FORTWORTH. =7 i g Staff Report

Date: November 14, 2023 Case Number: ZC-23-111 Council District: 3

Zoning Map Amendment & Site Plan

Case Manager: Beth Knight

Owner / Applicant:  Aradi Properties, LLC / Mohamed Sharaf

Site Location: 3225 Alemeda Street/3300 block West Loop 820 South Acreage: 2.65 acres
Request

Proposed Use: Automated car wash

Request: To:  Add Conditional Use Permit (CUP) to allow a one lane automated carwash

facility in “F” General Commercial; site plan included with development standard
waivers for freeway sign height and sign area

Recommendation
Land Use Compatibility: Requested change is compatible
Comprehensive Plan Consistency: Requested change is consistent
Staff Recommendation: Approval for automated car wash and denial of the sign

development waivers

Zoning Commission Recommendation:  Approval for automated car wash and denial of the sign
development waivers by a vote of 8-0

Table of Contents

. Future Land Use Map
0. Aerial Photograph

Public Notification

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

Project Description and Background 6. Zoning Map with 300 ft. Notification Area
Surrounding Zoning and Land Uses 7. Site Plan
Recent Zoning History 8. Area Map

9

1

agprwnE



mailto:beth.knight@fortworthtexas.gov

Project Description and Background

The proposed site is on the northwest corner of Camp Bowie West Boulevard and West Loop 820 South. The
applicant has revised the previously approved, but expired, Conditional Use Permit from an automated carwash
facility with 4 wash lanes to only 1 wash lane automated carwash facility on a smaller lot. Automated
carwashes are allowed by right in the industrial districts and only permitted within commercial zoning districts
with a CUP approval. The site plan shows development waivers for the freeway sign’s square footage and
height.

Conditional uses are those uses which are generally compatible with the permitted land uses in a given zoning
district, but which require individual review of their proposed location, design and configuration, and the
imposition of conditions in order to ensure the appropriateness of the use at a particular location.

While a carwash is not permitted in the “F” zoning district by right, allowing one by CUP with a site plan may
help mitigate any neighborhood concerns, as well as give options for the CUP to be revoked in the event of
code violation convictions. The site is currently vacant land. Limited commercial uses or commercially zoned
land surrounds the site to the north, east, and south, that are comparable to the revised commercial uses
proposed for this site. Due to the smaller revised lot configuration, the site no longer has direct access to
Alemeda Street and is adjacent to commercially zoned vacant land and an infrastructure building.

The site plan shows a revised location for the car wash building, instead of being approximately 60 feet away
from the existing residential neighborhood. The proposed car wash is due east of the infrastructure building.
The dryer noise is directed towards this building, as well as being about 200 feet further from the residential
neighborhood. A 11,236 square foot convenience store is shown on the southeastern corner, and a drive-
through restaurant is shown on the southwestern corner.

The Conditional Use Permit proposal includes a freeway sign on the Loop 820 frontage. The sign square
footage for the 50-foot tall freeway sign shows 434 square feet or 36% larger than allowed, since the maximum
sign area allowed would be 320 square feet. This site is requesting a development waiver for the sign square
footage and height, since a 39-foot tall sign would be the maximum allowed under administrative approval to be
20 feet above the adjacent main freeway lanes. The freeway sign proposed is 28% taller than allowed. Since a
monument is also proposed for the Camp Bowie frontage, the site would have significantly more signage than a
comparable site. However, additional landscaping or other site enhancements were not proposed to offset the
detached freeway’s sign size.

Through Ordinance 23609 effective March 29, 2019, the Conditional Use Permit allows for an unlimited time
period for the operation of a use unless otherwise approved by the City Council. If a time limit is established for
a Conditional Use Permit, the renewal of the CUP shall be considered through the public hearing process and
approved by the City Council. A CUP shall expire if no permitting action is taken within six months of approval
or cease of the use for six months. A CUP may be revoked through the public hearing process if necessary after
convictions of one or more code violations.

Per Section 4.407 (a), the following general rules apply to all conditional uses:
a) Conditional use permits in residential districts shall be limited to those uses designated “CUP” in the
Residential District Use Table in Chapter 4, Article 6, Section 4.603.
b) Approval of a conditional use permit shall authorize only the particular use or category of related uses for
which the conditional use permit is issued.
¢) A conditional use shall not be enlarged, extended or otherwise modified unless approved by the City
Council or approved administratively as applicable.




d) The use of property for the purposes described in a conditional use permit shall not commence until a
certificate of occupancy has been issued. A certificate of occupancy shall not be issued until all or
approvals which may be required by the Codes and Ordinances of the City, including, but not limited to,
a Building Permit, a Certificate of Occupancy and subdivision approval have been satisfied.

Section (d) provides the following Conditional Use Permit factors in consideration of appropriateness of a request:

a) The proposed use is consistent with the Comprehensive Plan;

b) The proposed use is compatible with the existing and adjacent uses.

c) The proposed use meets all supplemental use standards specifically applicable to the use as set forth in
Chapter 5;

d) The proposed use is compatible with and preserves the character and integrity of adjacent development and
neighborhoods;

e) The proposed use is not materially detrimental to the public health, safety, and welfare, or results in material
damage or prejudice to other property in the vicinity.

The land uses proposed are heavy commercial uses adjacent to a freeway and comparably zoned commercial
land. Below is a chart that illustrates the differences between the “F” General Commercial district and the
proposed CUP:

Requirement Development Standard Proposed CUP
434 square feet sign square footage and
50 feet tall (This item is requesting a
Development Waiver

320 square feet maximum sign

Freeway sign square footage and 39 feet tall

Surrounding Zoning and Land Uses

North “F” General Commercial / Vacant land

East “F” General Commercial and “PD 986” Planned Development for “F” uses plus production of aviation
communication components / Non-residential uses

South “G” Intensive Commercial / Non-residential uses

West “F” General Commercial / Infrastructure building and vacant land

Recent Zoning History

ZC-17-059: west of site, from E to I, approved for PD/E with automobile repair, 5/4/2017.

ZC-18-103: west of site, from A-5, | to PD/E plus lodge with on-premise alcohol sales, approved 8/8/2018.
ZC-18-174: north of site, from G to I, approved for PD/G with indoor car storage only, 1/16/2019.
ZC-22-027; subject site, from F to Add Conditional Use Permit for 4 lanes of automated car washing, plus
development waivers for freeway sign and vacuum location, approved 6/14/2022, expired 12/14/2022 as no
building permit or Certificate of Occupancy was obtained within 180 days.

Public Notification

300-foot Legal Notifications were mailed on July 20, 2023.




The following organizations were notified: (emailed July 18, 2023)

Organizations Notified
Chapin Rd & Alemeda St NA* Fort Worth ISD
Streams and Valleys Inc Trinity Habitat for Humanity

* Located closest to this registered Neighborhood Association

Development Impact Analysis
Land Use Compatibility

The applicant is proposing to amend the previously approved, but expired, zoning of this site from “F” General
Commercial with Conditional Use Permit 56 for a 4-lane automated car wash with development waivers for the
freeway sign square footage and height plus vacuum stall location, to a smaller lot with a single lane automated
car wash with development waivers for the same freeway sign. The requirement for “Conditional Use Permit”
zoning allows an option for revocation for code violations. The smaller site is now surrounded by commercial
uses or commercial zoning. The revised site plan land uses are appropriate for a commercial area.

The proposed zoning request for the car wash with its emphasis on auto-oriented traffic is compatible with
surrounding commercial land uses due to the commercial land uses shown in the CUP site plan. These
proposed uses and their operational characteristics would not create notable land use conflicts with the single
family houses and the general area. None of the existing trees or topography appears to be preserved.
However, the two sign waivers for a significantly larger and taller freeway sign, in addition to the standard
monument sign, are not compatible with the surrounding neighborhood. The freeway sign proposed has
remained the same size of the original CUP, although the rezoning site is now 1/3 the size.

Comprehensive Plan Consistency — Far West Sector

The 2023 Comprehensive Plan currently designates the subject property as “General Commercial” on the Future
Land Use Map. The requested 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.

COMMERCIAL

Neighborhood Commereial Retail, services, offices and mixed uses serving daily needs for a local
market area

Retail, services, offices and mixed uses serving occasional needs for a

General Commercial )
larger market area

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

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




e 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.

Site Plan Comments

Zoning and Land Use

The site plan as submitted is not in general compliance with the Zoning Ordinance regulations.

1. Asdiscussed previously, since the site is 1/3 the original size, please see if the site plan could be
enlarged to 1’=50" or more, so the intricate details of the site are more legible.

2. Label the 10 foot drainage easement on the Loop 820 side, as it’s not apparent it continues behind the
group of 17 parking spaces.

3. The pre-cast wall location to the west of the car wash and vacuums is not readily apparent, since the
label is now off-site. Please move this label to be due west of the vacuums/dumpster.

4. Please label the building elevation sheets with the buildings’ use and remove the signage, as the signs

are noted to meet the ordinance.

Include the pay station canopy on the car wash building, since it’s attached to the building.

6. Please check the direction labels of the buildings, as they do not appear to correspond to the buildings’

orientation on the site plan.

Label all the building materials on each elevation sheet.

EFIS is not a durable building material, and must be removed from the carwash building.

9. Please remove the adjacent ownership information, so the existing zoning and land uses labels can be
added to the east, south, and west, including the zoning and land use of the SW Bell site.

10. Parallel parking spacing are required to be 22” long, instead of the 20’ on the southeast side, so these
spaces cannot be counted towards the number of parking spaces on site. Please note however, sites that
are more than 250 feet from a residential district are not required to meet the minimum required number
of parking spaces per use. The revised lot lines place this site just outside the 250’ distance.

11. The queueing spaces for the gas station canopy, restaurant drive-thru, car wash pay station, and drying
area may be sufficient to reduce the number of dedicated parking spaces to allow for more open space
and permeable areas to help with the drainage requirements.

12. The freeway sign square footage is allowed 39 feet in height and 320 square feet of message area by
right, where 50 feet tall and 434 square feet of message area is shown. A development waiver is being
requested.

13. Please move the dumpsters paving layer to be below the dumpsters, so they can be more easily seen.

14. The freeway and monument signs encroaching into the utility/water easements will need easement
encroachment agreements.

15. The existing tree on site is not preserved. Please ensure the site has 10% landscaped area and the
required number of trees in the correct locations.

16. While the site is noted to exceed the 10% landscaped area requirement, please add the landscaping
square footage along the street frontages to ensure the majority (75%) of this landscaped area in front of
the buildings.

o

o ~

(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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Area Zoning Map

Applicant: Aradi Properties ,LLC

Address: 3225 Alemeda Street

Zoning From: F with CUP 56 for automatic car wash

Zoning To: Amend Conditional Use Permit 56 to add auto sales
Acres: 8.00926479

Mapsco: Text

Sector/District: Far West
Commission Date: 8/9/2023
Contact: 817-392-8190
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