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Owner / Applicant: 3400 Hulen Partnership et al 
 
Site Location: 4609-4617 Diaz Ave., 4604-4616 and 4617-4621 Houghton Ave. and 3400 

and 3450 S. Hulen St.    Mapsco:   75P 
 
Proposed Use: QuikTrip Gas Station 
 
Request: From: “B” Two-Family; “C” Medium Density Multifamily; “ER” Neighborhood Commercial 

Restricted and “E” Neighborhood Commercial 
  

To: “PD/E” Planned Development for all uses in “E” Neighborhood Commercial, site 
plan included. 
 

Land Use Compatibility:  Requested change is not compatible. 
 
Comprehensive Plan Consistency: Requested change is not consistent (Minor 

Boundary Adjustment) 
 
Background: 
The proposed site is located on Hulen Street and the corner of Diaz Ave and Houghton Ave. The 
applicant is requesting a zoning change to “PD/E” Planned Development for all uses in “E” Neighborhood 
Commercial, site plan required.  The applicant is requesting the PD in order to construct a 5,858 s.f. 24 
hour QuikTrip gas station and convenience store with 16 gasoline pumps.  
 
Small commercial uses, with single family behind the businesses, line Hulen Street to the northeast, east 
and south, with more intensive commercial uses to the north.  The current rezoning request would require 
demolition of several residential structures to construct the new gas station.  The proposed building site 
would occupy nearly fifty percent of this residential block, which is consistent with recent commercial 
projects to the north. 
 
The applicant is requesting several waivers that were designed to safeguard residential development 
including projected setbacks, parking, fencing, and sign locations. The table below describes the 
differences between “E” requirements and the proposed “PD”: 

Zoning Commission Recommendation: 
Approve as Amended with waivers to projected setback 
on the north side of Houghton only and signage along 
Houghton and Diaz; no parking along the western 
boundary and relocate dumpster off property line; by a 
vote of 8-0 

 
Opposition: 2 people spoke; 4 letters submitted 
Support: Alamo Heights NA, Lake Como NAC; 1 letter 

submitted 
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Standards E PD/E 

Setback 20 ft. projected setback due to “B” Two-
Family within the blockface 

Signs, fencing, and parking are 
within the this setback 

Supplemental setback 
and buffer 

20 ft supplemental setback with 5 ft. 
bufferyard required adjacent a “B” Two-

Family residential district 

Dumpster was located within 20 
ft. supplemental setback but has 

been removed per Zoning 
Commission 

Parking  37 required 46 provided 

Sign 
125 sf (based on linear footage along 
Hulen Street because the signs are 

oriented along this street) 
164 total for both signs 

Height  45 ft. 22 ft. 
 
The applicant is also requesting a parking lot across the street from the primary QuikTrip site. This lot, 
currently zoned C is not anticipated to be used for QuikTrip Corporation and will be used by the owners of 
the business on the southwest corner of Houghton and Hulen Street (3500 Hulen St) to supplement their 
parking. Currently, this business uses a parking lot on the proposed QuikTrip site that will be removed.  If 
the zoning is approved, then this business will use the proposed new parking site on Houghton, adjacent 
to their site. 
 
Several residents spoke in opposition to the proposed convenience store and gas station use due to 
noise, 24 hour operation, increased traffic, and existing street size.  The proposed case is similar to one 
presented in 2007 with the property just north of the subject property.  QuikTrip proposed a similar 
operation but was denied with prejudice due to similar neighborhood concerns.  
 
Site Information: 

Owners:
3400 Hulen Partnership 

 4613 Diaz Ave 
 Fort Worth, Texas  
 
 Meis Enterprise, LLC 
 4617 Diaz Avenue 

Fort Worth, Texas 
 

 Melody Becerra 
 4612 Houghton Avenue 

Fort Worth, Texas 
 

 Sean Faubion and Tamera Freeman 
 4616 Houghton Ave 

Fort Worth, Texas 
 
Gregory Jackson 
4617 Houghton Avenue 
Fort Worth, Texas 

 
Cameron Dobson 
4621 Houghton Ave 
Fort Worth, Texas 
 
Billie S. Stoker 
3450 Hulen Street and 4604 Houghton  
Fort Worth, Texas 
 
Bipin N  Doshi 
3400 Hulen St 
Fort Worth, Texas 
 
Sham Bhatia 
4608 Houghton Ave 
Fort Worth, Texas 
 
 

 
Applicant:    Quik Trip Corporation 

1120 N. Industrial Blvd. 
Euless, TX 76039 

Acreage:     2.01 ac  
Comprehensive Plan Sector:   Arlington Heights 
 
Surrounding Zoning and Land Uses: 

North “PD 805“ PD/E, save and except certain uses, site plan required / McDonalds, 
commercial 
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East “ER” Neighborhood Commercial Restricted; “E“ Neighborhood Commercial / office, 
commercial 

South “C” Medium Density Multifamily; “ER” Neighborhood Commercial Restricted / multifamily, 
office 

West “B” Two-Family and C” Medium Density Multifamily / single-family 
 
Site Plan Comments:  

The site plan as submitted is not in general compliance with the Zoning Ordinance regulations. The 
key deficiencies are:  
 
1. 20 ft. projected setbacks along Houghton Avenue and Diaz Avenue (waiver requested) 

a. Parking prohibited and structures prohibited  
b. Fence prohibited within 20 ft. projected setback 

2. Signs are located within the projected setback (waiver requested) 
3. Provide fencing, setback, and bufferyard information for auxiliary parking lot along Houghton 

  
Zoning Commission recommended waivers to item #1 for projected setbacks along Houghton 
Avenue and Diaz Avenue and #2 projected setbacks for signs. 

 
Transportation/Public Works  
 

1. Driveway location must not interfere with intersection function. Align proposed driveways with the 
existing driveways on Houghton Avenue and Diaz Avenue to improve traffic circulation and to 
minimize conflict points between vehicles. 

2. Dead end alleys are prohibited; provide a connection to a public ROW. Show the existing alley on 
the site plan. 

3. Dumpster pickup must be located internal to the site. The dumpster location impedes the access 
to the site from Diaz. Recommend relocation away from residential homes due to noise of 
dumpster pickup. 

4. Sidewalks and street lights are required for all public and private streets and public access 
easements as per City of Fort Worth Standards 

 
TPW comments cannot be waived through the zoning process.   
 
Recent Relevant Zoning and Platting History: 
Zoning History:  ZC-07-080, from “B” to “PD/E” site plan required for a QuikTrip gas station, Denied 

without prejudice; property to the north 
“PD 805“ PD/E, save and except certain uses, site plan required, effective 5/6/2008; 
property to the north.   

Platting History:  none   
 
Transportation/Access 

Street/Thoroughfare Existing Proposed 
In Capital 

Improvements 
Plan (CIP) 

Hulen Street Major Arterial Major Arterial No 
Houghton Ave Residential Residential No 

Diaz Ave Residential Residential No 
 
Public Notification: 

The following organizations were notified: 
Organizations Notified 

Sunset Heights South NA Streams And Valleys Inc 
Alamo Heights NA FWISD 
Trinity Habitat for Humanity  

Not located within a registered neighborhood association 
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Development Impact Analysis: 
1. Land Use Compatibility 

The applicant is proposing a zoning change to “PD/E” Planned Development for all uses in “E” 
Neighborhood Commercial, site plan required.  Surrounding land uses consist of commercial to 
the north and east, office to the south and east, office and multifamily to the south, and single-
family to the west. 

 
Gasoline sales and convenience store operations would result in additional traffic within 
residential neighborhoods, lighting and traffic concerns.  In addition, the applicant is seeking 
several waivers that are designed to protect neighborhoods.  
 
Based on the encroachment of commercial into a residential neighborhood and the expected 
increase of land use intensity, the proposed zone change is not compatible with existing land 
uses. 

 
2. Comprehensive Plan Consistency 

The 2015 Comprehensive Plan designates the subject property as single-family and 
neighborhood commercial.  The requested zoning change is not consistent (Minor Boundary 
Adjustment) with the Comprehensive Plan.  
 
Several lots fronting Hulen Street already contain the neighborhood commercial future land use 
designation and Hulen Street is considered a major arterial. However, the future land use 
changes to single-family roughly two or three lots west of Hulen Street.  As a result, the proposed 
zoning change begins to encroach on an established residential neighborhood and the 
neighborhood commercial zoning would cause  
 
The overall proposal is inconsistent with the following Comprehensive Plan and the policies 
below: 

 
• 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) 

• 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. (pg. 40) 

 
Attachments:         

• Location Map 
• Area Zoning Map with 300 ft. Notification Area   
• Future Land Use Map   
• Aerial Photograph 
• Site Plan 
• Minutes from the Zoning Commission meeting  
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