
Case Number _ZC-14-159_ 

                 ZONING MAP CHANGE 
STAFF REPORT 

City Council Meeting Date:     Council District 3 
       April 7, 2015    
 

 
 

 
 
 

Continued                  Yes _X _ No __ 
Case Manager           Stephen Murray    
Surplus                      Yes ___   No _X_ 
Council Initiated         Yes ___   No _X_

 
 
 
Owner / Applicant: R/P LLC II, LTD 
 
Site Location: 2500 River Park Drive  Mapsco:   74Z 
 
Proposed Use: Single-family 
 
Request: From: “G” Intensive Commercial   
  

To: “PD/R1” Planned Development for all uses in “R1” Zero Lot Line/Cluster with the 
following waivers: less than minimum lot size of 3,300 sf, less than 5 ft. side yard 
setbacks, and less than 33 ft. lot width at the building line, site plan included 

 
Land Use Compatibility:  Requested change is compatible. 
 
Comprehensive Plan Consistency: Requested change is not consistent.  
 (Significant Deviation) 
 
Background: 
The proposed site is located at the intersection of Bryant Irvin Rd and River Park Dr.  The applicant is 
proposing a zoning change from “G” Intensive Commercial to “PD/R1” Planned Development for all uses 
in “R1” Zero Lot Line/Cluster, site plan included. The proposed site is located along two minor arterials.  
Both the northern and southern corners are zoned commercial, providing a buffer to the residentially 
zoned land west of the site.  Additionally, commercial office uses are located directly west of the site. 
 
The applicant is proposing to construct 54 single-family residences on roughly 2,700 square foot lots with 
minimal setbacks. The proposal will provide a different type of single-family product than is currently 
allowed within the standard zoning districts and may be described as detached townhomes. The proposal 
can be likened to more densely developed residential uses located within the urban villages and form-
based districts. The applicant has indicated that the homes will have no more than three bedrooms. Any 
additional bedrooms will increase the parking requirement which is currently not being met. 
 
One major issue has been identified by city staff and communicated to the applicant through a series of 
meetings and communications: 1) the private/street easement widths are not adequate to accommodate 
the water, sewer, private utilities, and drainage that are intended to be included within this area. The 
applicant is requesting several waivers, as shown in the table and comments below.  
 

Zoning Commission Recommendation: 
Approval by a vote of 9-0 

 
Opposition: None submitted  
Support: Two letters submitted 
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The site plan has other comments from Platting, Water, Transportation/Public Works, and Fire due to site 
constraints and developmental requirements.  
 
Many of the issues identified are based on noncompliance with the Subdivision Ordinance. While the 
Zoning process cannot waive these items, it is important that they are considered at the time of 
consideration of the zoning site plan because the site plan is intended to regulate the development of this 
property. The neighborhood and applicant have been in contact, and the neighborhood has expressed 
concern about traffic issues related to the site but is generally supportive of the residential use. 
 
The applicant has submitted a Preliminary Plat, which was approved by the Plan Commission on March 
25 with all of the requested waivers except to sidewalks. The applicant has submitted a revised site plan 
that provides the locations of the sidewalks.  
 
The chart below provides the differences between the R1 district and the proposed PD.  
 

Requirement R1 Proposed PD 
Lot size 3,300 sf minimum 2,700 sf 

Lot Width 33 ft. minimum at building line 27 ft. minimum at building line 

Side yard 5 ft. min. (for detached, center loaded 
units) 

3 ft. for interior lots; 5 ft. adjacent to 
side street 

Front Yard 5 ft. 5 ft. 
Height  35 ft. 35 ft. 

Parking 

Two spaces per dwelling unit behind the 
front building line, except for limited local 

streets, where four spaces shall be 
required, located behind the front 

building line 

Two spaces per dwelling unit behind 
the front building line, except for 
limited local streets, where four 

spaces shall be required, located 
behind the front building line 

(159 spaces provided, several 
located within easements;  

216 spaces required) 
Striped fire lanes 

Lot coverage  NA 70 percent 
 
Following the Zoning Commission hearing, the neighboring property owner to the west expressed 
concern regarding the secondary access point into their development. Meetings and discussions have 
been held during the continuance period. 
 
Site Information: 

Owner: R/P LPC II LTD 
     1017 S. F.M. 5 
     Aledo, TX 76008 
Agent:    Larry Jackson 
Acreage:     6.55 acres  
Comprehensive Plan Sector:   Western Hills/Ridglea 
Surrounding Zoning and Land Uses: 

North “A-5” One-Family / railroad 
East “G” Intensive Commercial / vacant, office 
South “G” Intensive Commercial; “R-2” Townhouse/Cluster / single-family, vacant 
West “G” Intensive Commercial / office 

 
Recent Relevant Zoning and Platting History: 

Zoning History: None 
Platting History:  PP-14-058 approved with waivers and to provide sidewalks by City Plan 
Commission March 25, 2015  

 
Transportation/Access 

Street/Thoroughfare Existing Proposed In Capital 
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Improvements 
Plan (CIP) 

Bryant Irvin Rd Minor Arterial Minor Arterial No 
Riverpark Dr. Minor Arterial Minor Arterial No 

 
Public Notification: 

The following organizations were notified: 
Organizations Notified 

River Park Place Como 
Ridglea Hills Trinity Habitat for Humanity 
Ridglea Streams & Valleys, Inc 
Gardens of Westridge Fort Worth ISD 

Not located within a registered Neighborhood Organization 
 
Site Plan Comments:  

The site plan as submitted is not in general compliance with the R1 zoning regulations.  The applicant 
is requesting waivers for the following items: 
 

1. Four parking spaces required behind the front build line (on limited local street). 
2. Required parking cannot be counted within easements  

a. Several parking spaces are located within proposed 10’ utility easement and 15’ 
drainage easement 

3. The minimum lot size for R-1 zoning is 3,000 sf (waiver requested) 
4. 5 ft. required rear setback (waiver requested) 
5. 33 ft. lot width is required at the building line (waiver requested) 
6. Structures are prohibited within easements (i.e. dumpster, single-family) (cannot be waived 

through the zoning site plan process) 
 
Compliance with the items noted above shall be reflected on the site plan or waivers are 
required. 

 
Platting: 

1. Two access points (ingress and egress) are required when 30 residential units are platted. 
This proposal for 54 units provides only one access point and an “emergency vehicles only” 
drive. 

2. A limited local street, the narrowest public or private street allowed, requires a 25-foot 
roadway (back of curb to back of curb) centered in a 40-foot right-of-way rather than the 
proposed 24-foot roadway (back of curb to back of curb) in a 26-foot right-of-way. 

3. A cul-de-sac or series of interconnecting streets that form a closed “circle” in which there is 
only one outlet shall not serve more than 30 residential units nor exceed the maximum length 
of 650 feet, rather than the proposed 54 units with a street length in excess of 1,200 feet. 

4. Four off-street parking spaces are required for each residential unit on a limited local street 
(216 spaces including garage parking) rather than the 143 spaces provided. 

5. Four-foot concrete sidewalks are required on both sides of all public and private streets. The 
proposed development does not provide sidewalks. 

6. Front entry garages are prohibited for residential lots less than 50 feet in width. Driveways 
shall be either by rear entry from an abutting side or rear alley or by a common share 
driveway centered over the common lot line between adjacent dwelling units. The site plan 
reflects front entry garages each with a 19-foot wide driveway on a 32-foot wide lot. 

7. Limited local streets require a paving flare out (28 feet by 40 feet) within the street right-of-
way at the midblock location. No flare outs are provided. 

8. At least one curb length of not less than 20 feet for every 2 dwelling units on a limited local 
street is required. The site plan reflects 13 feet of curb length. 

9. Additional right-of-way dedication is required for River Park Drive, an arterial street in the 
Master Thoroughfare Plan. 

10. It appears from the site plan that the proposed street design and the location of intersections 
on River Park Drive do not comply with various technical design criteria. Additional waivers of 
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these standards by the City Plan Commission would be required following an affirmative 
recommendation from the Transportation and Public Works Department.  
 

TPW Stormwater 
These issues were presented to their Engineer and he never answered or addressed them. 
1. Their initial problem of running the lines in the street were resolved, but after it was pointed 

out the inlets would be too close to the building they proposed placing a TxDOT inlet. These 
inlets are basically backwards to our City inlets, but they would work. But now the lines are 
back in the street and they have not been accounted for since they will again impact the 
water and sewer. So they have not proven the lateral lines will work and not interfere with the 
other utilities. 

2. The inlets are only 6 feet from the building. This is not enough clearance. Anytime work is 
done there is a very real possibility of disturbing the foundation of the building. Any crack in a 
wall will be blamed on the City. There is also the problem of equipment working in that close 
quarters and the very real possibility of hitting the building. When these machines are about 
7’+ wide plus the extension supports, the supports would have to be against the building, 
which usually mean hitting the building. It is simply not enough room to maneuver equipment 
to do work behind the back of curb. 

3. Since the building is only 5 feet from the ROW, normally the water for the 100 year is carried 
to the ROW. The criterial says there should be 2’ of freeboard above the 100 year flood level, 
but even we agree that is probably not meant for the street 100 flood level. We do all agree 
however, 6” above the 100 year is valid and they do have very low flows. Even if they kept all 
of the water in the gutter line, for it to raise 6” to get the building above the flood level, in 6 
feet, you need an 8.3% grade which is very steep for a driveway approach and probably will 
not work.  

 
TPW Streets 

1. Local residential streets require 50’ ROW. A limited local street of 40 ft. is permitted in single-
family developments; however the maximum units served by a limited local loop street is 30 
units.  
a. Limited local streets shall provide the following: 

1. one length of curb (not less than 20 ft in length, excluding driveways, for every two 
dwelling units must be available along the limited local street to provide for overflow 
parking.  

2. A paving flare out of 28 ft. width by 40 ft. long within the right of way shall be provided 
at the mid-block location not exceeding 500 ft. from the nearest intersecting cross 
street. 

2. The proposed lot coverage does not allow for sight visibility as vehicles exit driveways into 
the travel path of cars within the subdivision.  

3. There are no proposed sidewalks within the residential development. 
4. Raised curb and gutter are required for all city streets. 
5. Intersections sight distances must be adequate. Horizontal geometry, vertical geometry, and 

intersection angles must provide adequate sight distance. The grade difference as Bryant 
Irving approaches River Park Drive may preclude drivers from seeing drivers entering and 
exiting the proposed first access drive along River Park Drive if vehicles are stacking into 
River Park right of way as they await vehicles maneuvering within the on-street parking 
spaces proposed at the entrance of the development. 

6. Driveway location must not interfere with intersection function. Ensure adequate visibility is 
available after lots enter the subdivision and approach vehicles exiting driveways along Street 
B adjacent to the gated access entry. 

7. Gated entrances into secured areas must be designed in accordance with TPW’s “Traffic 
Engineering Design Standards and Policy Guidelines”. Provisions for an acceptable 
turnaround must be made. Provide details on final plat. The acess closest to the intersection 
of Bryant Irving and River Park Drive does not provide stacking space, but is proposed as 
ingress and egress to the site. 

8. Head-in parking must comply with ordinance #17517. The proposed head in parking at the 
first access (Street D) are located 5ft. from the driveway approach into the subdivision.  

9. Dumpster pickup must be located internal to the site. 
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Fort Worth Fire Department  

1. Because parking cannot be continuously enforced, the Fort Worth Fire Department is 
concerned that the 24' wide drivable portion of the streets are an insufficient width 
considering the available parking shown in the submitted site plan. Experience has shown 
that accessibility can be difficult during emergency situations for fire apparatus when cars 
park along the side of the street. Adding to this, if cars were to park along the side of the 
street on either side of the 24' wide roadway (as shown in the 'Typical Street Cross Section'), 
that would reduce the available street width to below the Fire Code minimum of 20' wide 
unobstructed access.  

2. It is a strong concern of the Fort Worth Fire Department that if the eastern secondary access 
ROW is needed by emergency personnel for access, this will be a hazard to drivers turning 
right off of the southbound side of Bryant Irvin Road onto River Park Drive as fire apparatus 
are forced to stop suddenly for a very sharp right turn into the subdivision. 

3. The applicant has shown no indication to the Fort Worth Fire Department that unobstructed 
access, as required by the City of Fort Worth's Fire Code, can be supplied to all residential 
lots within this subdivision at all times. 

4. The 24' Turning Radius shown on the site plan submitted to the Fort Worth Fire Department 
does not meet the minimum requirement of Section 503.2.4 of the City of Fort Worth Fire 
Code. 

 
Water 

1. Street dedication exclusive for water and sewer easement 
2. Encroachment agreement is required for gates, over water and sewer 
 

(Comments made by Platting (Subdivision Ordinance), Transportation/Public Works, Fire, 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: 

1. Land Use Compatibility 
The applicant is proposing a zoning change to “’PD/R1” to allow for small lot single-family 
residential. Surrounding land uses vary with small offices to the west, single-family to the south, 
railroad right of way to the north and vacant land to the east.   

 
As a result, proposed zoning is compatible with surrounding land uses, but the site plan has 
serious deficiencies based on health and safety concerns. 
 

2. Comprehensive Plan Consistency 
The 2014 Comprehensive Plan designates the site as Intensive Commercial. The requested 
zoning change is not consistent with the following Comprehensive Plan policies: 

 
• Encourage development type and intensity appropriate to existing or planned street 

infrastructure by coordinating future land use map changes with the Master Thoroughfare 
Plan and an adopted Complete Streets policy. (pg. 38) 

• Encourage appropriate development and redevelopment within central city commercial 
districts and neighborhoods. (pg. 39) 

• Promote appropriate infill development of vacant lots, old commercial centers 
(greyfields), and contaminated sites (brownfields) within developed areas, particularly in 
the central city. (pg. 39) 

• Locate large commercial and institutional uses adjacent to arterial streets, preferably at 
the intersections of other arterials and highways. (pg. 40)  

 
Based on nonconformance with the future land use map and the policies stated above; the 
proposed zoning is not consistent with the Comprehensive Plan. (Significant Deviation)  

Attachments: 
• Location Map 
• Area Zoning Map with 300 ft. Notification Area   

• Future Land Use Map 
• Aerial Photograph 
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• Site Plan 
• Minutes from the City Council meeting 
• Minutes from the Zoning Commission meeting 
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City of Fort Worth, Texas 

Zoning Commission 
February 11, 2015 – Meeting Minutes 

________________________________________________________________________ 
Present:      Staff Members Present: 
Nick Genua, Chair, District 7    Dana Burghdoff, Deputy Director 
Will Northern, District 1    Jocelyn Murphy, Planning Manager 
Carlos Flores, District 2    Lynn Jordan, Planner 
Justin Reeves, District 3    Stephen Murray, Planner 
Charles Edmonds, Jr., Vice Chair, District 4  Melinda Ramos, Sr. Assistant City Attorney 
Melissa McDougall, District 5               
Natalie Moore, District 6 
Wanda Conlin, District 8 
Gaye Reed, District 9   
              
Absent: 
None 
 
I. Public Hearing – 10:03 A. M. 
Ms. Murphy explained the procedure to be followed for the Zoning Commission meeting.  
 
II.  Minutes 
The Commission, on a motion by Mr. Edmonds, seconded by Ms. McDougall, on a vote of 8-0, 
voted to approve the Zoning Commission minutes of the January 14, 2015 meeting. 
 
Video on individual cases can be viewed at the following website.  
http://fortworthgov.granicus.com/ViewPublisher.php?view_id=2 
 
III.   Continued Cases 
1. ZC-14-159 R/P LPC II LTD. (CD 3) – 2500 River Park Drive (Edward Wilburn Survey, 
Abstract No. 1635, 6.54 Acres): from “G” Intensive Commercial to “PD/R1” Planned 
Development for all uses in “R1” Zero Lot Line/Cluster with the following waivers: less 
than minimum lot size of 3,300 sq. ft.; less than 5 ft. side yard setbacks, and less than 33 ft. 
lot width at the building line; site plan included 
 
Robert West, 301 Commerce Street, Suite 3500, Fort Worth, Texas representing R/P LPC II 
LTD, explained to the Commissioners they are proposing a residential development. Mr. West 
said they are presenting the case today even though they still have some platting issues but need 
a decision today for contract purposes. Mr. West said the current zoning allows for all types of 
commercial uses. They are proposing residential and have support from property owners.  
 
Travis Clegg, 5751 Kroger Drive, Keller, Texas explained the zoning portion of the request. He 
said they have a 24 ft. wide street section that was approved by the Fire Department. At their 
request there will be no parking on the street and will be marked as a fire lane. Mr. Clegg said 
they do have a second point of access and provided a traffic impact analysis to TPW which was 
not required. There are two gated access locations; one to the commercial and one at the entry of 
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the development. Three waivers are being requested; side yard setback, front yard setback, and 
the maximum square footage of a lot. They are asking for 2,700 sq. ft. and current standards are 
3,300 sq. ft. 
 
Mr. Reeves asked what has been discussed about the utilities. Mr. Clegg said it is a maintenance 
issue because the utilities run down the streets. There will be no storm drain lines below the 
surface of the street. Water and sewer will be the only utility in the street which will be 24 feet 
wide. 
 
Mr. Genua asked about how big the units will be. Mr. Clegg said about 2500 sq. ft. 
 
Ms. Moore asked about parking for visitors. Mr. Clegg said they provided additional parking 
spaces (57) as indicated on the site plan. 
 
Ms. Reed asked about the maximum bedroom count. Mr. Clegg said there will be three 
bedrooms. 
 
Mr. Reeves asked staff to explain the process as it relates to the preliminary plat. 
 
Ms. Murphy explained the platting process and how the PD site plan relates to it. She said the 
site plan needs to mirror the plat. Mr. Clegg said they believe the land plan won’t change and no 
changes are expected with the plat. 
 
Mr. Reeves for the record also asked staff if the recommendation for approval or denial is made 
today that it will not address any access or turning radius issues. Ms. Murphy said zoning 
approval does not trump any health, safety issues such as traffic, fire, and building code. 
 
Mr. Edmonds asked if there will be more than three bedrooms per unit and the proposed height. 
Mr. Clegg said there will not be any more than three bedrooms per unit and the height is 
proposed to be 27 ½ ft.  
 
Motion: Following brief discussion, Mr. Reeves recommended Approval of the request, 
seconded by Ms. Moore. The motion carried unanimously 9-0.  
 

Document received for written correspondence ZC-14-159 

Name Address 
In/Out  
300 ft 
notification 
area 

Position on case Summary 

Reilly Brothers 1017 South FM 
5 Out  Support Sent letter in 

David Mocio/ 
Worthington 
National Bank 

500 Main St Out  Support Sent letter in 

Rick Kubes/ 
Retreat at River 
Park 

NA Out  Support Sent letter in 
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