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Staff Report 
  Development Services Department 

Planning Division – Zoning Section 
 

To: City of Fort Worth City Council  
 
From: Arty Wheaton-Rodriguez   
 Planning Manager 
 
Date: April 7, 2020 
 
Re: Conditional Use Permit– ZC-20-024 

 

Staff Recommendation 

Based on the criteria for review in the City of Fort Worth Zoning Code and Comprehensive Plan, 
staff recommends that the Conditional Use Permit (CUP) for Cabinet Construction be 
recommended for approval.  The CUP is compatible with surrounding land uses.  The CUP is 
consistent with the Future Land Use designation of Mixed-Use Growth Center (MUGC), as MU-2 
allows the use by right and appropriate in the MUGC designation. 

Request for Rezoning 

Address   3116 Haynie Street 
Area of Property  0.4835 acres 
Current Zoning  Mixed-Use 1 (MU-1)  
Proposed Zoning Mixed-Use 1 (MU-1), with Conditional Use Permit (CUP) to add 

Cabinet Construction, a form of light industrial service 
Council District  District 5, Council Member Gyna Bivens 
Planning Sector  Eastside 
Owner/Representative Rafael and Claudia Leal/Andy Bearden 
 

Attachments 

1. Zoning Application 
2. Site Plan 
3. Area Zoning Map 
4. Future Land Use Map 
5. Aerial Photo Map 

 

Zoning Commission Recommendation: 

Approval by a vote of 7-0 

Opposition:  None submitted 

Support: None submitted 
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Staff Report and Summary of Rezoning Request 

Applicant Narrative 

The current buildings within the three building complex are three concrete buildings, two of 
which, labeled buildings 1 and 2 on the site plan, have garage bays facing Haynie Street.  
Current uses include a sign shop, auto repair, and a warehouse.  The property owners have 
issued notice to those current users as they intend to have a luxury cabinet construction 
company occupy all three structures.  Specifically, luxury cabinet construction pertains to the 
fact that these cabinets are constructed for custom homes.  The applicant described the use as 
needing to be relatively climate controlled as the wood and materials used can react to 
moisture levels outside.  The applicant has stated that they currently have bids to paint the 
existing structures. 

Existing Context, attachment 5 

The site is located just east of East Loop 820 at the NW corner of E. Lancaster Avenue and 
Haynie Street. 

In general, the area is a transitioning light industrial area with surround auto sales/rental 
related uses storage.  There are existing residential uses to the north of the site and Jean 
McClung Middle School is about one and a half blocks north of the site. 

Existing Zoning, attachment 3 

Most recent uses of the property include a sign shop, auto repair and warehouse.  Those uses 
are in general non-conforming within the MU-1 district.  The buildings are existing today and 
also in general do not meet MU-1 siting standards.  The intent here is to keep the existing 
structures, as is.  Any new construction would have to be in compliance with MU-1 standards. 

The site is located within the Historic Handley Urban Village, rezoned MU-1 in 2003 (ZC-03-
113). 

ZC-14-132—in 2014, a request was made to rezone an adjacent property to the east of this site 
from MU-1 to FR (General Commercial Restricted).   That request was denied 

Existing Future Land Use, attachment 4 

Mixed-Use Growth Center 

Lots immediately to the north of the site are zoned E with a future land use designation of 
Single Family.  The site itself is located within a future land use designated Mixed-Use Growth 
Center and within the Historic Handley Urban Village. 

Mixed-Use growth centers are highly urbanized places containing many characteristics of a 
downtown including a high concentration of jobs and housing, schools, parks, and other public 
facilities, public transportation hubs, and pedestrian activity. Its predominant land uses are 
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residential and commercial. Within a small geographic area, different land uses are found side 
by side or within the same building. These places tend to be bustling and diverse, with a sense 
of place.  

Urban Village Development Program-- The urban village program seeks to revitalize 16 
designated urban villages by providing capital improvements, zoning incentives, and 
development incentives that leverage private investment and enhance pedestrian and transit 
access in order to implement the 2005 Commercial Corridors Revitalization Strategy.  Urban 
villages are urbanized places that have a concentration of jobs, housing, commercial uses, 
public spaces, public transportation and pedestrian activity. 

Draft 2020 Comprehensive Plan 

POLICIES 
 

• Promote appropriate infill of old commercial centers (greyfields), and contaminated 
sites (brownfields) within developed areas, particularly in the central city. 

STRATEGIES 
 

• Encourage new development in character with the existing neighborhood scale, 
architecture, and platting pattern, while working to improve pedestrian, bicycle, and 
transit access between adjacent neighborhoods and nearby destinations. 

Economic Development Plan Strategies 2018 

TARGET AREAS:  East Lancaster a large linear corridor stretching from southeast of downtown 
to I-820, along E Lancaster Ave 

OVERVIEW 
East Lancaster is a primarily residential area dominated by Hispanic or Latino residents who 
earn just over half of the city median household income. East Lancaster has the most 
incentive zones that overlap the target area’s boundaries. Three NEZ zones are present 
within the target area: Evans and Rosedale NEZ, Evans and Rosedale NEZ, and Historic 
Handley NEZ. The target area also includes parts of two Urban Villages: Oakland Corners 
and Near East Side. It also borders three Tax Increment Financing (TIF) Districts, but does is 
not directly within a TIF district. However, the area faces more challenges than any other 
target, except for Stop Six. Several challenges to improvement exist for this target. 
Significant new business investment and employment growth within the area is not likely 
within the next 5 to10 years.  Additionally, the unique geography of area (long and narrow), 
encompasses such diverse territory that it could be treated as three distinct zones. A 
concentration of homeless services in two-thirds of the area also presents a challenge, not 
only for current businesses, but for the attraction of new business. 



 
 

March 4, 2020 Zoning Meeting  ZC-20-024, Page 4 of 13 

 

 

2020 Fort Worth Comprehensive Plan, Land Use 
 

2020 Fort Worth Comprehensive Plan, Land Use Chapter 
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Existing Buildings Form and Scale 

The existing surrounding buildings are all one story most of which have a light industrial type 
use.  Existing buildings on the site do not meet all design elements found in MU zoning, but one 
existing building (labeled building 3) is pulled up to the street and more pedestrian oriented 
than other uses on the block.  In general, though, the area north of East Lancaster does tendi to 
have buildings pulled up towards the roadway, typical of traditional commercial urban form.  
The site is two blocks west of the Historic Handley store fronts, part of a recent TxDOT grant 
funded streetscape project creating on-street parking and enhanced crosswalks and the heart 
of the Historic Handley Urban Village. 

 

 

  

 

Site 

Site photos and perspective view of area surrounding site 
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Proposed Zoning 

A Conditional Use Permit (CUP) is a zoning tool that allows an owner to use property in a way 
not otherwise allowed within the current zoning district, without changing the base zoning 
district.  The CUP tool prevents a change to the overall base zoning while allowing an otherwise 
non-allowed use, contrary to the older practice of rezoning these types of site to a Planned 
Development (PD).  The CUP also allows time limits to be set to how long the use can be in 
place.  Finally, the CUP does allow for revocation under certain guidelines for poor behavior or 
operation, inaction, or discontinuance of use. 

The use being applied for via this CUP is that of cabinet construction, a form of light industrial 
service.   

Through Ordinance 23609 effective March 29, 2019, the Conditional Use Permit allows for an 
unlimited time period for the operation of a use unless otherwise approved by the City Council. 
If a time limit is established for a Conditional Use Permit, the renewal of the CUP shall be 
considered through the public hearing process and approved by the City Council. A CUP shall 
expire if no permitting action is taken within six months of approval or cease of the use for six 
months. A CUP may be revoked through the public hearing process if necessary after convictions 
of one or more code violations.  

Section 4.407 (d) of the Fort Worth Zoning Ordinance provides the following Conditional Use 
Permit criteria in consideration of appropriateness of a request:  

a) The proposed use is consistent with the Comprehensive Plan (in this case it is); 

b) The proposed use is compatible with the existing and adjacent uses (in this case it is); 

c) The proposed use meets all supplemental use standards specifically applicable to the use 
as set forth in Chapter 5 (in this case it is); 

d) The proposed use is compatible with and preserves the character and integrity of adjacent 
development and neighborhoods (in this case it is); 

e) The proposed use is not materially detrimental to the public health, safety, and welfare, or 
results in material damage or prejudice to other property in the vicinity (in this case it is 
not materially detrimental). 
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Public comments or opposition 

None as of the printing of this staff report as part of the Zoning Docket for March 4th, 2020. 

Organizations Notified:  February 17, 2020 

ZC-20-024  

Organizations Notified within a ½ mile radius  

East Fort Worth Neighborhoods Coalition Neighborhoods of East Fort Worth 

Historic Carver Heights NA Handley NA 

East Fort Worth, Inc. Streams And Valleys Inc 

Trinity Habitat for Humanity Historic Handley Development Corporation 

Southeast Fort Worth Inc East Fort Worth Business Association 

Fort Worth ISD  

 
300 Foot Property Owners Notified February 19, 2020 
 

Staff Evaluation 

No change in current buildings are being proposed.  In order for the use to remain after demo 
of the structures they would have to be rebuilt under current MU standards.  The use is an 
allowed use in MU-2, which is also appropriate in Mixed-Use Growth Center, thus an approval 
for a CUP this use is appropriate.  Previous to this proposed development/use, the site was 
used as a sign shop, auto repair, and warehouse.  This use appears to be less intense than those 
non-conforming uses.  Within the same block and to the west of this property there is 
automotive rental business.  Directly east of this site is an appliance repair place in a 
repurposed gas/service station.  The 2018 Economic Development Plan identifies this site as 
difficult for commercial development in the short term, therefore the use approval via CUP is 
appropriate. 
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Attachment 1, Zoning Application
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Attachment 2:  Site Plan
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Attachment 3:  Area Zoning Map
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Attachment 4:  Future Land Use Map
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Attachment 5:  Aerial Photo Map

 




