2025. 
The following organizations were notified: (emailed February 28, 2025) 
 

Organizations Notified 
Diamond Hill Jarvis NAC * Inter-District 2 Alliance 
Eagle Mountain-Saginaw ISD Fort Worth ISD 
Streams and Valleys Inc Trinity Habitat for Humanity  

* Located closest to this registered Neighborhood Association  
 
 
 
 
 

Standard Regulation Proposed PD 

Maximum allowed height  120’ 130’ 

Public Notification 

Recent Zoning History 
 

Surrounding Zoning and Land Uses 
 



 

 

 

Land Use Compatibility  
 
The applicant is proposing to expand an existing industrial warehouse onto vacant land within their site 
boundaries.  The surrounding properties are zoned either “K” Heavy Industrial or “AG” Agricultural. The 
applicant is requesting a “PD” Planned Development for “K” Heavy Industrial uses to exceed the building 
height limitation and restrict other uses, while waiving a site plan.  No residential uses are found within the 
general vicinity.  The proposed zoning request for an expanded industrial use is compatible in the midst of 
established industrial uses and adjacent to a heavy freight railroad corridor.   
 

Comprehensive Plan Consistency – Northeast Sector  
 
The 2023 Comprehensive Plan currently designates the subject property as “Industrial Growth Center” on the 
Future Land Use Map. The requested industrial land uses would be included in the list of zoning districts 
envisioned for this category, as detailed in the excerpt from the Comprehensive Plan below, and is considered to 
be consistent. 

 
 
 

 
The proposed zoning is consistent with the land use designations for this area and with the following policies of 
the Comprehensive Plan:  

• Promote appropriate infill development of vacant lots, old commercial centers (greyfields), and 
contaminated sites (brownfields) within developed areas, particularly in the central city.   

• Encourage new development adjacent and connected to previously developed or platted areas in 
order to utilize existing utility and road infrastructure and services, thereby optimizing public and 
private investments and discouraging sprawl development.   

• Locate large industrial uses along freight rail lines, highways, or airports within industrial growth 
centers and other appropriate locations.   

• Separate incompatible land uses with buffers or transitional uses. Some land uses have attributes 
such as height, proportion, scale, operational characteristics, traffic generated, or appearance that 
may not be compatible with the attributes of other uses. 

 
Based on conformance with the future land use map and with the policies stated above, the proposed zoning is 
consistent with the Comprehensive Plan.   

Development Impact Analysis 
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EXHIBIT A

USE MODIFICATIONS

IT IS DESIRED TO REMOVE THE FOLLOWING USES FROM THE SITE'S K "HEAVY
INDUSTRIAL USES: 

-BAR, TAVERN, COCKTAIL LOUNGE, CLUB, PRIVATE OR TEEN, DANCE HALL
-CIRCUS
-MASSAGE PARLOR
-SEXUALLY ORIENTED BUSINESS
-RECREACTIONAL VEHICLE PARK
-SHORT TERM HOME RENTAL
-TATOO PARLOR
-COAL, COKE OR WOOD YARD
-CREMATORIUM
-ANIMAL BY-PRODUCTS PROCESSING
-POULTRY KILL OR DRESSING
-TAR DISTILLATION / MANUFACTURING
-TOBACCO (CHEWING) MANUFACTURE OR TREATMENT



LOT 2R1, BLOCK 1
HOBBS TRAILER ADDITION

(INST. NO. D209211484)

LOT 1R1, BLOCK 1
HOBBS TRAILER ADDITION

(INST. NO. D221034419)

PART OF LOT 3, BLOCK 1
HOBBS TRAILERS ADDITION

(CAB. A, SL. 1758)
ART MORTGAGE BORROWER PROPCO

2010 - 5 LLC
(INST.NO. D210314964)

PART OF LOT 3, BLOCK 1
HOBBS TRAILERS ADDITION

(CAB. A, SL. 1758)
BARN CEMENT (TX) LLC
(INST.NO. D214252112)

LOT 2R, BLOCK 1
MEACHAM 3-WAY CENTER

(INST. NO. D200218066)

LOT 5R, BLOCK 1
MEACHAM 3-WAY CENTER

(INST. NO. D210043383)

LOT 1R, BLOCK 1
MEACHAM 3 WAY CENTER

(VOL. 388-184, PG. 25)

LOT 3R, BLOCK 1
MEACHAM 3-WAY CENTER

(INST. NO. D200218066)

CURRENT ZONING: K "HEAVY INDUSTRIAL"
PROPOSED ZONING: PLANNED

DEVELOPMENT WITH BASE ZONING K
"INDUSTRIAL"

ZONING: K "HEAVY INDUSTRIAL"

ODUM, DAVID SURVEY
ABSTRACT 1184 TRACT 6

BURLINGTON NORTHERN RR CO

ZONING: AG "AGRICULTURAL"

ZONING:
K "HEAVY INDUSTRIAL"

ZONING:
K "HEAVY INDUSTRIAL"

ZONING: K "HEAVY INDUSTRIAL"

ZONING: K "HEAVY INDUSTRIAL"

ZONING: K "HEAVY INDUSTRIAL"

ZONING: K "HEAVY INDUSTRIAL"

DWG NAME K:\FTW_CIVIL\061343700 - BLUE MOUND AMERICOLD\DWG\EXHIBITS\ZONING EXHIBIT.DWG
LAST SAVED 2/3/2025 3:24 PM

Blue Mound Americold
Fort Worth, TX
FEBRUARY 2025

NOTE: THIS PLAN IS CONCEPTUAL IN NATURE AND HAS BEEN PRODUCED WITHOUT
THE BENEFIT OF A SURVEY, TOPOGRAPHY, UTILITIES, CONTACT WITH THE CITY, ETC.

801 Cherry Street, Unit 11
Suite 1300
Fort Worth, TX 76102
817-335-6511
State of Texas Registration No. F-928

NORTH

0
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Zoning Staff Report 
Date: March 12, 2025  Case Number: ZC-25-033  Council District: 6 

 
Case Manager:  Dave McCorquodale 
 
Owner / Applicant: David Gregory, DCG Engineering / QJ Development LLC 
 
Site Location:             5410 & 5420 Geddes Avenue  Acreage:  0.287 acres  

 
Proposed Use:           Duplex residential (4 new dwelling units proposed) 
 
Request:  From: “A-5” One-Family 
  
   To: “B” Two-Family 

 
Land Use Compatibility:   Requested change is not compatible. 
 
Comprehensive Plan Map Consistency: Requested change is consistent. 

 
Comprehensive Plan Policy Consistency: Requested change is not consistent. 
 
Staff Recommendation:   Denial 

 
1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

a. Land Use Compatibility  
b. Comprehensive Plan Consistency 
 

6. Zoning Map with 300 ft. Notification Area 
7. Area Map   
8. Future Land Use Map 
9. Aerial Photograph 

Zoning Map Amendment 

Request  

Recommendation 

Table of Contents 
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The property is located within the Chamberlin Arlington Heights (2nd Filing) Subdivision in Council District 6 
and contains four 3,250 square-foot vacant lots (two 6,500 square-foot parcels). The property is wooded and 
situated mid-block where Geddes Avenue dead-ends west of Lake Como Drive in a cul-de-sac.  
 
The requested rezoning would change the current “A-5” zoning to “B” zoning. The current zoning allows for a 
total of two detached single-family homes to be built. This zoning change, if approved, would allow the 
construction of four new dwelling units that would be required to meet all “B” standards for two attached units, 
including 50% maximum lot coverage, 20-foot front yard setback, 5-foot side and rear yard setbacks, 35-foot 
maximum height, and 2 parking stalls per dwelling unit with up to three bedrooms, plus one space per bedroom 
over three bedrooms, located behind the front building wall. 

 
North “A-5” One-Family detached residential 
East “A-5” One-Family detached residential 
South “A-5” One-Family detached residential 
West “A-5” One-Family detached residential 

 
• None 
 

 
Written Notice 
Written notice of the Zoning Commission public hearing was mailed to the owners of real property lying within 300 feet 
were mailed on February 28, 2025. 
 
Posted Notice 
A sign was erected on the property not less than 10 days before the Zoning Commission public hearing date. 
 
Published Notice 
A notice of the public hearing before the City Council will be published in the Fort Worth Star Telegram at least 15 days 
before the hearing. 
 
Courtesy Notice 
The following organizations were emailed on February 26, 2025: 
 

Organizations Notified 
Como NAC* West Side Alliance 
Trinity Habitat for Humanity West Byers NA 

Project Description and Background 
 

Surrounding Zoning and Land Uses 
 

Recent Zoning History 

Public Notification 



 

 

Streams and Valleys Inc. Arlington Heights NA 
Keep Lake Como Beautiful Sunset Heights NA 
Camp Bowie District, Inc.  
Fort Worth ISD  

*Located closest to this registered Neighborhood Association 

Land Use Compatibility  
 
The properties surrounding this site are one-family detached residential. This block of Geddes Avenue dead ends 
230-feet to the east of the property and contains two single-family homes built prior to 1960 and 5 to 6 single-
family homes recently built or under construction. Approximately 6 to 7 remaining parcels are vacant and zoned 
“A-5” One-family residential. The proposed rezoning is not compatible with the surrounding land use. 
 

Comprehensive Plan Consistency 
 
The 2023 Comprehensive Plan currently designates the majority of this property as “UR” Urban Residential on 
the Future Land Use Map with roughly 25% of the property designated as “AG” vacant land located within the 
100-year floodplain. “B” Two-Family zoning is classified as Low Density Residential in the Comprehensive Plan. 
One-Family Residential and Low Density Residential have similar scale and form regulations, although Low 
Density Residential units may be attached to one or more adjacent units. Differences between Low Density 
Residential and Urban Residential include reduced front setbacks, increased density, and greater height and scale 
of structures within the Urban Residential district. 
 
The proposed zoning is consistent with the Future Land Use Map. While two-family residential structures can be 
compatible with the scale and character of the surrounding properties, Como neighborhood stakeholders 
expressed a preference for no additional duplexes in the adopted Como/Sunset Heights Neighborhood 
Empowerment Zone Strategic Plan. The proposed zoning is not consistent with the following policy of the 
Comprehensive Plan:  
 

• Encourage compatible land use and infill development in the Como neighborhood consistent with its 
neighborhood empowerment zone plan. 

Development Impact Analysis 
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Zoning Staff Report 
Date: March 12, 2025 Case Number: ZC-25-034        Council District: 8 

Case Manager:  Stephen Murray 
 
Owner / Applicant: Scott Gibson 
 
Site Location:             12195 South Freeway                   Acreage:  7.3 acres  
 

 
 

Proposed Use:           Medical Office Building 
 
Request:  From: “AG” Agricultural; “E” Neighborhood Commercial 
   To: “CF” Community Facilities  
 

 
 
Land Use Compatibility:    Requested change is compatible 
 
Comprehensive Plan Map Consistency: Requested change is consistent 
 
Comprehensive Plan Policy Consistency: Requested change is consistent 
 
Staff Recommendation:    Approval 
 

 
 

1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

a. Land Use Compatibility  
b. Comprehensive Plan Consistency 

 
 
 
 
 

 
6. Zoning Map with 300 ft. Notification Area 
7. Exhibit: Proposed Light Industrial Uses 
8. Conceptual Plan 
9. Area Map   
10. Future Land Use Map 
11. Aerial Photograph 

Request  

Recommendation  

Table of Contents  

Zoning Map Amendment & Site Plan 
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The subject property, approximately 7.3 acres, is located east I-35W south of Hugely Blvd. and is currently 
undeveloped. The surrounding area consists of healthcare uses. The property is currently zoned “AG” Agricultural 
and “E” Neighborhood Commercial. The applicant intends to develop a new medical office building. The 
applicant has provided the description below. 
 
Applicant’s Description 
Adventist Health System Inc. is part of the Texas Health Huguley System. The requested the zoning change is to 
permit the expansion of their Texas Health Huguley campus and develop a Center for Orthopeadic Excellence. 
This facility is intended to provide space for the expansion of their existing Physical Therapy, Imaging, and 
Surgical lines of service along with an Independent Orthopeadic Clinic. This development will allow for an 
increased level of quality healthcare services in the area. 
 
The subject Property is currently zoned E and AG. The Property to the North is the Texas Health Huguley medical 
campus consisting of a hospital and multiple medical office buildings. The Property to the West is a freeway (1-
35 E). The property to the South is vacant and under the same Ownership as the subject property. The property 
to the East is a combination of vacant land and an independent living facility. The subject property is designated 
for future General Commercial use per the 2023 Ft. Worth Land Use Plan. 

 
North: “CF” Community Facilities; “AG” Agricultural / Hugely Hospital complex 
East: “E” Neighborhood Commercial / Assisted living 
South: “AG” Agricultural / undeveloped  
West: “I” Light Industrial / IH-35W 

 
• Zoning has been in place since 2004 

Written Notice 
Written notice of the Zoning Commission public hearing was mailed to the owners of real property lying within 
300 feet on February 28, 2025. 
 
Posted Notice 
A sign was erected on the property not less than 10 days before the Zoning Commission public hearing date. 
 
Published Notice 
A notice of the public hearing before the City Council will be published in the Fort Worth Star Telegram at least 
15 days before the hearing. 
 
Courtesy Notice 
The following organizations were emailed on February 26, 2025: 

Project Description and Background 
 

Public Notification 

Surrounding Zoning and Land Uses 
 

Recent Zoning History 
 



 

 

 
Organizations Notified 

District 6 Alliance* Burleson ISD 
Trinity Habitat for Humanity Streams and Valley’s Inc 
Crowley ISD  

* Closest registered Neighborhood Organization 
 

Land Use Compatibility  
 
Surrounding land uses vary with the Hugely Hospital complex to the north; assisted living to the east, undeveloped 
land to the south and IH-35W to the west. The proposed land use aligns well with the surrounding mix of 
commercial/healthcare properties.: 
 
The proposed zoning is compatible with surrounding land uses. 
 

Comprehensive Plan- Map Consistency 
 
The adopted Comprehensive Plan designates the subject property as General Commercial as indicated on the 
Future Land Use (FLU) Map. The proposed rezoning is consistent with the Comprehensive Plan map and the 
polices below. 
 

• Promote appropriate infill development of vacant lots within developed areas, which will efficiently utilize 
existing infrastructure 

• Promote appropriate infill of old commercial centers (greyfields), and contaminated sites (brownfields) 
within developed areas, particularly in the central city. 

 
 
 
 

Development Impact Analysis 
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Zoning Staff Report 
Date: March 12, 2025 Case Number: ZC-25-036 Council District: 7 

                 
Case Manager:  Lynn Jordan 
 
Owner / Applicant: City of Fort Worth Council Initiated Rezoning 
 
Site Location:             Generally, 1700 – 2500 Blocks University Drive, 1900 – 2500 Blocks Montgomery 
                                     Street, 3220 Botanic Garden Boulevard   Acreage:  83.77 acres       
 

 
 

Proposed Use:           Commercial, restaurant, bar, bank, retail, warehouse, food processing 
 
Request:  From: “J” Medium Industrial and “A-5” One-Family Residential 
  

To:  
Properties West of Montgomery Street:  
“PD/G” Planned Development for all uses in “G” Intensive Commercial excluding auto 

uses, max height five (5) story; site plan waiver requested 
“E” Neighborhood Commercial;  
“CUP” Conditional Use Permit for bar in “E” Neighborhood Commercial;  
“CUP” Conditional Use Permit for warehouse in “E” Neighborhood Commercial; and 
“CUP” Conditional Use Permit for warehouse/food processing in “E” Neighborhood 

Commercial 
 
Properties East of Montgomery Street:  
“PD/G” Planned Development for all uses in “G” Intensive Commercial excluding auto 

uses; site plan waiver requested; and  
“CF” Community Facilities 

 
 

Land Use Compatibility:   Requested change is compatible 
 
Comprehensive Plan Map Consistency: Requested change is consistent 
 
Comprehensive Plan Policy Consistency: Requested change is consistent 
 
Staff Recommendation:   Approval  

Request  

Recommendation  

Zoning Map Amendment 

mailto:beth.knight@fortworthtexas.gov


 

 

Zoning Staff Report 
 

 
1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

a. Land Use Compatibility  
b. Comprehensive Plan Consistency 
c. Site Plan Comments 

6. Zoning Map with 300 ft. Notification Area 
7. Site Plan 
8. Area Map   
9. Future Land Use Map 
10. Aerial Photograph 
 

 
The proposed zoning area is bounded by Montgomery Street, Collinwood Avenue, Dexter Avenue, Pershing 
Avenue, 3624 Linden Avenue, 3605 El Campo Avenue, 1700, 2000, 2300 University Drive and Botanic 
Gardens Boulevard. The request is from “J” Medium Industrial to (West side Montgomery) “E” Neighborhood 
Commercial, “E” Neighborhood Commercial plus CUP for bar; site plan waiver; “E” Neighborhood 
Commercial plus CUP for warehouse, site plan waiver;  “E” Neighborhood Commercial plus CUP for 
warehouse and food processing, site plan waiver; “PD/G” Planned Development for all uses in “G” Intensive 
Commercial excluding auto-related uses, 5 story height limit; site plan waiver. (East side Montgomery)”CF” 
Community Facilities and “PD/G” Planned Development for all uses in “G” Intensive Commercial excluding 
auto related uses; site plan waiver. 
 
The affected parcels are mostly developed with commercial, retail service and park uses. The proposed rezoning 
will bring the properties in conformance with the Comprehensive Plan. The Comprehensive Plan outlines the 
following policy to promote orderly and sustainable growth. 
 
Council Member Macy Hill (District 7) held meetings for the affected property owners for approximately 83.7 
acres between September 12, 2024, and January 9, 2025 to discuss the proposed zoning change. 
 

 

Table of Contents  

Project Description and Background 
 



 

 

 

North   PD896 Planned Development for all uses in “I” Light Industrial plus certain uses and excluding certain 
uses; site plan waived, / Dickies Arena 

East  PD896, “A-5” / Dickies Arena, Bank, Office, Retail, Vacant, Botanic Gardens 
South    I-30 West Freeway / Interstate 
West  Various Zoning Districts / Single-Family, Church, Duplex, Retail, Office, Restaurant, Bar, Warehouse 
 

 
PD896-ZC-19-099 Amend PD896 to add property and sign regulations as depicted in Exhibit A; ZC-10-189-
“PD/I” Planned Development for all uses in “I” Light Industrial plus uses and excluding uses; site plan waived 
(Approved December 2013) 
PD1077-ZC-15-170 “PD/E” Planned Development for all uses in “E” Neighborhood Commercial plus bar in a 
separate building only as accessory to restaurant; site plan approved (Approved April 2016) 
PD973-ZC-12-079 Amend “PD449 plus “A-5” Planned Development/Specific Use for church, accessory 
buildings and parking; site plan approved (May 2013) 
PD485-SP-07-025 Site plan approved for church parking lot (Approved June 2007) 
PD1229-ZC-18-205 “PD/E” Planned Development for all uses in “E” Neighborhood Commercial plus boutique 
hotel with accessory bar and coffee shop; site plan approved (Approved June 2019) 
 
 

Written Notice 
Written notice of the Zoning Commission public hearing was mailed to the owners of real property lying within 
300 feet on February 28, 2025. 
 
Posted Notice 
A sign was erected on the property not less than 10 days before the Zoning Commission public hearing date. 
 
Published Notice 
A notice of the public hearing before the City Council will be published in the Fort Worth Star Telegram at least 
15 days before the hearing. 
 
Courtesy Notice 
The following organizations were notified: emailed February 26, 2025 
 

Organizations Notified 
West Side Alliance West 7th Neighborhood Alliance 
Fort Worth Neighborhood Downtown 
Alliance 

Crestline Area NA 

SO7 Townhome Association Alamo Heights NA 
Arlington Heights NA* Mistletoe Heights NA 

Public Notification 

Surrounding Zoning and Land Uses 
 

Recent Zoning History 
 



 

 

North Hi Mount NA Tarrant Regional Water District 
Cultural District Alliance Camp Bowie District, Inc. 
Trinity Habitat for Humanity Streams and Valleys Inc. 
Fort Worth ISD  

 

Land Use Compatibility  
Council Member Hill is requesting to change the zoning of this area to more closely match the existing land uses 
with the zoning designated as Neighborhood Commercial, Community Facilities and Mixed-Use Cultural District.  
 
The proposed rezoning request is compatible with surrounding land uses, based on creating more compatible 
zoning districts established along Montgomery Corridor.   
 

Comprehensive Plan Consistency– Arlington Heights 

 
ADDRESS FROM TO FUTURE LAND 

USE/CONSISTENCY 
2300 University Dr. “A-5” One-Family & 

“J” Medium Industrial 
“CF” Community 
Facilities 

Existing Public 
Parkland/Consistent 

3220 Botanic Garden Blvd 
3221 Botanic Garden Blvd 
1700 University Dr 
2000 University Dr 
 

“J” Medium Industrial “CF” Community 
Facilities 

Existing Public 
Parkland/Consistent 

2301 Montgomery St 
2309 Montgomery St 

“J” Medium Industrial “PD/G” Planned 
Development for 
“G” Intensive 
Commercial 
excluding auto-
related uses; site 
plan waiver 

Mixed-Use/Technical 
Inconsistency 

3613 Collinwood Ave 
3617 Collinwood Ave 
3621 Collinwood Ave 
3600 Dexter Ave 
3605 El Campo Ave 
3624 Linden Ave 
2100 Montgomery St 
2112 Montgomery St 
2312 Montgomery St 
2400 Montgomery St 
2408 Montgomery St 
2504 Montgomery St 
3605 Pershing Ave 

“J” Medium Industrial “E” Neighborhood 
Commercial 

Neighborhood 
Commercial/Consistent  

Development Impact Analysis 



 

 

2300 Montgomery St “J” Medium Industrial “E” Neighborhood 
Commercial add 
CUP for bar; site 
plan waiver 

Neighborhood 
Commercial/Consistent 

2200 Montgomery St “J” Medium Industrial “E” Neighborhood 
Commercial add 
CUP for 
warehouse; site 
plan waiver 

Neighborhood 
Commercial/Consistent 

3600 Collinwood Ace 
3605 Collinwood Ave 
3609 Collinwood Ave 

“J” Medium Industrial “E” Neighborhood 
Commercial add 
CUP for 
warehouse/food 
processing; site 
plan waiver 

Neighborhood 
Commercial/Consistent 

3605 Dexter Ave 
2000 Montgomery St 
2020 Montgomery St 
2058 Montgomery St 

“J” Medium Industrial “PD/G” Planned 
Developmnt for 
“G” Intensive 
Commercial 
excluding auto-
realted uses, 5-story 
height limit; site 
plan waiver 

Neighborhood 
Commercial/Technical 
Inconsistency  

 
The proposed zoning districts are consistent with the land use designations for this area along with the following 
Comprehensive Plan policies: 
 

• Identify and designate on future land use maps regional and community mixed-use growth centers in 
rapidly developing areas, based on proximity to future rail transit and key transportation intersections.  

• Preserving the character of residential neighborhoods 
• Accommodate higher density residential and mixed uses in transit oriented developments, urban 

villages, and designated mixed-use growth centers 
• Promote appropriate development of vacant lots, old commercial centers (greyfields), and 

contaminated sites (brownfields) within developed areas, particularly in the central city. 
• Encourage new development in character with the existing neighborhood scale, architecture, and 

platting pattern, while working to improve pedestrian, bicycle, and transit access between adjacent 
neighborhoods and nearby destinations. 
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Proposed Rezoning Area

CUP Overlays
E add CUP for Warehouse for plumbing supply business; site plan waived

E add CUP for Warehouse for vending nut supply business; site plan waived

E add CUP for bar; site plan waived

Proposed Zoning
CF

E

PD/G

§̈¦30
0 400 800 1,200200

Feet

From:  "CR" Low Density Multifamily, "J" Medium Industrial To: "CF" Community Facilities,
"E" Neighborhood Commercial, & "PD/G" Planned Development for certain

"G" Intensive Commercial uses with restrictions, plus Conditional Use Permit Overlays

PD details
*West side of Montgomery - PD/G with 5-
story height limit and excluding auto-related
uses, site plan waived
*East side of Montgomery - PD/G excluding
auto-related uses, site plan waived

Exhibit A
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Zoning Staff Report 
Date: March 12, 2025 Case Number: ZC-25-037 Council District: 4, 7, 10 

                 
Case Manager:  Lynn Jordan 
 
Owner / Applicant: City of Fort Worth Council Initiated Rezoning/Keller ISD 
 
Site Location:             3340 High School Drive; 8250 Parkwood Hill Blvd.; 7900 N. Riverside Dr.; 5401 Wall 
                                    Price Keller Rd.; 12120 Woodland Springs Dr.; 3901 Summerfields Blvd.; 4647 & 5400 
                                    Shiver Rd.; 6900 Bayberry Dr.; 4101 Twin Creeks Dr.; 3821 Staghorn Circle S.; 8201  
                                    Parkwood Hills Blvd.; 9345 General Worth Dr.; 5100 Glen Canyon Rd.; 2770 & 2780 
                                    Keller Hicks Rd.; 4001 Thompson Rd.; 2032 Canchim St.; 4600 Alta Vista; 9450 Ray 
                                    White Rd.; 3201 Thompson Rd.; 3056 Clay Mountain Trl.  Acreage:  459.37 acres       
 

 
 

Proposed Use:           Schools/School sites 
 
Request:  From: “AG” Agricultural, “A-7.5” One-Family Residential, “A-5” One-Family  
                                    Residential, “AR” One-Family Restricted, “B” Two-Family Residential, “CR” Low  
                                    Density Multifamily, “E” Neighborhood Commercial, “G” Intensive Commercial, “I” 
                                    Light Industrial 
  

To: “CF” Community Facilities 
 

 
 

Land Use Compatibility:   Requested change is compatible 
 
Comprehensive Plan Map Consistency: Requested change is consistent 
 
Comprehensive Plan Policy Consistency: Requested change is consistent 
 
Staff Recommendation: Approval  
 

 
 

Request  

Recommendation  

Table of Contents  

Zoning Map Amendment 

mailto:beth.knight@fortworthtexas.gov


 

 

1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
3. Recent Zoning History 
4. Public Notification  
5. Development Impact Analysis  

a. Land Use Compatibility  
b. Comprehensive Plan Consistency 
c. Site Plan Comments 

6. Zoning Map with 300 ft. Notification Area 
7. Site Plan 
8. Area Map   
9. Future Land Use Map 
10. Aerial Photograph 

 
The proposed rezoning area is generally bounded by Western Center Boulevard to the south, just west of 
Horseman Road, east of US 377 and SH 170 to the north.  The request is from “AG”, “A-7.5”, “A-5”, “AR”, 
“B”, “CR”, “E”, “G” and “I” to “CF” Community Facilities District.  The proposed rezoning will bring the 
properties in conformance with the Comprehensive Plan. 
 
The Comprehensive Plan outlines the following policy to promote orderly and sustainable growth: “Locate 
elementary schools, parks, and neighborhood commercial uses within walking distance of most homes to 
maximize walkable, bikeable, and transit connectivity with all surrounding residential areas”. 
 
On February 13, 2025, Council Members Blaylock, Lauersdorf and Hill sent a letter to the interim 
superintendent of the Keller Independent School District (KISD) to inform her of the initiation of the rezoning 
of 23 properties to bring them into conformance with the Comprehensive Plan’s future land use map and 
policies. 
 
FROM TO ADDRESS USE 

“AG” Agricultural “CF” Community 
Facilities 

3340 High School Dr. (D10) High School 

“AR” One-Family 
Restricted 

“CF” Community 
Facilities 

8250 Parkwood Hill Blvd. (D4) Middle School 

“AR” One-Family 
Restricted & “A-5” One-
Family 

“CF” Community 
Facilities 

7900 N. Riverside Dr. (D4) Elementary 
School 

“A-5” One-Family “CF” Community 
Facilities 

5401 Wall Price Keller Rd. 
(D4) 
12120 Woodland Springs Dr. 
(D10) 
3901 Summerfields Blvd. (D4) 
5400 Shiver Rd. (D4) 
4647 Shiver Rd. (D4) 
6900 Bayberry Dr. (D4) 
4101 Twin Creeks Dr. (D10) 

Elementary 
Schools, Single-
Family and 
Vacant 

Project Description and Background 
 



 

 

3821 Staghorn Circle S. (D4) 
8201 Parkwood Hills Blvd. 
(D4) 
9345 General Worth Dr. (D4) 
5100 Glen Canyon Rd. (D4) 
2770 Keller Hicks Rd. (D10) 
2780 Keller Hicks Rd. (D10) 

“A-5” One-Family & “B” 
Two-Family 

“CF” Community 
Facilities 

4001 Thompson Rd. (2 parcels) 
(D4) 

 

“A-7.5” One-Family “CF” Community 
Facilities 

2032 Canchim St. (D7) Elementary 
School 

“A-5” One-Family & “E” 
Neighborhood Commercial 

“CF” Community 
Facilities 

4600 Alta Vista (D10) Elementary 
School 

“A-5” One-Family & “I” 
Light Industrial 

“CF” Community 
Facilities 

9450 Ray White Rd. (D4) High School 

“CR” Low Density 
Multifamily/I-35 Overlay 

“CF” Community 
Facilities/I-35 Overlay 

3201 Thompson Rd. (D4) Middle School 

“G” Intensive Commercial “CF” Community 
Facilities 

3056 Clay Mountain Trl. (D4) Vacant 

 

 
North   Various Zoning Districts / various uses 
East  Various Zoning Districts / various uses 
South    Various Zoning Districts / various uses  
West  Various Zoning Districts / various uses 

ZC-22-113- “PD/R-2; PD/C; PD/D; PD/G; PD/A-5; PD/F; PD/G; PD/I” Planned Development for all uses in 
respective districts; site plan waiver (approved August 2022) 
 
ZC-12-034- “PD/E” Planned Development for all uses in “E” Neighborhood Commercial plus building greater 
than 60,000 square feet with car wash and fuel sales; site plan approved (Approved May 2012) 

 
Written Notice 
Written notice of the Zoning Commission public hearing was mailed to the owners of real property lying within 
300 feet on February 28, 2025. 
 
Posted Notice 
A sign was erected on the property not less than 10 days before the Zoning Commission public hearing date. 
 
Published Notice 
A notice of the public hearing before the City Council will be published in the Fort Worth Star Telegram at least 

Public Notification 

Recent Zoning History 
 

Surrounding Zoning and Land Uses 
 



 

 

15 days before the hearing. 
 
Courtesy Notice 
The following organizations were notified: emailed February 26, 2025 
 

Organizations Notified 
North Fort Worth Alliance Coventry Hills HOA 
Wilshire Valley HOA The Vineyards at Heritage HOA 
Basswood Village HOA Heights of Park Vista HOA 
Carrington Court HOA Park Place HOA 
Sante Fe Trails HOA Vista Meadows Addition HOA 
Heritage Glen HOA Valley Brook Estates HOA 
Sante Fe Enclave HOA Steadman Farms HOA 
Pine Meadows HOA Big Bear Creek Meadows HOA 
Fairway Bend HOA The Estates & Villas of Fossil Creek 

HOA 
Las Ventanas HOA Park Glen NA 
Arcadia Park Estates HOA Manor Hill at Alliance HOA 
Bear Creek Vista HOA Hillsborough HOA 
Villages of Woodland Springs HOA Pheasant Crossing HOA 
NTC Arcadia Park V HOA Trace Ridge HOA 
Kings Ridge Estates HOA Summerfields NA 
Ranchette Estates HOA Stoneglen at Fossil Creek HOA 
West Fork Ranch HOA Parkwood Hill Estates HOA 
Heritage HOA Pine Tree Estates MHP LOA 
Carriage Hills HOA Crawford Farms HOA 
Public Improvement District #6 Streams and Valleys Inc. 
Trinity Habitat for Humanity Keller ISD 
Northwest ISD Birdville ISD 
 Eagle Mt-Saginaw ISD 

Land Use Compatibility  
 
Council Member Lauersdorf, Council Member Blaylock and Council Member Hill are requesting to change the 
zoning of this area to more closely match the existing land uses with the zoning.  
 
The rezoning request is compatible with surrounding land uses, based on creating more compatible zoning 
districts established neighborhoods and schools.   
 

Comprehensive Plan Consistency– Far North and Northeast Sector 

 
The adopted Comprehensive Plan currently designates the subject property as Single-Family, Mixed-Use and 
Institutional. The proposed zoning is consistent with the land use designations for this area and with the following 
policies of the Comprehensive Plan:  

Development Impact Analysis 



 

 

 
• Locate elementary schools, parks, and neighborhood commercial uses within walking distance of 

most homes to maximize walkable, bikeable, and transit connectivity with all surrounding residential 
areas 

• Work with independent school districts in growing areas to identify future school sites that can be 
served by existing or currently planned infrastructure. Depict the identified sites on the City’s future 
land use maps.  

• Locate elementary, middle, and high schools on blocks surrounded by streets 
 
Based on conformance with the future land use map and with the policies stated above, the proposed zoning is 
consistent with the Comprehensive Plan.   
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New_Zoning

CF; CF/I-35W Overlay

0 0.5 1 1.50.25
Miles

From:  Various Agricultural, Residential, Commercial, and Industrial
To: "CF" Community Facilities



ADD_NO STREET_ADDRESS PARCEL_L OWNER_NOWNER_AOWNER_COWNER_Z
9450 RAY WHITE RD KELLER HIG      KELLER, ISD350 KELLER KELLER, TX 76248-2249
4001 THOMPSON RD WHYTE, C C     KELLER, ISD350 KELLER KELLER, TX 76248-2249
3056 CLAY MOUNTAIN TRL SANDSHELL    KELLER, ISD350 KELLER KELLER, TX 76248-2249
3201 THOMPSON RD THOMPSON        KELLER, ISD350 KELLER KELLER, TX 76248-2249
8250 PARKWOOD HILL BLVD PARKWAY A     KELLER, ISD350 KELLER KELLER, TX 76248-2249
3340 HIGH SCHOOL DR KELLER HIGH SCHOOL #      350 KELLER KELLER, TX 76248-2249
2032 CANCHIM ST KELLER ELE       KELLER, ISD350 KELLER KELLER, TX 76248-2249
4600 ALTA VISTA RD ALTA VIST E      KELLER, ISD350 KELLER KELLER, TX 76248-2249
4001 THOMPSON RD WHYTE, C C     KELLER, ISD350 KELLER KELLER, TX 76248-2249
7900 N RIVERSIDE DR SUMMERFI      KELLER, ISD350 KELLER KELLER, TX 76248-2249
5401 WALL PRICE KELLER RD WALL-PRIC       KELLER, ISD350 KELLER KELLER, TX 76248-2249
12120 WOODLAND SPRINGS DR VILLAGES O       KELLER, ISD350 KELLER KELLER, TX 76248-2249
3901 SUMMERFIELDS BLVD FOSSIL HILL     KELLER, ISD350 KELLER KELLER, TX 76248-2249
5400 SHIVER RD SHIVER ROA         KELLER, ISD350 KELLER KELLER, TX 76248-2249
6900 BAYBERRY DR SUMMERFI      KELLER, ISD350 KELLER KELLER, TX 76248-2249
4101 TWIN CREEKS DR WOODLAN          KELLER, ISD350 KELLER KELLER, TX 76248-2249
4647 SHIVER RD SHIVER ROA      KELLER, ISD350 KELLER KELLER, TX 76248-2249
3821 STAGHORN CIR S SUMMERFI      KELLER, ISD350 KELLER KELLER, TX 76248-2249
8201 PARKWOOD HILL BLVD PARKWAY A     KELLER, ISD350 KELLER KELLER, TX 76248-2249
9345 GENERAL WORTH DR BETTE PERO        KELLER, ISD350 KELLER KELLER, TX 76248-2249
5100 GLEN CANYON RD PARK GLEN     KELLER, ISD350 KELLER KELLER, TX 76248-2249
2770 KELLER HICKS RD MCCOWEN       KELLER, ISD350 KELLER KELLER, TX 76248-2249
2780 KELLER HICKS RD MCCOWEN       KELLER, ISD350 KELLER KELLER, TX 76248-2249



Shape_Area SchoolName Zoning_Now
3193235.401 Central HS A-5, I
3147571.765 Fossil Ridge HS A-5, B
95897.47296 vacant near Basswood Elem G
924163.7495 Vista Ridge MS CR/I-35W Overlay, E
1724182.549 Hillwood MS AR
1002190.691 athletic field near Timber Creek HS AG
647537.3582 Sunset Valley Elem. A-7.5
572763.5648 Eagle Ridge Elem. A-5, E
883274.7632 Heritage Elem. A-5, B
524255.4108 North Riverside Elem. A-5, AR
688075.9373 Freedom Elem. A-5
668278.8426 Woodland Springs Elem. A-5

916251.921 Early Learning Center - South, Keller Collegiate Academy A-5
656268.1141 Friendship Elem. A-5

453169.805 Parkview Elem. A-5
649114.6788 Independence Elem. A-5
665872.6584 Lone Star Elem. A-5
653114.6795 Fossil Hill MS A-5
863596.3032 Parkwood Hill Inter. A-5
618936.5876 Bette Perot Elem. A-5
414736.3234 Park Glen Elem. A-5
19252.24244 vacant near tentative school A-5
18839.98168 vacant near tentative school A-5
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	PMB I20 Land LP - Partnership Agreement [Revised Executed].pdf
	Article I  THE PARTNERSHIP: GENERAL
	Section 1.01 Formation of Partnership; Term.  Effective on the date of the filing of the Certificate of Formation, the Partners formed the Partnership pursuant to the TBOC.  By their execution hereof, each of the Partners consents to and approves the ...
	Section 1.02 Name.  The name of the Partnership shall be PMB I20 Land LP, a Texas limited partnership.  The business of the Partnership shall be conducted under the Partnership's name except to the extent the Partnership, with the consent of Rockbrook...
	Section 1.03 Purposes of the Partnership.  The purposes of the Partnership shall be: (a) to acquire and own, directly or indirectly through Subsidiaries, the Property, and in connection therewith, to directly or indirectly through Subsidiaries, acquir...
	Section 1.04 Powers.  Subject to the terms and conditions hereof, the Partnership shall be empowered to do any and all acts necessary, appropriate, proper, advisable, incidental to or convenient for the furtherance and accomplishment of the purposes a...
	Section 1.05 Registered Office, Registered Agent and Principal Office.  The registered office, registered agent and principal office of the Partnership shall be determined by the General Partner.
	Section 1.06 Names and Addresses of Partners.  The names and addresses of the Partners are set forth in Section 11.02.  Any change in the status of a Person as a Partner, the name and address of each Person who later becomes a Partner, and any change ...
	Section 1.07 Place of Business.  The Partnership's principal place of business shall be 4001 Maple Avenue, Suite 270, Dallas, Texas 75219, or such other location as the General Partner designates in Dallas, Texas.
	Section 1.08 Additional Filings.  The General Partner shall take such action as may be necessary or appropriate to qualify the Partnership under the laws of the states and jurisdictions in which it may operate, and the General Partner shall file or ca...
	Section 1.09 Ownership.  The Partnership Interest of each Partner shall be personal property for all purposes.  All property and interests in property, real or personal, owned by the Partnership shall be deemed owned by the Partnership as an entity, a...

	Article II  CERTAIN DEFINITIONS
	(a) the Partner's withdrawal from the Partnership without the approvals required herein;
	(b) the Transfer by the Partner of all or any part of its Partnership Interest without the approvals required herein;
	(c) an Event of Bankruptcy with respect to such Partner;
	(d) the Partner shall suffer any writ of attachment or execution or any similar process to be issued or levied against it or all or substantially all of its property which is not released, stayed, bonded or vacated within sixty (60) days after its iss...
	(e) the Partner shall suffer any writ of attachment or execution or any similar process to be issued or levied against the interests of the Partner in the Partnership (including the charging by a court of any portion of a Partner's Partnership Interes...
	(f) the Partner, if not an individual, shall commence to dissolve or wind-up and liquidate the assets of its business; or
	(g) the Partner, if an individual, shall become deceased or Disabled.
	(a) The initial Gross Asset Value of any asset contributed by a Partner to the Partnership shall be the gross fair market value of the asset on the date of determination, as determined by the contributing Partner and the Required Interest (excluding t...
	(b) The Gross Asset Values of all Partnership Property shall be adjusted to equal their gross fair market values, as determined by the Required Interest, as of the following times: (i) the acquisition of an additional Partnership Interest by any new o...
	(c) The Gross Asset Value of any Partnership Property distributed to any Partner shall be the gross Fair Market Value of Partnership Property on the date of distribution.
	(d) The Gross Asset Values of Partnership Property shall be increased (or decreased) to reflect any adjustment to the adjusted basis of such assets pursuant to Code Section 732(d), Code Section 734(b) or Code Section 743(b), but only to the extent tha...

	Article III  PARTNERSHIP INTERESTS AND CAPITAL CONTRIBUTIONS
	Section 3.01 Partnership Interests.
	(a) Effective as of the Effective Date and upon each Partner's timely contributing its Initial Capital Contribution, each Partner shall be a Partner of the Partnership and shall own the Partnership Interest in the Partnership.  There shall be no certi...
	(b) Each of the Partners agrees that it will not withdraw or retire from the Partnership without the Approval of the Required Interest (i.e., excluding the Percentage Interest of the Partner seeking withdrawal), which may be granted or withheld in eac...

	Section 3.02 Mandatory Capital Contributions; Failure to Make Mandatory Capital Contributions.
	(a) Initial Capital Contributions.  Upon execution of this Agreement, each Partner shall contribute to the capital of the Partnership the Initial Capital Contribution set forth opposite his, her or its respective name on Exhibit A-1.
	(b) Mandatory Capital Contributions.  Within ten (10) Business Days from and after written notice from the General Partner, the Partners shall each make Mandatory Capital Contributions to the Partnership from time to time to fund expenses in accordanc...
	(c) If any Partner (herein called the "Non-Contributing Partner") shall elect not to make any Mandatory Capital Contribution when requested (a "Delinquent Contribution"), and such election shall have continued for a period of ten (10) days following w...
	(d) The application of the provisions of Section 3.02(c) is illustrated by the following example: Assume that (i) the Capital Accounts of the Partners were equal to $5,000,000, (ii) a Mandatory Capital Contribution of $1,000,000 was required to be con...

	Section 3.03 Additional Capital Contributions and Controllable Cost Overrun Contributions.
	(a) The General Partner may from time to time by written notice to the Limited Partners, to the extent Approved by the Required Interest or pursuant to the Budget, request that the Partners make Additional Capital Contributions in proportion to their ...
	(b) If the Partnership or a Subsidiary requires additional capital to fund the payment of Controllable Cost Overruns, then the General Partner will timely fund all of such Controllable Cost Overruns (each, a "Controllable Cost Overrun Contribution"). ...
	(i) each Contribution Loan shall bear interest at a rate equal to the lesser of (A) the maximum rate permitted by applicable law, and (B) an annual rate of eighteen percent (18%), in each case, compounded annually on the last day of each calendar year...
	(ii) all payments made on account of a Contribution Loan shall be allocated first to accrued interest and thereafter to principal;
	(iii) each Contribution Loan shall be recourse only to the General Partner's Partnership Interest and the Partnership Interest of any Limited Partner who is an Affiliate of the General Partner;
	(iv) any distributions otherwise due to the General Partner or its Affiliate Limited Partners shall be paid by the Partnership to the Limited Partners who made such Contribution Loans pro rata in accordance with the outstanding balances owed to such L...
	(v) if the General Partner has more than one Contribution Loan, the General Partner and its Affiliate Limited Partners shall pay all Contribution Loans pro rata in accordance with the outstanding aggregate principal and interest balances owed on such ...
	(vi) neither any distribution nor any other payment otherwise due to the General Partner or its Affiliate Limited Partners shall be made directly to them so long as any principal, interest or other amounts are then outstanding under a Contribution Loa...

	(c) The General Partner may call capital or any Limited Partner(s) representing at least thirty three and one-third percent (33 1/3%) of the Percentage Interests at such time may, three (3) days after requesting the General Partner to call capital, re...

	Section 3.04 Indebtedness.  If the General Partner, in its reasonable discretion, determines that funds are necessary or advisable to carry out the purposes of the Partnership, then, upon the Approval of the Required Interest, the General Partner shal...

	Article IV  DISTRIBUTIONS AND ALLOCATIONS
	Section 4.01 Distributions of Net Cash Flow and Other Items.
	(a) Subject to Section 3.04, 4.01(b), 4.01(c), 4.01(d) and 5.07(f), Distributions of Net Cash Flow to the Partners shall be made at such times during each year and in such amounts as the General Partner shall determine, in its sole discretion, as foll...
	(i) first, to the Partners, pro rata in proportion to their respective Percentage Interests, until each Partner has received aggregate distributions pursuant to this Section 4.01(a)(i) equal to an amount necessary to produce an IRR of ten percent (10%...
	(ii) second, to the General Partner in an amount equal to the General Partner's Undistributed Controllable Cost Overrun Contribution Account;
	(iii) second, (A) 80% to the Partners pro rata in proportion to their respective Percentage Interests and (B) 20% to the General Partner, until each Partner has received aggregate distributions pursuant to Section 4.01(a)(i) and Section 4.01(a)(iii)(A...
	(iv) thereafter, (A) seventy percent (70%) to the Partners pro rata in proportion to their respective Percentage Interests and (B) thirty percent (30%) to the General Partner.

	(b) Limitations on Distributions.  Notwithstanding any provision to the contrary in Section 4.01(a):
	(i) all distributions will be subject to any covenants in the Transaction Documents that limit distributions to the Partners;
	(ii) all distributions made in connection with the liquidation and winding up of the Partnership will be made in the manner provided in Section 9.03; and
	(iii) no distribution will be made that would result in a violation of the TBOC.

	(c) Offset.  The Partnership shall offset against any distribution to be made to a Partner all amounts owing to the Partnership or another Partner by such Partner or its Affiliates (including with respect to amounts owed to any Partner (or an Affiliat...
	(d)  Tax Distributions.  Notwithstanding the provisions of Section 4.01(a), but to the extent there is Net Cash Flow, the General Partner shall cause the Partnership to distribute to each Partner, no later than the tenth day of each April, cash in an ...

	Section 4.02 Allocations of Profits and Losses.
	(a) Allocations of Profit and Loss.  Profits and Losses shall be allocated among the Partners (after giving effect to the special allocations contained in Section 4.02(b) below) so as to reduce the differences between their respective Partially Adjust...
	(i) If the Partnership has Profits for any Fiscal Year (determined prior to giving effect to this Section 4.02(a)(i)), any Partner whose Partially Adjusted Capital Account is greater than its Target Capital Account shall be specially allocated items o...
	(ii) If the Partnership has Losses for any Fiscal Year (determined prior to giving effect to this Section 4.02(a)(ii)), any Partner whose Partially Adjusted Capital Account is less than its Target Capital Account shall be specially allocated items of ...

	(b) The Profits or Losses of the Partnership for each year shall be determined for Federal income tax purposes as soon as possible after the end of each Fiscal Year of the Partnership in accordance with the accounting method heretofore adopted by the ...
	(c) Any allocation to a Partner of a pro rata share of the Profits or Losses of the Partnership under this Section 4.02 shall be deemed to be an allocation to such Partner of the same pro rata share of each item of income, gain, loss, expense, deducti...

	Section 4.03 Minimum Gain Chargeback and Qualified Income Offset.
	(a) Minimum Gain Chargeback.  Notwithstanding any other provision of this Agreement to the contrary, if in any Fiscal Year there is a net decrease in Minimum Gain, then each Partner will first be allocated items of gross income for the Fiscal Year (an...
	(b) Minimum Gain Chargeback for Nonrecourse Debt.  Notwithstanding any other provision of this Article IV to the contrary, if in any Fiscal Year there is a net decrease in Nonrecourse Debt Minimum Gain, then each Partner will first be allocated items ...
	(c) Qualified Income Offset.  If a Partner unexpectedly receives any adjustment, allocation or distribution described in Sections 1.704-1(b)(2)(ii)(d)(4), 1.704-1(b)(2)(ii)(d)(5) or 1.704-1(b)(2)(ii)(d)(6) of the Regulations, items of Partnership inco...
	(d) Nonrecourse Deductions.  Any item of Nonrecourse Deduction for any period shall be allocated to the Partners in accordance with their respective Capital Accounts.  Subject to Section 4.03(e) below and accordance with the principles set forth in Re...
	(e) Curative Allocations.  The allocations set forth in Section 4.03(a)-Section 4.03(d) hereof (the "Regulatory Allocations") are intended to comply with certain requirements of Section 1.704-1(b) of the Regulations. It is the intent of the Partners t...

	Section 4.04 Other Allocations Rules.
	(a) Profits, Losses, and any other items of income, gain, loss, or deduction shall be allocated to the Partners pursuant to Sections 4.02, 4.03 and this 4.04 as of the last day of each Fiscal Year, provided that Profits, Losses and such other items sh...
	(b) All tax credits shall be allocated among the Partners in accordance with their respective Percentage Interests.
	(c) All allocations to the Partners pursuant to Sections 4.02, 4.03 and this 4.04 shall, except as otherwise provided, be divided among them in proportion to the Percentage Interests held by each.
	(d) For purposes of determining the Profits, Losses or any other items allocable to any period, Profits, Losses and any such other items shall be determined on a daily, monthly, or other basis, as determined by the General Partner using any permissibl...
	(e) The Partners are aware of the income tax consequences, of the allocations made by Sections 4.02, 4.03 and this 4.04 and hereby agree to be bound by the provisions of this Article IV in reporting their shares of the Partnership's income, profits an...

	Section 4.05 Capital Accounts.  The Partnership shall establish and maintain for each Partner a separate Capital Account (herein so called) which shall be established and maintained in accordance with the following provisions:
	(a) each Partner's Capital Account shall be increased by (i) the amount of cash and the Gross Asset Value of other property contributed by such Partner to the Partnership (net of liabilities secured by the contributed property that the Partnership is ...
	(b) each Partner's Capital Account shall be decreased by (i) the amount of cash and the Gross Asset Value of any other property distributed to such Partner pursuant to any provision of the Agreement (net of liabilities secured by the distributed prope...
	(c) each Partner shall have a single Capital Account that reflects all of its Partnership Interest, regardless of the class of Partnership Interest owned by such Partner and regardless of the time or manner in which such Partnership Interests were acq...
	(d) if all or a portion of a Partnership Interest is Transferred in accordance with the terms of the Agreement, the transferee shall succeed to the Capital Account of the transferor to the extent the Capital Account relates to the Transferred Partners...


	Article V  MANAGEMENT OF THE PARTNERSHIP
	Section 5.01 Management.  Subject to the provisions hereof, the Partnership shall have one (1) General Partner, and the General Partner shall serve as such during the term of the Partnership.  No additional General Partner shall be appointed for the P...
	Section 5.02 Duties of the General Partner.  The General Partner shall conduct the business of the Partnership (including when the Partnership acts on behalf of its Subsidiaries) in a good and businesslike manner and discharged its duties in good fait...
	Section 5.03 Power to Execute Documents.  The General Partner shall have the power, without the joinder of any Limited Partner, to execute any and all documents and instruments as may be necessary or expedient to carry out and effectuate the purposes ...
	Section 5.04 Restrictions on Authority of General Partner.  Notwithstanding anything which may be contained herein to the contrary, the General Partner shall not have the authority without having first obtained the Approval of the Required Interest to...
	(a) An act in contravention of this Agreement.
	(b) Subject to Article XIII, to cause the Partnership or one or more of its Subsidiaries to sell, mortgage, assign, pledge, convey or otherwise dispose of any of the Property, except the sale, assignment or conveyance by the Partnership from time to t...
	(c) Except as otherwise expressly set forth in this Agreement, (i) issue any additional ownership interests in the Partnership or its Subsidiaries, (ii) admit any Person as a new or substitute Partner of the Partnership or (iii) admit any Person as a ...
	(d) Cause the Partnership or its Subsidiaries to acquire any property other than the Property in accordance with the Business Plan or other routine dispositions or acquisitions of personal property used in the ordinary course of business.
	(e) Make any distribution to the Partners other than in accordance with the applicable provisions of this Agreement.
	(f) Approve the terms of any Organizational Documents of any Subsidiary that are in contravention to the terms of the Agreement of the Partnership.
	(g) Enter into, amend, modify, terminate, cancel or grant any consents or approvals under any Material Contract not contemplated by the Business Plan (which must include the names of approved parties (other than the Partnership and its Affiliates) to ...
	(h) Guaranty the payment of any money or debt of any other Person other than a Subsidiary or guaranty the performance of any other Person other than a Subsidiary, except as set forth in a Budget or Business Plan and in accordance with the applicable p...
	(i) Approve the Budget or Business Plan or any amendment thereto, provided, the Partners hereby approve the Budget and Business Plan as of the Effective Date.
	(j) Incur any expenses outside of the Budget other than as provided in Section 3.03(b) and 3.03(c).
	(k) Approve any Transfer other than as expressly permitted by Article VII and approve any admission of any Person as an additional Partner of the Partnership.
	(l) Intentionally deleted.
	(m) Allow or cause any Change of Control of the Partnership.
	(n) Form a Subsidiary or enter into any joint venture or similar business arrangement with another Person.
	(o) Cause any merger, consolidation or similar business combination involving the Partnership or its Subsidiaries.
	(p) Cause the filing of a petition for bankruptcy, reorganization or rearrangement by the Partnership or its Subsidiaries under any federal or state insolvency statute.
	(q) Cause the liquidation, dissolution or winding up of the Partnership or its Subsidiaries.
	(r) Cause the Partnership or its Subsidiaries to enter into a contractual arrangement with a Partner or its Affiliate or the modification of any such arrangement in any respect, provided, the General Partner may cause the Partnership or its Subsidiari...
	(s) File, defend or settle litigation involving a payment by the Partnership or its Subsidiaries in excess of $50,000 (including all costs of settlement) arising in connection with the business of the Partnership or its Subsidiaries, and give receipts...
	(t) Make any capital call upon the Partners for Additional Capital Contributions.
	(u) Make any investments in any other Person other than in accordance with the Budget.
	(v) Make any tax elections for or on behalf of the Partnership except as otherwise provided in Section 10.04.
	(w) Hire, compensate or enter into any employment agreement with any employee of the Partnership except as otherwise approved in the Business Plan, or Budget.
	(x) Appointing any Officer or replacement thereof or eliminate any Officer position previously created.
	(y) Except for normal and customary trade payables incurred in the ordinary course of business, cause the Partnership or its Subsidiaries to incur any indebtedness, whether or not secured by the Property or the interests in any entity held by the Part...
	(z) Remove the Tax Representative from its position as Tax Representative and appoint a replacement Tax Representative.
	(aa) Initiate or consummate an initial public offering or make a public offering and sale of the Partnership Interests or any other securities.
	(bb) Make any Material Modification to the Budget, except as provided in Section 5.05 below.
	(cc) Naming the Property or the development of the Property for any public statement, press release or marketing materials;
	(dd) Take any other action that requires the Approval of the Required Interest under this Agreement.

	Section 5.05 Budgets.  If any modification to the Budget would constitute a Material Modification, the General Partner shall prepare an updated budget detailing such Material Modification (any such updated budget being the "Proposed Budget") and deliv...
	Section 5.06 Compensation of General Partner.  The General Partner will not be compensated by the Partnership for serving as the General Partner of the Partnership except as specifically provided in Section 5.07(a).  Unless otherwise specifically prov...
	Section 5.07 Due Diligence Reimbursement; Acquisition Fee; Project Management Fee; District Administration Fee.
	(a) Prior to the Effective Date, the General Partner or its Affiliates have incurred certain costs and expenses in connection with procuring purchase and sale agreements and certain due diligence reports and materials with respect to the Property (col...
	(b) Intentionally deleted.
	(c) The Partnership will pay or reimburse the General Partner for reasonable legal fees and other costs incurred by the General Partner and its Affiliates in connection with the negotiation of the Purchase and Sale Agreement, formation of the Partners...
	(d) Intentionally deleted.
	(e) As long as the General Partner or its Affiliates are managing the Project, the Partnership shall pay to the General Partner or its assignee, on a monthly basis, $10,000.00 (the "Project Management Fee"), not to exceed $240,000.00 in the aggregate;...
	(f) In the event that a public financing district such as an MMD, MUD, TIRZ or PID ("District") is created, the Partnership shall pay to the General Partner or its assignee, upon receipt of any reimbursement funds, three percent (3%) of the face value...
	(g) To the extent the Partnership does not have sufficient funds to pay the Project Management Fee or the District Administration Fee (collectively, the "General Partner Fees"), such General Partner Fees shall accrue, without interest, until paid, pro...

	Section 5.08 Contracts with Affiliates of General Partner.  The General Partner may enter into any contract (written or oral) with and make any payment of funds of the Partnership or its Subsidiaries to any Affiliate of any Partner, any Officer or any...
	Section 5.09 Standard of Care.
	(a) The General Partner shall act in good faith, in the best interests of the Partnership, in compliance with the terms of this Agreement, with the care, skill, prudence and diligence under the circumstances then prevailing that a prudent real estate ...
	(b) Each Officer shall exercise ordinary business judgment in managing the affairs of the Partnership.  Absent gross negligence, bad faith, fraud, willful misconduct or material breach of this Agreement by an Officer, such Officer shall not be liable ...

	Section 5.10 Reliance.  The General Partner and each Officer may rely and shall be protected in acting or refraining from acting upon any resolution, certificate, statement, instrument, opinion, report, notice, request, consent, order, bond, debenture...

	Article VI  OTHER ACTIVITIES OF PARTNERS
	Section 6.01 Time, Attention and Effort of the PMB Principals.  The PMB Principals covenant and agree to devote to the Partnership and the Project such time, attention and effort as is reasonably required to cause the Partnership to successfully imple...
	Section 6.02 Non-Compete.  The General Partner and the PMB Principals agree that during the period the Partnership owns any direct or indirect interest in the Project, they will not, and will cause their Affiliates to not, invest in, finance, refinanc...

	Article VII  TRANSFER OF INTERESTS; OWNERSHIP OF INTERESTS
	Section 7.01 Restriction on Transfer.
	(a) Except as otherwise provided in Section 7.01(b), a Partner may not Transfer all or any part of its Partnership Interest without the prior Approval of the Required Interest, which may be granted or withheld in each Partner's sole discretion.  A Cha...
	(b) A Limited Partner and any owner of a direct or indirect interest in a Limited Partner may Transfer all or any part of its Partnership Interest without the prior Approval of the Required Interest if such Transfer is made to an Affiliate (under clau...

	Section 7.02 Intentionally Omitted.
	Section 7.03 Assumption by Additional Partners.  Any Person to whom a Partnership Interest is Transferred pursuant to the terms of this Article VII or any other provision hereof shall take such Partnership Interest subject to all the terms and conditi...
	Section 7.04 Amendment of Agreement and/or Certificate.  If a Transfer of a Partnership Interest shall take place pursuant to the provisions of this Article VII, then unless the Partnership is terminated by such Transfer, the continuing Partners shall...
	Section 7.05 Effect of Attempted Disposition in Violation of this Agreement.  Any attempted Transfer, by operation of law or otherwise, of any Partnership Interest without the approvals required under this Agreement or otherwise in breach of this Agre...
	Section 7.06 Purchase Option upon Buyout Event.
	(a) Notwithstanding anything to the contrary contained herein, upon the occurrence of a Buyout Event as to any Partner, the other Partners shall have the option, but not the obligation, to purchase from such Partner and its successor in interest, (for...
	(b)  The purchase price for the Buyout Partner's Partnership Interest shall be equal to the Fair Market Value of the Buyout Partner's Partnership Interest.  In the event that the Buyout Partner and the Electing Partner Representative cannot agree upon...
	(c) Unless the Buyout Partner agrees otherwise, the purchase price, determined in the manner herein provided, shall be paid in full in cash to the Buyout Partner not later than one-hundred eighty (180) days after the date of delivery of the appraiser'...
	(d) Prior to the closing of the Buyout Partner's Partnership Interest pursuant to this Section 7.06, the Electing Partner Representative shall exercise commercially reasonable efforts to cause the Buyout Partner, its Affiliates and principals to be un...


	Article VIII  REMOVAL OF GENERAL PARTNER
	Section 8.01 Resignation or Withdrawal of General Partner.  Subject to Section 8.02, without the prior Approval of the Required Interest, the General Partner may not (a) resign or withdraw as General Partner of the Partnership or (b) appoint any Perso...
	Section 8.02 Removal of General Partner.  If a General Partner Removal Event occurs, then in addition to all of the Partnership's and the Limited Partners' other rights and remedies under this Agreement and at law or in equity, the Limited Partners sh...
	(a) remove the General Partner and appoint a new General Partner, whereupon such successor General Partner shall have all the rights, powers and obligations of the General Partner under this Agreement;
	(b) cause the Partnership to terminate (without payment of any termination fee or other penalty) any contract, agreement, transaction or arrangement between any Partner or Affiliate, on the one hand, and the Partnership or any Subsidiary, on the other...
	(c) if and only if the General Partner Removal Event was caused by the occurrence of a General Partner Default Event (under clause (a) of such definition), cause any distributions under Sections 4.01(a)(iii) and 4.01(a)(iv) to be distributed to the Pa...
	(d) amend this Agreement and file all documents necessary to reflect the actions taken pursuant to this Section 8.02 (and each Partner agrees to execute and deliver such further instruments and do such further acts and things as may be required to car...

	Section 8.03 Successor General Partner.  Subject to Section 8.02, upon the resignation or withdrawal of a General Partner, a successor General Partner shall be appointed by the Required Interest.

	Article IX  EVENTS REQUIRING WINDING UP AND LIQUIDATION
	Section 9.01 Events Requiring Winding Up of the Partnership.  The following events shall require the winding up and termination of the Partnership:
	(a) when substantially all of the assets of the Partnership shall have been disposed of whether by foreclosure or otherwise;
	(b) upon the election in writing of the Required Interest to terminate the Partnership;
	(c) the occurrence of a nonwaivable event under the terms of the TBOC which requires the Partnership to be wound up and terminated; or
	(d) the entry of a judicial decree ordering winding up and termination under Section 11.314 of the TBOC.

	Section 9.02 Winding Up and Liquidation.
	(a) Upon the occurrence of any of the events described in Section 9.01, the winding up of the Partnership business and the distribution of Partnership property and assets shall be carried out with due diligence and in a timely manner and consistent wi...
	(b) The General Partner shall be responsible for taking all actions relating to the winding up and distribution of assets of the Partnership unless the termination is caused as a result of any event detailed in Section 9.01(a) hereof, in which event t...
	(c) The Liquidator shall proceed without any unnecessary delay to sell and otherwise liquidate the Partnership property; provided, however, that if the Liquidator shall determine that an immediate sale of part or all of the Partnership property would ...
	(d) Upon the termination of the Partnership pursuant to Section 9.01, the Liquidator shall cause the accountants of the Partnership to prepare within thirty (30) days of such termination, and the Liquidator shall immediately furnish to each Partner, a...
	(e) If a disposition of any property of the Partnership has been made on terms that produce a note or contract receivable to the Partnership, the dollar value attributable to each interest in such note or contract receivable shall be, as to any distri...

	Section 9.03 Distribution of Proceeds from Termination of the Partnership.  The net proceeds resulting from the termination of the Partnership under this Article IX shall be distributed in the following order of priority:
	(a) to the payment of all debts and liabilities of the Partnership in the order of priority as provided by law (other than outstanding Partner Loans);
	(b) to the establishment of any reserves deemed reasonably necessary by the Liquidator for any Loan or other obligations of the Partnership (other than outstanding Loans from a Partner);
	(c) to the repayment of any outstanding Partner Loans to the Partnership, pro rata in proportion to the amounts owed to such Partners; and
	(d) the balance, if any, to the Partners in accordance with Section 4.01(a).


	Article X  BOOKS AND RECORDS, ACCOUNTING AND OTHER FISCAL MATTERS
	Section 10.01 Accounting Records.  The accounting records of the Partnership shall be kept on the method of accounting selected by the General Partner.  All books, records, accounts, papers, and memoranda in any manner relating to the Partnership (inc...
	Section 10.02 Financial Statements and Reports.
	(a) The General Partner shall cause to be delivered to each Limited Partner, as soon as practicable after the end of each Fiscal Year, (i) U.S. Federal Income Tax Form K-1 (it being acknowledged and agreed that the General Partner shall use commercial...
	(b) The General Partner shall cause to be delivered to each Limited Partner, within forty-five (45) days following the end of each fiscal quarter, a report of the operations of the Partnership for such quarter, which shall include an unaudited balance...
	(c) The General Partner shall promptly deliver to the Limited Partners copies of all material reports and notices received from (i) sellers under contracts of sale, (ii) Governmental Authorities (but only to the extent such reports or notices may adve...

	Section 10.03 Section 754 Elections.  If the General Partner, with the Approval of the Required Interest, makes a Section 754 election pursuant to Section 10.04 of this Agreement, the adjustments to basis to Partnership assets that are attributable to...
	Section 10.04 Tax Elections Generally.
	(a) The Partnership shall elect to deduct expenses incurred in organizing the Partnership ratably over a one hundred eighty (180) month period as provided in Section 709 of the Code.
	(b) Except as otherwise provided herein, the General Partner shall, to the extent Approved by the Required Interest, make any other available elections (including the elections provided for in Sections 167, 168, 469 and 754 of the Code) on behalf of t...

	Section 10.05 Tax Controversies.
	(a) The General Partner, as the Tax Representative, is authorized and required to represent the Partnership (at the Partnership's expense) in connection with all examinations of the Partnership's affairs by tax authorities, including resulting adminis...
	(b) Notwithstanding anything to the contrary in this Agreement, the Tax Representative shall have no authority to take any of the following actions without first obtaining the Approval of the Required Interest:
	(i) enter into a settlement agreement with the Internal Revenue Service that purports to bind Partners other than the Tax Representative;
	(ii) file a petition as contemplated in Sections 6226(a) or 6228 of the Code;
	(iii) intervene in any action as contemplated in Section 6226(b)(5) of the Code;
	(iv) file any request contemplated in Section 6227(b) of the Code; or
	(v) enter into an agreement extending the period of limitations as contemplated in Section 6229(b)(1)(B) of the Code.

	(c) The Tax Representative will inform each Limited Partner (including each former Limited Partner to the extent such former Limited Partner was a Limited Partner for the tax year at issue) of all material matters that may come to its attention in its...
	(d) Notwithstanding the withdrawal of a Partner from the Partnership or the dissolution of the Partnership, the provisions of this Section 10.05 shall survive and remain binding upon each Partner until the statute of limitations has run for the assess...

	Section 10.06 Tax Basis and Value Determination.  To the extent that the General Partner is required to establish fair market values or allocate amounts realized, tax basis, or Gross Asset Value, the General Partner shall establish such values with th...
	Section 10.07 Withholding.  The General Partner is authorized to take any action that it determines in its sole discretion to be necessary or appropriate to cause the Partnership to comply with any withholding requirements established under the Code o...
	Section 10.08 Bank Accounts.  All funds of every kind and nature received by the Partnership, including Capital Contributions, loan proceeds and operating receipts, shall be deposited in such bank or other financial institution accounts as shall be de...

	Article XI  MISCELLANEOUS
	Section 11.01 Limitation as to Agency.  Nothing herein contained shall be construed to constitute any Person as the agent of another Person, except as expressly provided herein.
	Section 11.02 Notices.  All notices or other communications required or permitted to be given pursuant to this Agreement shall be in writing and shall be considered as properly given (a) on the third Business Day after being mailed from within the Uni...
	Section 11.03 Severability.  Each provision of this Agreement is intended to be severable.  If any term or provision hereof is illegal or invalid for any reason whatsoever, such illegality or invalidity shall not affect the validity of the remainder o...
	Section 11.04 Amendment.  This Agreement may be amended, or provisions hereof waived, only by a written instrument signed by the General Partner with the written approval of 90% of the Percentage Interests at such time; provided, however, no amendment...
	(a) without the approval of all Partners, amends this ‎Section 11.04; or
	(b) without the approval of each affected Partner (in addition to the written approval of 90% of the Percentage Interests at such time), (i) increases the liability of a Partner beyond the liability of such Partner expressly set forth in this Agreemen...

	Section 11.05 Application of Texas Law.  This Agreement, and the application or interpretation thereof, shall be governed exclusively by its terms and by the internal laws of the State of Texas, and all obligations of the parties created hereunder are...
	Section 11.06 Execution in Counterparts.  This Agreement may be executed in any number of counterparts with the effect as if all parties hereto had all signed the same document.  All counterparts shall be construed together and shall constitute one ag...
	Section 11.07 Assignability.  Subject to the limits on transferability contained herein, each and all of the covenants, terms, provisions and agreements herein contained shall be binding upon and inure to the benefit of the successors and assigns of t...
	Section 11.08 Interpretation.  For purposes of this Agreement, except as otherwise provided or unless the context otherwise requires:
	(a) the terms defined in the text of this Agreement include the plural as well as the singular, and the use of any gender herein shall be deemed to include the other genders;
	(b) a reference to an Article, Section, subparagraph, clause, Exhibit or a Schedule without a further reference to a document is a reference to an Article, Section, subparagraph, clause, Exhibit or Schedule of this Agreement;
	(c) a reference to a subparagraph without further reference to a Section is a reference to such subparagraph as contained in the same Section in which the reference appears, and a reference to a clause without further reference to a subparagraph is a ...
	(d) "herein," "hereof," "hereunder" and other words of similar import refer to this Agreement as a whole and not to any particular provision;
	(e) "including," "includes" or "include" are to be read as listing non-exclusive examples of the matters referred to, whether or not words such as "without limitation" or "but not limited to" are used in each instance;
	(f) reference to any Person includes such Person's successors and assigns but, if applicable, only if such successors and assigns are not prohibited by this Agreement;
	(g) reference to any agreement, document or instrument means such agreement, document or instrument as amended or modified and in effect from time to time in accordance with the terms thereof;
	(h) except as expressly set forth herein, any reference to a statute or regulation is deemed also to refer to any amendments or successor legislation, and all rules and regulations promulgated thereunder, as in effect at the relevant time;
	(i) "or" is used in the inclusive sense of "and/or"
	(j) with respect to the determination of any period of time, "from" means "from and including" and "to" means "to but excluding";
	(k) where a party "shall," "will" or "must" perform in some manner or otherwise act or omit to act, it means that the party is legally obligated to do so in accordance with this Agreement;
	(l) unless otherwise specified herein, each instance in which a Person is permitted or required to exercise judgment, discretion or decision-making or otherwise elect to take or not to take any action, including any grant or withholding of permission,...
	(m) this Agreement shall be construed as a whole, according to its fair meaning, and not in favor of or against any party.

	Section 11.09 Attorneys' Fees.  In the event of any litigation in relation to this Agreement, the unsuccessful party, whether determined by judgment or agreement of the parties, shall, in addition to all other sums that either party may be called on t...
	Section 11.10 Remedies.
	(a) In addition to the rights and remedies expressly provided herein, the parties hereto shall be entitled to whatever other legal or equitable remedies are otherwise available to them; provided, however, all such rights and remedies are subject and s...
	(b) Without limitation on the foregoing, the obligations of any Partner or the Partnership may be enforced by restraining orders and injunctions (temporary or permanent) prohibiting interference and commanding compliance.  Restraining orders and injun...
	(c) If any Partner obtains a judgment against any other Partner resulting from any default or other claim arising under this Agreement or otherwise in connection with the Partnership, that judgment shall be satisfied only out of such Partner's Partner...
	(d) EXCEPT AS OTHERWISE PROVIDED IN THIS AGREEMENT, NONE OF THE SHAREHOLDERS, DIRECTORS, OFFICERS, PARTNERS, MEMBERS, MANAGERS, TRUSTEES, BENEFICIARIES, EMPLOYEES, OR AGENTS OF ANY PARTNER NOR ANY OTHER PERSON AS PRINCIPAL OF ANY PARTNER WHETHER DISCL...
	(e) No Partner shall have the right to partition any property of the Partnership during the term of this Agreement, nor shall any Partner make application to any court of authority having jurisdiction in the matter or commence or prosecute any action ...

	Section 11.11 Integration.  This Agreement, including exhibits hereto, constitutes the entire agreement among the Partners pertaining to the subject matter hereof and supersedes all prior and contemporaneous agreements and understandings of the partie...
	Section 11.12 Indemnification of General Partner.  Subject to the provision of the TBOC and to the extent of its assets legally available for that purpose, the Partnership does hereby indemnify and agree to defend and hold harmless the General Partner...
	Section 11.13 Separate Counsel for Partners.  Every Partner is advised that he is entitled to be represented by legal counsel of his choice with respect to this Agreement.  Each Partner acknowledges that he has sought advice from legal counsel in this...
	Section 11.14 Effect of Bankruptcy, Death or Incompetence of a Partner.  The bankruptcy, death, dissolution, liquidation, termination or adjudication of incompetence of a Partner shall not cause the termination or winding up of the Partnership and the...
	Section 11.15 Authority.  Each of the Partners hereby represents and warrants for the benefit of the Partnership and each other Partner that: (a) it has full power and authority to enter into this Agreement and perform its obligations hereunder; (b) a...
	Section 11.16 No Third Party Beneficiaries.  Nothing contained in this Agreement shall be construed to create any rights or benefits in any Person, other than the Partners, and their respective legal representatives and permitted transferees, successo...
	Section 11.17 Dispute Resolution.  In the event of a dispute between the Partners with respect to any Partnership matter, the following provisions shall apply:
	(a) The Partners shall promptly endeavor to resolve such dispute for a period of 60 days.
	(b) If after the efforts required pursuant to Subsection (a) the dispute remains unsolved, then any Partner may initiate the mediation procedures described on Exhibit E attached hereto and made a part hereof.  Notwithstanding that initiation of the me...

	Section 11.18 Waiver of Jury Trial.  THE PARTNERS AGREE NOT TO ELECT A TRIAL BY JURY OF ANY ISSUE TRIABLE OF RIGHT BY JURY, AND WAIVE ANY RIGHT TO TRIAL BY JURY FULLY TO THE EXTENT THAT ANY SUCH RIGHT NOW EXISTS OR WILL IN THE FUTURE EXIST WITH REGARD...
	Section 11.19 Survival.  It is the express intention and agreement of the Partners that all covenants, agreements, statements, representations, warranties and indemnities made in this Agreement shall survive the execution and delivery of this Agreement.
	Section 11.20 Confidentiality.  Each Partner shall keep confidential and shall not disclose, or permit the disclosure of, any information or materials relating to the Partnership and its investments and activities that are not generally known to the p...
	Section 11.21 Publicity.  The parties agree that no Partner shall issue any press release or otherwise publicize or disclose the terms of this Agreement without the Approval of the Required Interest.
	Section 11.22 Business Day Extension.  In the event any time period or any date provided in this Agreement ends or falls on a day other than a Business Day, then such time period shall be deemed to end and such date shall be deemed to fall on the next...

	Article XII  SECURITIES LAWS
	(a) Such Partner has acquired his, her, its or their Partnership Interest for investment, solely for his, her, its or their own account, with the intention of holding such interest for investment, and without any intention of participating directly or...
	(b) Such Partner is aware that his, her, its or their Partnership Interest has not been registered under the Securities Act in reliance upon exemptions contained in such Securities Act and that his, her, its or their Partnership Interest has not been ...
	(c) Such Partner, prior to executing this Agreement and any other document or instrument evidencing or relating to becoming a Partner hereunder, has received a copy of this Agreement and such other documents, and has examined or caused same to be exam...
	(d) The acquisition of a Partnership Interest is a speculative investment involving a high degree of risk and such Partner has a net worth sufficient to bear the economic risk of his, her, its or their investment in the Partnership and to justify his,...
	(e) A legend reflecting the restrictions imposed upon the Transfer of any Partnership Interest under this Agreement, under the Securities Act and under applicable securities laws of the United States of America and any state thereof in the same or sim...

	Article XIII  PURCHASE OPTION
	Section 13.01 Rockbrook Partner's Purchase.  Notwithstanding anything to the contrary herein, in the event that the Purchase Option Trigger Event occurs (subject to a day-for-day extension for each day of delay caused by Force Majeure Events), Rockbro...
	Section 13.02 Closing.  If Rockbrook Partner provides a purchase option pursuant to Section 13.01, then the closing of such sale of the Property shall take place on a date selected by Rockbrook Partner (in its sole discretion) that is not later than t...
	Section 13.03 Nonperformance.  If Rockbrook Partner provides a Purchase Option Notice but then fails to timely consummate such purchase of the Property in accordance with Section 13.02 at no fault of the General Partner or the Partnership, then Rockbr...

	Article XIV  REPRESENTATIONS, WARRANTIES OF THE PARTNERS
	Section 14.01 Representations and Warranties of All the Partners.  Each of the Partners represents and warrants to each of the other Partners and the Partnership as follows:
	(a) If such Partner is an entity, such Partner is the type of entity described in the signature page this Agreement, is duly organized, validly existing and in good standing under the laws of the State described in the signature page to this Agreement...
	(b) The execution and delivery of this Agreement and each of the other Transaction Documents to be executed and delivered by such Partner and the performance by such Partner of the transactions contemplated thereby to be performed by such Partner, wil...
	(c) The execution and delivery by such Partner of this Agreement and each of the other Transaction Documents to be executed and delivered by such Partner, and the consummation of the transactions contemplated thereby to be performed by such Partner, h...
	(d) No consent, approval, authorization, order of or filing with any court or Governmental Authority or other Person is required to be made by such Partner to consummate the transactions contemplated by this Agreement or the other Transaction Document...
	(e) Such Partner is not subject to, or obligated under, any provision of (i) any agreement, arrangement or understanding, or (ii) any law, regulation, order, judgment or decree that would be breached or violated, or in respect of which a right of term...
	(f) There are no lawsuits, claims, proceedings or investigations pending or, to the actual knowledge, without inquiry or investigation, of such Partner, threatened by or against or affecting such Partner or any of its respective properties, assets, op...
	(g) There has been no Event of Bankruptcy with respect to such Partner and there is no petition in bankruptcy or any petition or answer seeking an assignment for the benefit of creditors, the appointment of a receiver, trustee, liquidation or dissolut...
	(h) Each Partner agrees to promptly notify all other Partners if there is any change with respect to the representations provided in this Section 14.01.

	Section 14.02 Representations and Warranties of the General Partner.  The General Partner hereby represents and warrants to the Limited Partners and the Partnership as follows:
	(a) To the best of the General Partner's knowledge as of the Effective Date, all information, documents and materials provided by the General Partner to the Limited Partners or their employees, agents or consultants, in connection with the formation o...
	(b) For the duration of this Agreement, the PMB Principals are and will continue to (i) be, directly or indirectly, the beneficial owners of not less than 50% of the beneficial interest in the General Partner and (ii) Control the General Partner.  The...
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