
 

 

Zoning Staff Report 
Date: February 8, 2022 Case Number: ZC-21-205 Council District: 2 

                 
Case Manager:  Sarah Bergman 
 
Owner / Applicant: Martha C. Munoz / Jessica Baez  
 
Site Location:             1600 & 1602 NW 21st Street         Acreage:  0.17 acres  
 

 
 

Proposed Use:           Food Truck  
 
Request: To: Add Conditional Use Permit for mobile food vendor in "E" Neighborhood 

Commercial District with specific development standards for parking, setbacks, 
and distance requirements for mobile food vendors on property adjacent to 
residential districts; site plan included 

 

 
 

Land Use Compatibility:   Requested change is compatible. 
 
Comprehensive Plan Consistency:  Requested change is consistent.  
 
Staff Recommendation:   Approval (with consideration of a two-year initial time limit) 
 
Zoning Commission Recommendation: Approval with 2-year time limit by a vote of 9-0 

 

 
 

1. Project Description and Background 
2. Surrounding Zoning and Land Uses 
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4. Public Notification  
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The subject property is located at the northwest corner of NW 21st Street and Prairie Avenue. The site is currently 
developed with a restaurant and is zoned “E” Neighborhood Commercial. The applicant would like to park a food 
truck on site in the evenings, after the restaurant has closed (according to the applicant the restaurant closes at 
3:00pm each day). Mobile food vendors are not allowed by right in the “E” Neighborhood Commercial District 
and therefore the applicant is requesting a Conditional Use Permit (CUP) for this use. The attached site plan 
depicts the existing restaurant building as well as the proposed location for the food truck.  
 
Surrounding properties to the east and west, along the NW 21st Street corridor, are developed for commercial use. 
However, there are “A-5” One-Family lots immediately north of this property that are developed with single-
family homes. Supplemental standards for mobile food vendors are found in Section 5.406 of the Zoning 
Ordinance, including specific distance requirements for food trucks near residential districts. Below are some of 
the requirements that apply to mobile food vendors:  
 

- Food vendors must obtain a permit from the health department to operate as a mobile vending unit.  
- No mobile vending unit shall operate at any time between the hours of 2:00 a.m. and 7:00 a.m. 
- No amplified music is allowed after 10:00 p.m. 
- No portable chairs and tables are allowed after 10:00 p.m.  
- Merchandise and food vendors shall remove the mobile vending unit daily from the property. 
- No mobile vending unit may operate within 50 feet from a single-family or multi-family residential use. 
- All mobile vending units between 50 feet and 100 feet from a single-family or multifamily residential use 

must obtain the unanimous consent of all the owners of the single-family or multifamily residential 
property within a 100-foot radius around the mobile vending unit.  

 
As part of this CUP application, the applicant is requesting waivers from the last two items regarding distance to 
residential properties. However, the applicant has conducted outreach to the surrounding property owners and has 
provided a letter of support from several nearby residents, including the owner of the property immediately north 
of this site who would be most directly impacted. In addition, all property owners within 300 feet of the subject 
property were sent written notification of the CUP request.   
 
The existing restaurant building on this property occupies nearly all of the available site area and on-site parking 
is extremely limited. As proposed, the food truck will occupy three of the five on-site parking spaces. However, 
the Zoning Ordinance allows for off-site auxiliary parking to be provided within 500 feet when sufficient parking 
is not available on-site. The subject property owner also owns the two lots immediately west of this site, which 
are also zoned commercial and are used to provide additional parking. Because the food truck will not be operating 
at the same time as the restaurant, and will need to be removed from the site each evening, staff finds that this use 
can be adequately served by the parking area located just west of the site.  
 
Below is a table which lists standard requirements for development in the “E” Neighborhood Commercial District, 
as well as the waivers that are required for this CUP request:  
 
 
 
 
 
 

Project Description and Background 
 



 

 

Requirement  “R2” Standards Proposed “PD/R2” Standards 

Height 3 stories or 45 feet maximum  Complies  

Minimum 
Parking 

Requirements 

None required for food truck use. 
Restaurant use requires 1 space per 
100 square feet of gross floor area  

Food truck complies, restaurant use does not  
 
Waiver Required  

Required Yards 

Front Yard: 20-ft minimum, none 
required when fronting an arterial  
Rear Yard: 15-ft minimum when 
adjacent to residential district   
Interior Side Yard: 5’ minimum 
Corner Lot Side Yard: none required 
unless through lot, then 10-ft min 

Front Yard: Food truck complies, existing 
restaurant building does not.  
Rear Yard: Food truck and existing restaurant 
building do not comply   
Interior Side Yard: Complies  
Corner Lot Side Yard: Complies  
 
Waiver Required  

Bufferyard and 
Supplemental 

Setbacks 

20-foot supplemental building 
setback and 5-foot landscaped 
bufferyard required for non-
residential development adjacent to 
one-family district  

Not required for food truck, but existing 
restaurant site is not compliant.  
 
Waiver Required  

Mobile Food 
Vendor 

Requirements 

Mobile food vendors are required to 
comply with all supplemental 
standards found in Section 5.406 of 
the Zoning Ordinance.  

Applicant is requesting waivers from Section 
5.4069(d)(1) to allow a mobile food vendor 
within 50-feet of a residential use and Section 
5.4069(d)(2) to waive requirement to obtain 
unanimous consent of all residential property 
owners within a 100-foot radius.   
 
Waiver Required  

 

 
North “A-5” One-Family / single-family dwelling  
East “E” Neighborhood Commercial / automotive repair   
South “A-5” One-Family / single-family dwelling     
West “E” Neighborhood Commercial / parking area for restaurant   

 
• None 

 
 
 
 

Surrounding Zoning and Land Uses 
 

Recent Zoning History 
 



 

 

 
300-foot Legal Notifications were mailed on November 24, 2021. 
The following organizations were notified: (emailed November 22, 2021) 
 

Organizations Notified 
Inter-District 2 Alliance  North Side NA*  
Streams and Valleys, Inc Trinity Habitat for Humanity  
Fort Worth ISD Lake Worth ISD  
Castleberry ISD  

* Located within this registered Neighborhood Association  

Land Use Compatibility  
 
The applicant is requesting to add a Conditional Use Permit (CUP) to allow a food truck to operate on an existing 
restaurant site that is zoned “E” Neighborhood Commercial. Surrounding properties to the north and south are 
zoned “A-5” One-Family and are developed with single-family residences. Properties to the east and west and 
zoned “E” Neighborhood Commercial.  
 
This properties with frontage on NW 21st Street immediately surrounding the subject property are zoned and 
developed for commercial use. This site is already developed with a restaurant building, which shares many 
features of the food truck use that may cause concern in close proximity to residential properties including noise, 
odor, and lighting. The applicant has obtained a written letter of support from the owner of the only residential 
property that is immediately adjacent to this site, as well as from several other property owners in close proximity. 
In addition, staff recommends approval of this request subject to a time limit, so that if any neighborhood or code 
compliance concerns arise they can be evaluated before the CUP is extended for a longer period of time.  
 
The proposed zoning is compatible with surrounding land uses. 

Comprehensive Plan Consistency – Northside  

 
The 2021 Comprehensive Plan currently designates the subject property as “Neighborhood Commercial” on the 
Future Land Use Map, which is in alignment with the current zoning.  The proposed food truck use meets the 
intent of “providing retail and services serving daily needs for a local market area.” 
 

 
 
Therefore, the proposed zoning is consistent with the Comprehensive Plan. 

Public Notification 

Development Impact Analysis 



 

 

 
 

Site Plan Comments   

 
The site plan is in general compliance with Zoning Ordinance requirements with the exception of the waiver 
requests listed above.  
 
(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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