
 
 
 
 

Zoning Staff Report 
Date: June 09, 2026      Case Number: ZC-26-013           Council District: 2 

 
Case Manager:  Enrique Alvarez 
 
Owner:  Primera Baptist Church  
 
Applicant:  Irma Park, LLC, / Megan Lasch and Abby Penner  
 
Site Location:             1509 – 1521 Circle Park Boulevard; 1506-1520 Lincoln Avenue  

 
Acreage:                      2.63 Acres  

Proposed Use:           Affordable Multi-Family Development  
 
Request: From: “CF” Community Facilities  
  

To: “PD/UR” Planned Development for all uses in “UR” Urban Residential excluding 
Government Office Facility, Museum, Library, or Fine Arts Center, Hospice, 
Country Club (private), Golf Course, One-Family Detached Dwellings, One-
Family Attached Dwellings, One-Family Zero Lot Line Attached Or Detached 
Dwellings, Two-Family Detached Dwellings And Duplex/Two-Family Attached 
Dwellings with development standards for no rear yard setback, no individual 
entries for street-level residential units, and 93 parking spaces; site plan included 

 
 

 
 

Zoning Map Amendment 

Request  

Recommendation 
 

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

 
Comprehensive Plan Policy Consistency: Requested change is consistent.  
 
Staff Recommendation:  Approval 
 
Zoning Commission Recommendation: Approval by a vote of 10-0 
 

 



The subject property consists of almost an entire city block fronting Circle Park Boulevard, Lincoln Avenue, and 
15th Street on the northwest side of the City. The applicant is requesting a zoning change on the subject property 
from “CF” Community Facilities to “PD/UR” Planned Development / Urban Residential, with concurrent waivers 
for building setbacks, residential entries, and parking. The applicant proposes the rehabilitation of a vacant 4-
story church, the addition of a single-story building, along with additional site improvements for a new multi-
family development. The surrounding zoning consists of “A-5” One-Family District on all four sides. There are 
established single-family residences to the north, west, and south of the property. To the east of the property is 
Circle Park, a linear median park that spans several blocks from Grand Avenue to Park Street for approximately 
three-quarters of a mile, running from north to south. Across the street to the east of the park are additional single-
family homes. A site plan has been included, and future development would have to adhere to the approved site 
plan and development standards.  
 
The requested zoning district, “UR” Urban Residential, is a residential district that encourages a range of housing 
choices and aims to encourage architectural diversity, exceptional design, pedestrian access, promote affordable 
housing and mixed-income communities, and requires excellence in design of buildings that front public spaces. 
In addition, the Urban Residential zoning district requires site enhancements that are not seen in typical residential 
zoning districts, including, but not limited to, enhanced landscaping, pedestrian lights along sidewalks, street 
trees, and building design standards. A standard zoning change from a residential or commercial zoning district 
to Urban Residential would solely require a public hearing at the Zoning Commission and City Council. However, 
as the request is a Planned Development with a base zoning district of Urban Residential, the application requires 
the Urban Design Commission to first offer a recommendation of approval or denial to proceed to the Zoning 
Commission and ultimately City Council. The Planned Development zoning district also requires the submission 
of a site plan, and concurrent development standards and land use exclusions. If approved as presented, the 
property would be tied to the included site plan and development standards.  
 
The site initially developed in the early part of the 1900’s as a church. The site currently consists of several 
connected buildings constructed between 1927 and 1953. The site initially developed as the home for the North 
Fort Worth Baptist Church, which owned and maintained the building until 1985, when the church relocated to a 
different location. After years of remaining vacant, Primera Iglesia Baptist Church acquired the site and continues 
to operate and maintain the property. Given the history of the site, the applicant also intends to pursue a Historic 
designation on the site.  
 
Before the Zoning Commission hearing, the Historic and Cultural Landmarks Commission & the Urban Design 
Commission heard cases related to the property. The Historic and Cultural Landmarks Commission recommended 
approval for the site to receive a Historic designation on April 13th, 2026. As of this staff report, this item has not 
been heard by City Council, as the applicant wished to process all requests by Council at the same time. 
Additionally, the Urban Design Commission heard a request for design waivers on the site at their April 16th, 
2026, meeting, which recommended approval for the proposal as required within the Urban Residential standards. 
No further action from the Urban Design Commission is required, as their recommendation for approval is carried 
into the Zoning Commission. Should any additional waivers be required, the applicant will be required to go 
before the Urban Design Commission again.  
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Project Description and Background 
 

Surrounding Zoning and Land Uses 
 



 
 

• ZC-11-016: “B” to “CF” – Council Initiated Rezoning intended to align the affected areas with future land 
use and zoning. Approved in 2011.  
 

Land Use Compatibility  
 
The area surrounding the subject property is developed and consists primarily of single-family residences, except 
for Circle Park directly east of the property. However, residential homes line the opposite end of the park to the 
east, facing the subject property. The project incorporates new construction and adaptive reuse of an existing 
building. The Urban Residential zoning district aims to provide a mix of housing options and to promote 
sustainable development that minimizes negative impacts on natural resources. New developments have the 
advantage of being designed to fit their underlying zoning district. However, what is not explicitly addressed in 
Urban Residential, or most zoning districts for that matter, is the rehabilitation and conversion of existing sites 
and buildings.  
 
As an adaptive reuse project, the intent of the applicant is to preserve and enhance the existing church building 
on the site. To preserve the character of the existing site, the new building on the property will follow a similar 
design and architectural style to the existing building. Living units within the new building will have interior 
access through a shared exterior entrance. According to the elevations submitted by the applicant, there will not 
be an increase in height above or beyond what currently exists. At its highest, the existing church is four stories 
tall. However, this is not across the entire site and is limited to a relatively small northeast portion of the building. 
All other portions of the building range from two to three stories. The proposed new construction building will 
be one story overall and will be located on the southeast corner of the property fronting Circle Park Boulevard. 
As built, and as proposed, the entire site will consist of almost an entire neighborhood block. The key aspect to 

Land Use Residential Homes Residential Homes Park / Residential Homes Residential Homes 

Recent Zoning History 
 

Development Analysis 



consider here is that the new building will remain in line with the existing church building on the site. When fully 
developed, the residential units will front Circle Park Boulevard, with Circle Park acting as a buffer and barrier 
to the homes on the east. Additionally, the property can be split north to south, with the existing parking lot and 
proposed open space serving as a buffer between the adjacent residential homes to the west and the property. In 
line with the Urban Residential development standards, the parking lot will be required to be screened with 
landscaping with a minimum of three feet in height. Landscape plans submitted by the applicant indicate that this 
will be able to be met to screen the parking lot areas.  
 
Upon completion of site construction and overall improvements, the development will not encroach or drastically 
expand past what already exists on the site. The proposed building to the southeast will be a maximum of one 
story and not exceed or tower over the adjacent home. Additionally, the existing four-story structure is 
approximately 85 feet from the home to the north and will not be increased in height. Circle Park to the east of 
the property, with the existing parking lot to the west, which will be screened, provides a separation from the 
adjacent homes, which will help minimize the impact of the increased residential units. The required site 
enhancements around the development, which include the installation of street trees and pedestrian lights, will 
further enhance the subject property and benefit the surrounding neighborhood.  
 
Based on the conditions of the proposed development, this project is compatible with surrounding land uses.  
 

Planned Development – Urban Residential Development Standards 
  
 
The “PD” Planned Development zoning district allows for flexibility and customization of zoning development 
standards for a specific, planned development. The purpose of this zoning district is to encourage the unified 
design of residential, commercial, industrial, and institutional uses. In addition, Planned Developments may 
restrict or exclude particular uses in a specific zoning district. In selecting a Planned Development district, 
applicants are required to submit a concurrent site plan that reflects their proposed uses, building layout, and other 
relevant site information for review. Chapter 4.301 – Designation of “PD” District outlines the need and 
requirements for a site plan. The site plan provided by the applicant has met the requirements outlined in Section 
4.301(b) – Site Plan requirements. Additional reviews will be conducted as the applicant submits for building 
permits or any other necessary approvals, if the zoning is approved on the site.  
 
Section 4.304 – Considerations for Site Plan Approval outlines the necessary guidelines and points of 
consideration when reviewing and determining project viability for approval. 6 criteria are outlined, many of 
which deal with the character of the zoning proposal and overall site design aimed at minimizing impact to 
adjacent and established properties.  
 
With every Planned Development, a base zoning district must be selected. Variations from development standards 
outlined therein are part of the main driver behind the selection of a Planned Development. Urban Residential 
serves as the base zoning district for this proposal. The Urban Design Commission considers development 
standards from form-based code districts, which can expand past typical zoning regulations within form-based 
code districts, such as Urban Residential and Mixed-Use 1 & 2. Such enhancements include street trees, pedestrian 
lighting along public right-of-way, building access and construction design, which are not addressed in-depth in 
traditional commercial and residential districts, if at all. For this project proposal, the applicant has requested 
three waivers from the Urban Residential development standards.  

• 4.713(d)(2) Property Development Standards – Setbacks  
o Minimum and maximum setbacks for buildings and structures within the Urban Residential district 

are outlined in the chart, which includes a minimum rear yard setback of 5 feet. 
o The applicant is requesting a zero-foot rear yard setback where 5 feet are required.  

• 4.713(e)(1) Off-Street Parking and Loading – Apartments/Condominiums  



o Apartments and condominiums are required to provide 1 space per bedroom: Plus 2 spaces per 
500 square feet of leasing office and/or social rooms.  

o The applicant is requesting a maximum of 93 parking spaces, where 117 are required.  
• 4.713(g)(4)(e)(1) Façade Design Standards – Building Entries for Street Level Apartments  

o Apartments, condominiums, and manor houses with street-level units must provide individual 
street-oriented entries for each unit along the primary street frontage.  

o The applicant is requesting no direct street entries when required by the development standards.  
 
The placement of the existing structure is currently at the property line, which would make adhering to the rear 
yard setback impractical. Additionally, the rear yard abuts an existing alley, which is then fronted by the parking 
lot on the property. In keeping with the architectural character and design of the site, the new building is proposed 
to be constructed in a similar manner to the existing building. All other setbacks will be adhered to under the 
proposed site plan. Approval of this waiver would not be indicative of multiple structures being constructed later, 
which encroach into the neighborhood, as any proposed alterations to the site plan would need to be approved by 
City Council. As presented, this would allow for the preservation of the existing character and design of the site.  
 
In considering parking for the property, the applicant has proposed a maximum of 93 parking spaces, where 117 
are required based on the Urban Residential Standards. The adaptive reuse nature of the site preserves parking in 
its current placement on the site. The reduction in parking on the site comes from a required open space area, 
which will contain amenities and other landscaping improvements for the residents on the property. The applicant 
has proposed 93 parking spaces based on their estimates for traffic generation of the site, which is proposed for 
senior living. An increase in the parking area would likely mean a reduction of community open space on the site, 
as this is the only viable location where additional parking could be added. A key note for the site is that the open 
space has parking requirements. This is assessed at 1 space to every 250 square feet of open space. The parking 
required for this space can be seen as impractical, as it can be assessed that the space will be utilized by residents 
of the complex or nearby residents, who would likely walk to the site. The spirit of the ordinance is preserved by 
minimizing impact on the neighborhood by preventing overparking on the site. Additionally, under Senate Bill 
840, SB840, parking for new multi-family developments can be limited to 1 parking space per residential unit, 
not per bedroom. In this instance, the applicant would only be required to provide 84 parking spaces. Should the 
Historic Designation be approved for the property, parking requirements would be eliminated. The cap of 93 
parking spaces ensures designated parking on site, with minimal impact to the residential neighborhood, under 
what could be developed. Lastly, it should be noted that Circle Park Boulevard to the east is marked and prohibits 
the stopping or standing of vehicles along the road frontage.  
 
Direct residential entry access for street-level units is noted in the Urban Residential development standards. 
However, this is a unique standard, as typical multi-family districts do not have this requirement. This would 
apply exclusively to the new building proposed for the southeast portion of the site. Having two structures on the 
same street frontage that have drastically different entry design characteristics will create visual contrast. The 
existing church building is constrained to the existing entrances that came with its original form and function. 
Elevations provided by the applicant indicate that the new structure will follow a similar masonry design and 
construction to that of the existing church. This omission maintains the character and feel of the existing site, 
which is intended to be preserved and maintained to provide minimal impact to the neighborhood.  
 
In addition to the requested waivers, the applicant has proposed a list of excluded uses under the current Urban 
Residential development standards. These uses include Government Office Facility, Museum, Library, or Fine 
Arts Center, Hospice, Country Club (private), Golf Course, One-Family Detached Dwellings, One-Family 
Attached Dwellings, One-Family Zero Lot Line Attached or Detached Dwellings, Two-Family Detached 
Dwellings, and Duplex/Two-Family Attached Dwellings. These exclusions would remove any potential 
redevelopment of the site in the future. Any proposed redevelopment of the site in the future outside of the 
approved site plan and development standards would require an amendment to the Planned Development and 
would allow Council to reassess the proposal to ensure compatibility with the neighborhood, should this be the 
case in the future.  



Comprehensive Plan Consistency – Northside Planning Sector  
  
Future Land Use Map  
 
The adopted Comprehensive Plan Future Land Use Map designates the property as Institutional. Characteristics 
of this area include schools, churches, government, human services, utilities, and community centers. The 
requested rezoning to Planned Development / Urban Residential is not consistent with the Future Land Use Map.  

 
Comprehensive Plan Policies 
 
The Comprehensive Plan provides policies that help guide development based on characteristics unique to a 
specific neighborhood. Additionally, best practices are presented that can be applied uniformly across the city as 
well. Several key policies within the Comprehensive Plan support and encourage this change and development. 
Key policies are provided below.  

• Encourage urban residential development in appropriate locations to create more walkable, pedestrian-
oriented neighborhoods.  

• Promote appropriate infill development of vacant lots within developed areas, which will efficiently utilize 
existing infrastructure, particularly in the central city.  

• Promote measures to ensure that all types of residential developments are compatible in scale to abutting 
residential developments. A dramatic difference in lot size and units per acre should be discouraged for 
new development immediately adjacent to existing development or platted and zoned property, unless 
mitigation is provided to minimize the effects of the new use.  

• Encourage locating multiple-unit residential structures on corner lots.  
• Support diverse housing options, including duplexes, fourplexes, townhomes, and small courtyard 

apartments to promote walkable communities, access to neighborhood services, and multimodal 
transportation options, while ensuring compatibility with the form, scale, and design of existing 
neighborhoods.  

Based on conformance with the policies stated above, the proposed zoning is consistent with the Comprehensive 
Plan Policies.  



 
Written Notice 
Written notice of the Zoning Commission public hearing was mailed to the owners of real property within 300 
feet on May 1, 2026.  
 
Posted Notice 
A sign was erected on the property on May 1, 2026.  
 
Published Notice 
A notice of the public hearing before the City Council will be published in the Fort Worth Star-Telegram at least 
15 days before the hearing. 
 
Courtesy Notice 
The following organizations were emailed on May 1, 2026: 
 
 
 
 
 
 
 

Organizations Notified 
Inter-District 2 Alliance North Side Neighborhood Association 

Historic Northside Business Association Streams and Valleys Inc 
Trinity Habitat for Humanity Fort Worth ISD 

Fort Worth Stockyards Business 
Association 

 

Public Notification 

Front view of the subject property with posted legal notice.  
 



 
 

 
View of site from Lincoln Ave. (Facing East) 

 

 
 View of site from Lincoln Ave. (Facing Northeast)  

 

Site Photos  



 

 
View of building from NW 15th Street (Facing South) 

 

 
      View of building from the corner of NW 15th St. and Circle Park Blvd. (Facing South) 



 
View of site from Circle Park Blvd. taken from park (Facing west) 

 

 
View of building from Circle Park Blvd. (Facing northwest)  

 



 
View of building and referenced alley (Facing northeast) 
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ZONING CASE NUMBER: ZC-26-013
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