
 

 

Zoning Staff Report 

Date: August 9, 2022 Case Number: ZC-22-110 Council District: 7 

                 
Case Manager:  Monica Lafitte 

 

Owner / Applicant: 117 Roberts Cutoff LLC / Will Rucker 

 

Site Location:             117 Roberts Cut Off Road         Acreage:  0.94 acres  

 

 
 

Proposed Use:           Distillery 

 

Request:  From: “I” Light Industrial  

  

To: “PD/I” Planned Development for all uses in “I” Light Industrial except massage 

parlor and sexually oriented business, adding distillery/brewery/winery use, with 

a development standard to allow accessory uses in front of the primary structure; 

site plan required. 

 

 
 

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 subject site is located in the redeveloping River District area on the west side of Roberts Cut Off Road, a few 

lots north of White Settlement Road. The applicant is requesting to rezone from “I” Light Industrial to “PD/I” 

Planned Development for all uses in “I” Light Industrial except massage parlor and sexually oriented business 

uses, adding distillery use, and requesting a development standard to allow the dumpster enclosure to be located 

in front of the building. A site plan has been provided.  

 

As shown in the below image taken from the Non-Residential Use Table, Distillery use is not allowed by right in 

the “I” Light Industrial district.  

 
 

This applicant was previously at the May 11, 2022 Zoning Commission for case ZC-22-064 for the lot adjacent 

to the south, 113 Roberts Cut Off. That request was to rezone from “I” Light Industrial to “MU-2” High Intensity 

Mixed-Use for a proposed distillery with tasting room and patio. The form-based code district use table shows 

“MU-2” High Intensity Mixed-Use zoning allows for “brewery, distillery, or winery” use. However, there was a 

significant amount of neighborhood opposition to the request, as the neighbors did not support the Mixed-Use 

zoning classification because it could allow residential use; the residents who spoke felt their neighborhood has 

been overrun by large apartment complexes and did not want any possibility of additional multifamily units. 

Many of those voicing opposition stated they were in support of the distillery use at that location, but opposed the 

proposed “MU-2” High Intensity Mixed-Use zoning. During the Zoning Commission, it was recommended the 

applicant revise the application to request a “CUP” Conditional Use Permit. The applicant requested a 30 day 

continuance to allow time for more discussions with the neighborhood. 

 

Before the case returned to the June Zoning Commission, the applicant withdrew the case. The applicant is now 

in the process of acquiring the subject lot, 117 Roberts Cut Off Road, directly north of the previous case’s lot. 

Therefore, the applicant is instead keeping 113 Roberts Cut Off zoned “I” Light Industrial and is now requesting 

the Planned Development for the northern 117 Roberts Cut Off Road lot. The applicant did not wish to pursue 

the “CUP” Conditional Use Permit, since it is conditional and can be revoked or have a time limit placed; the 

applicant, instead, revised the application to make the request eligible for a “PD” Planned Development.  

 

The site currently has multiple industrial/warehouse buildings on it. The applicant plans to remove one of those 

buildings and renovate the others for the distillery equipment, barrel storage, and office use; see site plan for 

proposed layout. 

 

 

 

Project Description and Background 
 



 

 

The case was initially noticed for Zoning Commission as the following rezoning request: 

To: “PD/I” Planned Development for all uses in “I” Light Industrial except massage parlor and sexually 

oriented business, adding brewery/distillery/winery use, with a development standard to allow the dumpster 

enclosure to be placed in front of the building; site plan provided  

However, during the July Zoning Commission, the applicant revised the request. The revised version is shown 

on the cover sheet of this report. The applicant requested the submitted site plan be withdrawn; they will instead 

submit a new site plan at a later date. Staff also revised the wording to better reflect the language of the 

ordinance for which the waiver is being requested. Zoning Commission recommended approval on the motion 

as amended.   

 

 

North “I” Light Industrial / undeveloped, commercial, and residential   

East “D” High Density Multifamily / apartments 

 “I” Light Industrial / parking lot for industrial facility  

South “I” Light Industrial / unoccupied residential (proposed tasting room and patio for the distillery)    

West PD724 / apartments under construction 

 

• ZC-22-064 from “I” Light Industrial to “MU-2” High Intensity Mixed-Use; lot south-adjacent of subject lot; 

withdrawn by applicant and replaced by current case 

• ZC-18-202 amending development standards of PD724 and waiving site plan; effective March 14, 2019; west-

adjacent to subject lot 

• ZC-18-037 from E, MU-1, and I to MU-1; effective April 15, 2018; east of subject lot 

• ZC-18-199 from B and FR to MU-1; effective March 14, 2019; southeast of subject lot 

• ZC-18-059 from A-5 to MU-1; effective May 19, 2018; south of subject lot 

• ZC-17-041 from A-5 and I to MU-1; effective June 29, 2017; southwest of subject lot 

 

 

300-foot Legal Notifications were mailed on July 1, 2022. 

The following organizations were notified: (emailed June 24, 2022) 
 

Organizations Notified 

The Grove at the River District HOA FW Rivercrest Bluffs HOA 

FW River Heights HOA Eastgate Neighbors 

River District NA* Tarrant Regional Water District 

Streams and Valleys Inc Trinity Habitat for Humanity 

Fort Worth ISD Castleberry ISD 

 

* Located within this registered Neighborhood Association 

 

 

 

Surrounding Zoning and Land Uses 
 

Public Notification 

Recent Zoning History 
 



 

 

 

Land Use Compatibility  

 
The River District has been redeveloping in recent years. The surrounding lots around this site are multifamily, 

single family residential, commercial, industrial, and undeveloped. The proposed zoning and land use are 

compatible with surrounding land uses. 

 

Comprehensive Plan Consistency – Northside 

 

The 2022 Comprehensive Plan currently designates the subject property as Mixed-Use on the Future Land Use 

Map.  

 

Below is a portion of a table from the Comprehensive Plan in “Ch. 4 Land Use” categorizing land use and zoning 

conformance.  

 

 

 
 

The applicant previously attempted to rezone the lot to the south to be “MU-2” High Intensity Mixed-Use, so as 

to align with the Future Land Use; the neighborhood was very opposed to the possibility of residential multifamily 

use.  

 

The proposed “PD/I” Planned Development with a base of “I” Light Industrial zoning is not consistent with the 

land use designations for this area; However, it does align with the following policies of the Comprehensive Plan:  

 

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

within developed areas, particularly in the central city. 

• Encourage renovation and reuse of existing commercial structures throughout commercial districts, where 

feasible.  

 

Development Impact Analysis 



 

 

Economic Development Plan 

 
The 2018 Economic Development Strategic Plan identified four different results to facilitate the success and 

growth of Fort Worth: 

1. High-wage job growth.  

2. A more sustainable tax base, driven less by residential property valuation and more by commercial 

and industrial investment.  

3. An economy that capitalizes on high-growth businesses and the creative individuals who fuel them, 

targeting specific industry classifications.  

4. A commitment to “quality of place” throughout the community, including rising home values, new 

business startups, reduction of blighted areas, and the emergence of walkable corridors with a 

mixture of residential and commercial developments and related amenities.   

 

Site Plan Comments  

 

Zoning 

• FYI: The site is not platted; the proposed new structures (trellis, boiler room addition, new fence, new porch, 

dumpster enclosure) will not be permitted without platting the property or receiving a platting waiver. Please 

reach out to Platting Staff by emailing PlatBox2@fortworthtexas.gov. 

• Apply for an Urban Forestry permit, if required, before any paving work is done or building permits are 

needed.  

• Parking Calculations are as follows: 

o Industrial: 2 per 1,000 square feet = 11 spaces 

o Warehouse: 4 for everyone 1 employee with minimum 4 spaces = 4 

o Office:  3937/1000 x 2.5 = 10 

o Total Needed = 25 required spaces 

o Total Provided on Site Plan= 28 spaces 

• 5.302(b)(3)   Refuse dumpsters and recycling collection containers shall be installed on concrete pads and be 

screened on all sides from view of a public street or residential area. 

• Site Plan does not comply with the following section of the Zoning Ordinance: 

5.302(b)(1) All non-habitable accessory uses must be located behind the front wall of the primary structure 

that is furthest from the street. 

o A development standard is being sought to allow the dumpster enclosure to be located in front of the 

front wall of the primary structure, between the building and the Right-of-Way. Refer to site plan for 

proposed location. 

o After discussing other possible locations and their respective limitations, staff is supportive of this 

development standard request.  

o The applicant provided the following narrative explaining the request for the development standard:  

The buildings shown are existing, and access between them is planned to be gated and would not 

allow for turn around space of the truck. As such, locating the enclosure behind the front 

elevation of any building is not feasible. The initial locations explored (near SE corner of Bldg 2 

or NE corner of Bldg 3) presented issues due to the proposed uses. This property will support a 

tasting room / tavern with outdoor patios located on the property to the south (113 Roberts 

Cutoff) and locating the enclosure anywhere along the south property line will put it in close 

proximity to the patron seating at 113 Roberts Cutoff. Locating the dumpster along the north 

property line near building 3 had a similar effect on the pedestrian entries to the office spaces 

located in Bldg 3. Any further east along the north property line would result in a reduction of 

mailto:PlatBox2@fortworthtexas.gov


 

 

parking spaces. The proposed location will be built of masonry that matches or compliments the 

existing brick on the house (tasting room / tavern) located on 113 Roberts Cutoff, the gate will be 

steel frame with architectural wood infill, and the landscape around the enclosure will be lush 

plantings with height. 

 

Park and Recreation Department 

• No residential component, Park Dedication Policy will not apply. 

 

TPW Engineering 

• No comment 

 

TPW Storm Water 

• No comment 

 

(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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EXISTING TO BE RENOVATED
FOR DISTILLERY OPERATIONS
SINGLE STORY - APPRX. 5000sf

10 PARKING SPACES REQ.
BASED ON SF: 2 PER 1000sf

PORTION OF BUILDING 3
EXISTING TO BE RENOVATED

FOR OFFICE BLDG.
SINGLE STORY - APPRX. 4000sf

10 PARKING SPACES REQ.
BASED ON SF: 2.5 PER 1000sf
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ZC-22-110

PROJECT DESCRIPTION
RENOVATION OF EXISTING STRUCTURES TO SUPPORT CRAFT
DISTILLERY OPERATIONS.  REMOVE ONE EXISTING BUILDING TO
DEVELOP REQUIRED PARKING.

PROJECT SUMMARY
LOCATION: 117 ROBERTS CUTOFF RD.

FORT WORTH, TEXAS 76114
          TARRANT  COUNTY

MAPSCO NO.: TAR - 061S

COUNCIL DISTRICT: DISTRICT 7 - LEONARD FIRESTONE

         NATHAN H. CARROLL SURVEY
                                         ABSTRACT 264, TRACT 67A

CURRENT ZONING: "I" - LIGHT INDUSTRIAL
PROPOSED ZONING: "PD/I" - PLANNED DEVELOPMENT

CURRENT LAND USE: VACANT OFFICE / INDUSTRIAL WAREHOUSE
PROPOSED LAND USE: DISTILLERY

FUTURE LAND USE
CATEGORIZATION: MIXED USE

ADJACENT ZONING: I - LIGHT INDURSTRIAL
PD - PLANNED DEVELOPMENT
MU1 - LIGHT INTENSITY MIXED USE

AREA SUMMARY

3/32"=1'-0"

NORTH

OVERALL SITE PLAN

ZONING CHANGE REQUEST
PD SITE PLAN

CONTACT INFORMATION

ARCHITECT
BUSINESS: ALLEN ARCHITECTURE LLC

ADDRESS: 2508 WILLING AVE.
 FORT WORTH, TEXAS 76110

CONTACT:            BRANDON E. ALLEN, AIA
817.253.2046
brandon@allenarc.com

BUILDING AREAS:
BUILDING 1: 4,555sf
(TO BE REMOVED):

BUILDING 2: 5,075sf
(TO BE RENOVATED TO DISTILLERY 
OPERATIONS):

BUILDING 3: 6,500sf
(TWO ATTACHED STRUCTURES TO BE
RENOVATED TO OFFICE AND BARREL
STORAGE):

EXISTING LOT COVERAGE = 16,130sf / 39.28%
PROPOSED LOT COVERAGE  = 9,630sf / 23.45%

SITE AREA: 41,060 SF (0.94 ACRES)

BLUE FLAG DISTILLERY

DIRECTOR OF
DEVELOPMENT SERVICES:                                                      DATE:

VICINITY MAP NO SCALE
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DEVELOPER / BUSINESS OWNER
BUSINESS: BLUE FLAG DISTILLERY

ADDRESS: 2421 6TH AVE.
 FORT WORTH, TEXAS 76110

CONTACT:            WILLIAM RUCKER
817.909.3700
will@blueflagdistillery.com

GENERAL NOTES
 THIS PROJECT WILL COMPLY WITH SECTION 6.301,

LANDSCAPING
 THIS PROJECT WILL COMPLY WITH SECTION 6.302, URBAN

FORESTRY
 ALL SIGNAGE TO CONFORM TO ARTICLE 4, SIGNS
 ALL PROVIDED LIGHTING WILL CONFORM TO THE LIGHTING

CODE










