
 

 

Zoning Staff Report 

Date: June 27, 2023 Case Number: ZC-23-080 Council District: 9 

                 
Case Manager:  Sandy Michel 

 

Owner / Applicant: Cowtown Properties, LLC/ Mary Nell Poole - Townsite 

 

Site Location:             2700 & 2704 Lipscomb Street         Acreage:  0.8126 acre  

 

 
 

Proposed Use:           Townhomes (attached) 

 

Request:  From: “I” Light Industrial 

  

   To: “PD-UR” Planned Development- Urban Residential 

 

 
 

Land Use Compatibility:   Requested change is compatible 

 

Comprehensive Plan Consistency:  Requested change is not consistent  

 

Staff Recommendation:   Approval 

 

Zoning Commission Recommendation: Approval by a vote of 6-0 
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The applicant requests to rezone the property from “I” Industrial to “PD-UR” Planned Development- Urban 

Residential. The subject properties are 0.8126 acre and are vacant. The primary purpose of the rezoning is to 

allow for Townhomes, which the current zoning does not allow for this type of development. Townhomes are 

permitted under the Urban Residential zoning but hold special restrictions. The applicant is asking for a Planned 

Development with Urban Residential to be able to waive some of those special restrictions.   

 

2700 Lipscomb Street 

The current use of this parcel is vacant. This site is on the corner of Capps and Lipscomb Street, next to a vacant 

property (west of the property). 

 

2704 Lipscomb Street 

The current use of this parcel is not being used. This site is between single-family homes (west of the property) 

and a railroad (east of the property). 

 

The applicant has provided a detailed description of their proposed project: “THE DEVELOPER IS PROPOSING 

TO CONSTRUCT 15, FOR SALE TOWNHOMES AT THE EDGE OF THE RYAN PLACE NEIGHBORHOOD. THIS 

IS A TRIANGULAR SITE ABUTTING A RAILROAD. THE PROPERTY IS CURRENTLY ZONED INDUSTRIAL 

AND THE TOWNHOMES WILL CREATE A BUFFER FOR THE SINGLE FAMILY FROM LIPSCOMB STREET, 

THE RAILROAD AND THE INDUSTRIAL USES ACROSS THE STREET. THE ADDITION OF SIDEWALKS, 

PEDESTRIAN STREETLIGHTS AND STREET TREES WILL PROVIDE NEW AND EASIER ACCESS TO THE 

SMALL BUSINESSES THAT HAVE RECENTLY OPENED ABOVE THE SITE. 

 

THE DEVELOPER HAS WORKED WITH THE NEIGHBORHOOD ASSOCIATION TO DESIGN A COMMUNITY 

THAT WOULD FIT WITHIN THE SCALE AND CHARACTER OF THE NEIGHBORHOOD.” 

Parcel 2700 

North “B” Two-Family / single family    

East Railroad tracks then “I” - Industrial / Vacant Lot    

South “I” - Industrial / Commercial 

West “B” Two-Family / single family    

 

Parcel 2704 

North “E” Neighborhood Commercial / single family    

East Railroad tracks then “I” - Industrial / Commercial 

South “I” - Industrial / Industrial    

West “I” - Industrial / Vacant Lot    

 

• ZC-22-024: Request to rezone 0.94 acres the subject property from “I” Light Industrial to “UR” Urban 

Residential. The case was continued and never seen after. 

 

Project Description and Background 
 

Surrounding Zoning and Land Uses 
 

Recent Zoning History 
 



 

 

 

300-foot Legal Notifications were mailed on May 26, 2023. 

The following organizations were emailed on May 30, 2023:  
 

Organizations Notified 

Las Familias de Rosemont NA Shaw Clarke NA 

Jennings May St Louis NA Streams And Valleys Inc 

Worth Heights NA Trinity Habitat for Humanity 

South Hemphill Heights NA Hemphill Corridor Task Force 

Ryan Place Improvement Assn* Berry Street Initiative 

Fort Worth ISD  

 

* Located within this registered Neighborhood Association  

 

Land Use Compatibility  

 
Surrounding land uses vary with single-family to the west, railroad tracks to the south, and commercial to the 

north and east. The property is currently zoned I Light Industrial. The site is roughly a triangle shape, formed by 

a railroad track cutting along the southeast of the lots; light industrial buildings are on the other side of the railroad 

tracks. Residential one and two-family homes are adjacent to the west of the site.  

 

The proposed “PD-UR” Planned Development- Urban Residential is compatible with surrounding land uses. 

Comprehensive Plan Consistency  

 

The 2022 Comprehensive Plan currently designates the subject property as Single-Family Residential on the 

Future Land Use Map. The proposed zoning is inconsistent with the land use designations for this area and does 

not align with the following policy of the Comprehensive Plan:  

 

 
Figure 1: Draft Comprehensive Plan 2023- Ch. 4, page 5 

Based on conformance with the policies stated above, the proposed zoning is not consistent with the 

Comprehensive Plan. 

 

 

Public Notification 

Development Impact Analysis 



 

 

Site Plan Comments  
 

Zoning 

• The site plan is not in general compliance with the Zoning Ordinance regulations for UR- Urban Residential. 

The applicant is requesting a PD to waive the following:  

o Allow one parking space in the front yard setback along W Capps, as shown on the site plan. 

o 5’ Landscaped buffer yard along the railroad (A5) is not required. 

• Staff has reviewed the site plan that was submitted at the application; here are the notes: 

o Parking Requirements 

▪ Per Ord. 4.1300.e.1- Townhouses require 2 spaces per dwelling unit or 1 space per dwelling 

unit if the development is within 1,320 feet of a rail station. This project is not within a rail 

station so the requirement for this project is two parking spaces per dwelling unit. This 

project has 15 units so the minimum requirement is 30 parking spaces.  

▪ Per Ord. 4.1300.f.3- UR district is intended to create a public environment in which 

pedestrian safety, comfort, and interest are paramount. Therefore, parking areas that front 

public streets and pedestrian pathways must be screened to minimize pedestrians’ view of 

parked vehicles and the impact of vehicle headlights. Also, Per Ord. 4.1300.f.3.a Parking 

lots and driveways that are located adjacent and parallel to a public street must be screened 

from the public right-of-way with landscaping, fences, or walls a minimum of 3 feet in height 

measured from parking lot grade to a maximum of 4 feet in height. 

o Residential Entries 

▪ Per Ord. 4.1300.g.4.e.3- Townhouse must have individual street-oriented entries for each 

unit space. The site plan provided does not comply with this ordinance, all of the residential 

entries are in the back 

o Setback Requirements 

▪ Per Ord. 4.1300.d.2 - Townhouse must comply with the setback requirements. Currently, 

building 4 is greater than 20’ and is not in compliance with the rear setback, the maximum 

allowance is 20’ 

o Enhanced Landscaping and Pedestrian Lighting Requirements 

▪ Per Ord. 4.1300.f.2- The site plan is not in compliance with this ordinance when it comes to 

all ROW. The created access drive and the alley are considered ROW in the UR district. 

Those ROW must include enhanced landscape and pedestrian lighting. The current site plan 

will need a waiver or to be updated to comply with the Ordinance. 

o Facade Variation Requirements 

▪ Per Ord. 4.1300.g.2.a- Each new building facade that is greater than 50 feet in width and is 

oriented to a publicly accessible street or open space must incorporate each of the following 

scaling elements. For building facades less than 50 feet in width, a minimum of two elements 

are required. The site plan did not include elevations to show the façade variations. Staff can 

not determine if a waiver will be needed, but staff will need to review it before any approved 

site plan. 

▪ Per Ord. 4.1300.g.2.b- New building facades oriented to a publicly accessible street or open 

space must include differentiation between the first and the upper levels with a canopy, 

balcony, arcade, or other architectural features. 

▪ Per Ord. 4.1300.g.2.c- The project consists of more than one block face, each sequential 

block of new construction must contain a different building facade to encourage architectural 

variety within large projects, using the required architectural elements listed in Section 

(g)(2)a above and/or other architectural features. 



 

 

o Building Materials Requirements 

▪ Per Ord. 4.1300.g.3- Each new building facade that is greater than 50 feet in width and is 

oriented to a publicly accessible street or open space must incorporate each of the following 

scaling elements. For building facades less than 50 feet in width, a minimum of two elements 

are required. The site plan did not include elevations to show the façade variations. Staff 

cannot determine if a waiver will be needed, but staff will need to review it before any 

approved site plan. 

o Service Areas Screening Requirements 

▪ Per Ord. 4.1300.h.3- Trash and recycling collection, and other similar service areas, must be 

located to the side or rear of buildings and behind the primary structures on street frontages.  

▪ Per Ord. 4.1300.h.4- Wall, roof or ground mounting requires screening. 

▪ Per Ord. 4.1300.h.5- Private streets and drives with public access easements shall be 

considered public streets or right-of-way for the purpose of review for compliance with 

setbacks, pocket parks, parking, screening, enhanced landscaping, facade variations, 

fenestration, and other UR design requirements normally based on streets. 

 

(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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