
 

 

Zoning Staff Report 

Date: March 19, 2024 Case Number: ZC-23-193 Council District: 4 

 
Case Manager:  Stephen Murray 

 

Owner / Applicant: M & I Venture, LLC / Mohammed Valiani 

 

Site Location:             3409 Tarrant Pkwy         Acreage:  0.95 acres  

 

 
 

Proposed Use:           Smoke Shop 
 

Request: To: Add Conditional Use Permit (CUP) in “E” Neighborhood Commercial for a retail 

smoke shop; 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 

 

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

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 
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The site contains an existing roughly 7,700 square foot multi-tenant building. The property is situated near the 

northwest corner of the intersection of North Riverside Drive and North Tarrant Pkwy.  The applicant is requesting 

to add a Conditional Use Permit (CUP) to allow a smoke shop within one of the existing tenant spaces.  A site 

plan has been submitted as required with an application for a CUP; however, new construction is not proposed 

under this application.     

 

Smoke shops are not permitted in the “E” Neighborhood Commercial zoning district as a by right use.  They may 

be permitted within “E” zoning districts through the CUP process.  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.  

 

The information below was provided by the applicant: 

 
Our request for a Change in zoning to a planned development in order to operate a smoke shop. The current district does 

not allow the land use of smoke shop. we want to keep all the existing land uses, and only adding smoke shop land use. 

 

North “AG” Agricultural / undeveloped 

East “E” Neighborhood Commercial / convenience store 

South “E” Neighborhood Commercial / convenience store, office uses 

West PD 985 "PD/E" Planned Development for all uses in "E" Neighborhood Commercial plus minor auto 

repair, oil change, and emissions testing, no outside storage; site plan approved and attached as Exhibit 

"C" / automotive use 

• None 

 
300-foot Legal Notifications were mailed on January 31, 2024. 

The following organizations were notified: (emailed January 31, 2024) 

 
Organizations Notified 

North Fort Worth Alliance Pine Meadows HOA 

Arcadia Park Estates HOA Manor Hill at Alliance HOA 

Summerfields NA Streams and Valley’s Inc. 

Trinity Habitat for Humanity Northwest ISD 

Keller ISD  

Surrounding Zoning and Land Uses 
 

Recent Zoning History 

Public Notification 

Project Description and Background 
 



 

 

 

Land Use Compatibility  

 

The applicant is proposing a zoning change to add a CUP to allow a smoke shop in the “E” zoning district. 

Surrounding land uses consist of lower intensity commercial uses along North Tarrant Parkway, automotive use 

to the west and undeveloped land to north. The site functions as a commercial node to the surrounding residential 

uses, providing retail and services. 

 

The proposed zoning request for the smoke shop is not compatible with surrounding land uses.   

 

Comprehensive Plan Consistency – Far North  

 

The adopted Comprehensive Plan currently designates the subject property as Neighborhood Commercial. This 

land use designation is intended to offer a mix of retail, services, offices and mixed uses serving daily needs for 

a local market area.  A smoke shop is only permitted by right in the “F” through “K” districts.  The proposed use 

is more aligned with the General Land Use designation as opposed to the current designation of Neighborhood 

Commercial.  Refer to table below from the Comprehensive Plan: 

 

   

 
 

Based on a lack of conformance with the future land use map, the proposed zoning is not consistent with the 

FLU component of the Comprehensive Plan.  The request does not adhere to the following Comprehensive Plan 

policy: 

• Promote appropriate infill of old commercial centers (greyfields), and contaminated sites (brownfields) 

within developed areas, particularly in the central city 

Site Plan Comments 

 
Zoning and Land Use 

 

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

Development Impact Analysis 



 

 

1. Add the telephone number for the property owner.   

2. Add the zoning case number in the lower right corner  

3. Include a vicinity map. 

4. Include signature line   

5. Label the land use and zoning classifications of the immediately adjacent properties abutting the site.   

 

 (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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