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PLANNING AND ZONING COMMISSION MEETING 

CITY COUNCIL CHAMBERS 

757 North Galloway Avenue 

  Mesquite, Texas 

September 23, 2024 - 7:00 P.M.  

 

AGENDA 
 

The Commission reserves the right to adjourn into a closed meeting at any time during the course 

of this meeting to discuss any of the matters posted on this Agenda, when such closed session is 

authorized by Texas Government Code Section 551.071 (Consultation with Attorney). 
  

CALL TO ORDER 

1. ROLL CALL. 
 

PUBLIC COMMENTS 

2. Any individual desiring to address the Planning and Zoning Commission regarding any item on the 

AGENDA (excluding public hearing items) or any matter not listed on the Agenda shall do so on a 

first-come, first-served basis. Comments are limited to three (3) minutes, except for a speaker 

addressing the Planning and Zoning Commission through a translator will be allowed six (6) minutes. 
 

CONSENT AGENDA 

All items on the Consent Agenda are routine items and may be approved with one motion; however, 

should any member of the Planning and Zoning Commission or any individual wish to discuss any item, 

said item may be removed from the Consent Agenda by a request from any Planning and Zoning 

Commission attending member or by request of any other individual in attendance. 
 

3. MINUTES. 

Consider approval of the minutes for September 9, 2024, Planning and Zoning Commission. 
 

   PUBLIC HEARINGS 

The City Council may approve a different zoning district than the one requested, except that the different 

district will not: (1) have a maximum structure height or density that is higher than the one requested; or 

(2) change the uses to solely nonresidential uses when the request is for solely residential uses or vice 

versa.  
 

4. ZONING APPLICATION Z1123-0338. 

Conduct a public hearing and consider approval of Zoning Application No. Z1123-0338 submitted by 

Jason Shaw, Serenity Senior Living II, LLC., for a comprehensive plan amendment to change the 

future land use designation from the Low Density Residential to Medium Density Residential and for 

a zoning change from Agricultural to Planned Development – Townhomes with modified 

development standards to allow an age-restricted townhome development with an assisted living 

facility located at 2795 Clay Mathis Road. 
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5. ZONING APPLICATION Z0724-0365. 

Conduct a public hearing and consider approval of Zoning Application No. Z0724-0365 submitted by 

Jim Dewey of JDJR Engineers & Consultants, Inc., on behalf of 20100 LBJ FREEWAY, LLC., for a 

zoning change from Planned Development – Light Commercial Ordinance No. 2649 to Planned 

Development – Light Commercial with modified development standards to allow SIC Code 551 

Motor Vehicle Dealers (New & Used) in addition to other uses allowed in the Light Commercial 

Zoning District located at 20100 and 20104 IH 635. 

 

6. ZONING APPLICATION Z0824-0366. 

Conduct a public hearing and consider approval of Zoning Application No. Z0824-0366 submitted by 

Bhadresh Trivedi, Dosti Mesquite, LLC., for a zoning change from Agricultural to Planned 

Development – Commercial to allow a flex office development with an outdoor storage yard in 

addition to other uses allowed in the Commercial Zoning District located at 5801 Shannon Road 

(southwest of Shannon Road and IH-20 service road). 

 

7. ZONING APPLICATION Z0824-0368. 

Conduct a public hearing and consider approval of Zoning Application No. Z0824-0368 submitted by 

Jonathan Kerby, Kimley-Horn and Associates, Inc., on behalf of NADG 10 Heartland LP and Candr 

LLC., for a zoning change from Agricultural and Planned Development – General Retail Ordinance 

No. 5048 to Planned Development – General Retail with modified development standards to allow a 

grocery store, fuel station, car wash, and other uses permitted in the General Retail Zoning District 

generally located south of IH-20 and west of FM 741 (0, 6611 and 6619 FM 741, Kaufman Tax 

Property ID Numbers 9680, 9686, 9687, and 182255). 

 

DIRECTOR’S REPORT 

8. DIRECTOR’S REPORT. 

Director’s Report on recent City Council action taken on zoning related items at their meeting on 

September 16, 2024.  
 

9. COMMISSIONER REAPPOINTMENT. 

Discuss the reappointment process. 
 

At the conclusion of business, the Chair shall adjourn the meeting. 
 
 

******************************************** 

The Commission reserves the right to adjourn into a closed meeting at any time during the course of this meeting to discuss any of the matters 

posted on this Agenda, when such closed session is authorized by Texas Government Code Section 551.071 (Consultation with Attorney). 
 

Pursuant to Section 30.06, Penal Code (trespass by license holder with a concealed handgun), a person licensed under Subchapter H, Chapter 

411, Government Code (handgun licensing law), may not enter this property with a concealed handgun. 
 

Conforme a la Sección 30.06 del Código Penal (entrada ilegal de persona titular de licencia con arma de fuego oculta), personas con 

licencia segun el Sub- capitulo H, Capitulo 411, Código de Gobierno (ley de permiso para portar arma de fuego), no deben entrar a esta 

propiedad portando un arma de fuego oculta. 
 

Pursuant to Section 30.07, Penal Code (trespass by license holder with an openly carried handgun), a person licensed under Subchapter 

H, Chapter 411, Government Code (handgun licensing law), may not enter this property with a handgun that is carried openly. 
 

Conforme a la Sección 30.07 del Código Penal (entrada ilegal de persona titular de licencia con arma de fuego a la vista), personas con 

licencia segun el Sub- capitulo H, Capitulo 411, Código de Gobierno (ley de permiso para portar arma de fuego), no deben entrar a esta 

propiedad portando una arma de fuego a la vista. 
 

Pursuant to Section 551.007 (c) of the Texas Government Code any member of the public wishing to address the Planning and Zoning 

Commission through the use of a translator is granted at least twice the amount of time as a member of the public who does not require the 

assistance of a translator.   
 

Conforme a la Sección 551.007 (c) del Código de Gobierno de Texas, cualquier miembro del público que desea dirigirse a la Comisión 

través del uso de un traductor se le otorga al menos el doble de tiempo como miembro del público que no requiere la asistencia de un 
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traductor. 
 
 
 

 

CERTIFICATE 
 

I, Garrett Langford, Manager of Planning and Zoning for the City of Mesquite, Texas, hereby certify that the attached Agenda for the 

Planning and Zoning Commission meeting to be held on September 23, 2024, was posted on the bulletin boards at the Municipal Center 

and City Hall by September 20, 2024, before 5:00 p.m. and remained so posted until after the meeting. This notice was likewise posted on 

the City’s website at www.cityofmesquite.com for a minimum of 72 hours prior to the meeting.    

   

        
Garrett Langford, AICP 

Manager of Planning and Zoning 
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MINUTES  SEPTEMBER 9, 2024 

  

PLANNING & ZONING COMMISSION City Hall 

CITY OF MESQUITE, TEXAS   City Council Chambers 

 757 North Galloway Avenue 

REGULAR MEETING Mesquite, Texas 

  

ATTENDANCE:  COMMISSIONERS (REGULAR MEMBERS AND ALTERNATES) 

POSITION NO. REGULAR MEMBER NAME ATTENDANCE 

   

Position No. 1 Nellapalli Dharmarajan  Present In-Person    Absent    

Position No. 2 Millie Arnold  Present In-Person    Absent   

Position No. 3 Roger Melend  Present In-Person    Absent   

Position No. 4 Ronnie Chenault  Present In-Person    Absent   

Position No. 5 Rick Cumby  Present In-Person    Absent    

Position No. 6 Jeffrey Walker  Present In-Person    Absent   

Position No. 7 Soira Teferi  Present In-Person    Absent    

   

ALTERNATE NO. ALTERNATE NAME ATTENDANCE 

Alternate No. 1 Wana Alwalee  Present In-Person   Absent  (* Attendance 

Required:  No  Yes)  

Alternate No. 2 Vacant  Present In-Person    Absent (* Attendance 

Required:  No  Yes) 
 

ATTENDANCE:  STAFF  

Garrett Langford Manager of Planning & Zoning  Present In-Person    Absent   

John Cervantes Planner  Present In-Person    Absent   

Jordan Gregory Planner  Present In-Person    Absent   

Ti’Ara Clark Planner  Present In-Person    Absent    
Millie Laird Admin. Aide Planning & Development Services  Present In-Person    Absent    
Karen Strand Deputy City Attorney  Present In-Person    Absent    

Kim Buttram Director of Economic Development  Present In-Person    Absent    
Cliff Keheley City Manager  Present In-Person    Absent    

 

CALL TO ORDER 

 

1. ROLL CALL 

The meeting was called to order at 7:00 p.m.  Admin. Aide Planning & Development Services 

Millie Laird took roll call and declared a quorum was present. 
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PUBLIC COMMENTS 

2. Any individual desiring to address the Planning and Zoning Commission regarding any item 

on the AGENDA (excluding public hearing items) or any matter not listed on the Agenda shall 

do so on a first-come, first-served basis. Comments are limited to three (3) minutes, except 

for a speaker addressing the Planning and Zoning Commission through a translator will be 

allowed six (6) minutes. 

 

There were no comments. 

 

CONSENT AGENDA 

 

3. MINUTES. 

Consider approval of the minutes for July 22, 2024, Planning and Zoning Commission. 

 

ACTION 

Vice-Chair Arnold made a motion to approve as presented; Commissioner Chenault seconded; 

the motion carried 6-1 (Chairman Melend, Vice-Chair Arnold, Commissioners Chenault, 

Cumby, Walker, and Teferi all voted to approve; Commissioner Dharmarajan abstained due to 

absence from the July 22, 2024, meeting.) 

 

PUBLIC HEARINGS 

 

4. ZONING APPLICATION Z0624-0364. 
Conduct a public hearing and consider approval of Zoning Application No. Z0624-0364 

submitted by Jackson Walker LLP on behalf of FRHP Lincolnshire LLC., for a comprehensive 

plan amendment to change the future land use designation from the Gus Thomasson Special 

Planning Area to Commercial and for a zoning change from Commercial and North Gus 

Thomasson Corridor (NGTC) to Planned Development – Commercial with modified 

development standards to allow an outdoor display lot selling recreational vehicles and trailers 

in addition to other uses permitted in the Commercial Zoning District located at 4201 Gus 

Thomasson Road, 2713 IH 30, 2749 IH 30, and 2779 IH 30. 

 

PRESENTATION 

Manager of Planning & Zoning Garrett Langford presented to the Commission. 

 

DISCUSSION 

There were discussions concerning the potential impact on the future development of the area, 

the parcel of land directly behind the planned project, the fencing along the service road and 

the future land use designation. 

 

APPLICANT 

Jonathan Vinson of Jackson Walker LLP presented to and answered questions from the 

Commission. 
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Following Mr. Vinson’s presentation, Chairman Melend requested comments from the 

Director of Economic Development, Kim Buttram, on the potential future uses of the parcel of 

land directly behind the planned project. Ms. Buttram indicated that multifamily has been 

turned on the property and does not see a residential use going behind a dealership. It may 

appeal to a soft transitional, light industrial-type development that utilizes smaller trucks such 

as AllTrades.  

 

PUBLIC HEARINGS 

The Chair opened the public hearing. No one came to speak, and the public hearing was closed. 

 

ACTION 

Vice-Chair Arnold made a motion to approve as presented with the added stipulation that 

fencing along IH-30 and Gus Thomasson be limited to tubular metal fencing; Commissioner 

Cumby seconded; the motion with 6 approved (Chairman Melend, Vice-Chair Arnold, 

Commissioners Chenault, Cumby, Walker, and Teferi) and 1 opposed (Commissioner 

Dharmarajan). 

 

5. ZONING APPLICATION Z0824-0367. 
Conduct a public hearing and consider approval of Zoning Application No. Z824-0367 

submitted by City of Mesquite for a zoning change to amend Planned Development – Industrial 

Ordinance No. 4785 to allow additional manufacturing and industrial uses in addition to other 

uses allowed in the Industrial Zoning District with modifications located at Trinity Pointe 

Industrial Park (284 acres generally located south of IH-20, southwest of FM 2932, and 

northwest of Griffin Lane) - 12955 FM 2932, 12905 FM 2932, 12995 FM 2932, 12935 FM 

2932, and 12875 FM 2932. 

 

PRESENTATION 

Manager of Planning & Zoning Garrett Langford presented to the Commission. 

 

DISCUSSION 

There was a discussion concerning the potential environmental impact on adjacent residential 

areas and the ability to attract retail/small businesses into the area.  

 

PUBLIC HEARINGS 

The Chair opened the public hearing. Kim Buttram, Director of Economic Development, 

addressed the Commission concerning the economic impact associated with the proposed 

zoning change. 
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ACTION 

Chairman Melend made a motion to approve as presented; Commissioner Walker seconded; 

the motion carried with 4 approved (Chairman Melend, Commissioners Cumby, Walker, and 

Dharmarajan) and 3 opposed (Vice-Chair Arnold, Commissioners Chenault, and Teferi). 

 

DIRECTOR’S REPORT 

 

6. Director’s Report on recent City Council action taken on zoning related items at their meetings 

on August 5, 19 and September 3, 2024.  

 

Manager of Planning & Zoning Garrett Langford discussed the following: 

1. Zoning Application No. Z0324-0354, submitted by Naresh Patel, for a Comprehensive 

Plan amendment from Office to Light Industrial and a change of zoning from Planned 

Development - Light Commercial (Ordinance No. 2124) to Planned Development - 

Industrial to allow a flex office and warehouse development, located at 1202 Interstate 

Highway 30. Approved on August 5th, 2024, by Ordinance 5119. 

2. Zoning Text Amendment No. 2024-04 (postponed from August 5th to August 19th), 

revising Appendix C – Zoning Ordinance, Parts 3 and 6, for the purpose of updating the 

City’s ordinances regarding revising and establishing regulations for drone delivery 

services. Approved on August 19th, 2024, by Ordinance 5130 

3. Zoning Text Amendment No. 2024-03 (postponed to a date uncertain), revising Appendix 

C – Zoning Ordinance, Parts 2, 3 and 6, for the purpose of updating the City’s ordinances 

regarding revising and establishing regulations for accessory electric vehicle charging 

stations. Postponed at August 5, City Council meeting without a date certain. 

4. Zoning Text Amendment No. 2024-01, revising Appendix C – Zoning Ordinance, Parts 2 

and 6, for the purpose of updating the City’s ordinances regarding revising and establishing 

regulations for residential care facilities. Approved on August 5th, 2024, by Ordinance 

5121.  

 

Chairman Melend adjourned the meeting at 8:46 PM. 

 

 

 

 

 Chairman Roger Melend 
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PLANNING AND ZONING DIVISION 

Planning and Zoning Division 
Prepared by Jordan Gregory 

FILE NUMBER: Z1123-0338 

REQUEST FOR: Planned Development - Townhome & Comprehensive Plan 

Amendment 

CASE MANAGER: Jordan Gregory 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, September 23, 2024 

City Council: Monday, October 21, 2024 

 

GENERAL INFORMATION 

Applicant: Jason Shaw 

Requested Action: Comprehensive Plan Amendment from Low Density Residential to 

Medium Density Residential and a zoning change from AG – Agriculture 

to Planned Development – Townhomes to allow an age-restricted 

townhome development including 34 townhomes and an assisted living 

facility.  

Location: 2795 Clay Mathis Road 

 

SITE BACKGROUND 

Platting: Not Platted 

Size: 4.2940 Acres 

Land Use: Vacant 

Zoning: AG – Agriculture  

Future Land Use: Low Density Residential 

Zoning History: 1974: Annexed and zoned Agriculture 

Surrounding Zoning and Land Uses (See Attachment 2): 

 ZONING LAND USE 

NORTH: R-PD - Residential Planned Development 

(Ord. 2070) 

Single Family Homes 

SOUTH: AG – Agricultural  Cornerstone Baptist Church 

EAST: R-PD - Residential Planned Development 

(Ord. 2070) 

Single Family Homes 

WEST: AG – Agricultural  Single Family Home, Vacant 
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Planning and Zoning Division 
Prepared by Jordan Gregory 

CASE SUMMARY 

The applicant is requesting a rezoning of the subject property from AG – Agricultural to Planned 

Development – Townhomes. A maximum of 34 townhome units are proposed, with a gross 

density of 7.9 dwelling units per acre. The 34 units will be provided in two duplex structures, six 

triplex structures, and three quadplex structures. The lot areas for each townhome will range 

from approximately 2,600 – 3,800 square feet, with an anticipated living area of 1,400 square 

feet. The subdivision is proposed to have no alleys and all townhomes will include a front entry 

one-car garage with a shared driveway between each unit. An additional 17 off-street visitor 

parking spaces are proposed in the commercial parking area for the assisted living facility.  

 

The PD includes an additional permitted use for Lot 31: SIC Code 805 – Nursing and Personal 

Care Facilities. As part of the 55 and up age requirement, the development will also include an 

on-site assisted living facility, which will have a maximum of 48 beds. 

 

Open space is proposed in two locations on the southwest portion of the parcel, near the cul-

de-sac. The open space proposed on the Concept Plan (Attachment 8) equates to 

approximately 6% (5,556.7 square feet/2.06 acres) of the site. This is calculated using parcels 

on the site that do not have residential dwelling units. The PD does not stipulate any additional 

amenities to be included in the development.  

 

Fencing will be provided throughout the development, including a 6-foot masonry wall along 

Clay Mathis Road, as well as a 6-foot wrought iron fence along the rear property line(s) of each 

of the townhome lots. An additional 6-foot wrought iron fence with a living screening will be 

constructed at the exterior of all open spaces/public areas that are adjacent to an external 

boundary.  

 

As required by the Mesquite Zoning Ordinance (MZO), the PD restricts recreational vehicles, 

motorhomes, watercraft equipment, or other equipment greater than 6 feet in height when 

mounted on its transporting trailer to be parked or stored on any lot with a dwelling unit; and 

regardless of height, no such equipment shall be parked or stored on any street for longer than 

24 hours. 

 
A Homeowner’s Association is required and will be responsible for the upkeep and maintenance 

of any common areas or community facilities. 

 

MESQUITE COMPREHENSIVE PLAN 

The Mesquite Comprehensive Plan designates the future land use of the subject property as 

Low Density Residential. The Low Density Residential land use designation represents a 

traditional single family detached neighborhood where each dwelling unit is located on an 

individual lot. This development type typically sees 3-5 units per acre, with supporting uses 

including parks, recreation facilities, schools, and neighborhood clubhouses. 

STAFF COMMENTS: 
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Planning and Zoning Division 
Prepared by Jordan Gregory 

The Mesquite Comprehensive Plan designates the future land use of the subject property as 

Low Density Residential, which does not align with a townhome development. In addition to the 

zoning request, the applicant has requested a Comprehensive Plan Amendment from Low 

Density Residential to Medium Density Residential. Medium Density Residential represents 

single-family residential neighborhoods that have a density of 6-12 units per acre. Structure 

types may include single-family detached homes, townhomes, duplexes, and patio homes.  

 

The proposed townhome development would have a gross density of 7.9 units per acre, which 

would align with the Medium Density Residential designation. It is Staff’s opinion that the 

Comprehensive Plan Amendment will still allow the intent of the Mesquite Comprehensive Plan 

to be met by filling a gap in Mesquite’s housing diversity. Additionally, the townhome 

development is proposed to provide screening and enhanced landscaping throughout.  

 

MESQUITE ZONING ORDINANCE 

SECTION 4-201(A) PROPOSED USES 

“An application for a PD district shall specify and the PD ordinance shall incorporate the 

category or type of use or the combination of uses, which are to be permitted in the PD district. 

Uses may be specified by reference to a specific zoning district, in which case all uses permitted 

in the referenced district, including those permitted through the cumulative provision of the 

zoning ordinance, shall be permitted in the PD district. Uses requiring a Conditional Use Permit 

under the referenced district shall require a Conditional Use Permit under the PD district unless 

such use is specifically set out as permitted in the PD ordinance.” 

STAFF COMMENTS: 

The proposed PD is for a townhome development including 34 residential lots and an assisted 

living facility located on Lot 31.  

 

SEC. 4-201(B) DEVELOPMENT REQUIREMENTS 

“An application for a PD district shall specify and the PD ordinance shall incorporate the 

development requirements and standards which are to be required in the PD district. 

Development requirements and standards may include, but are not limited to, density, lot size, 

unit size, setbacks, building heights, lot coverage, parking ratios, screening, and other 

requirements or standards as the Council may deem appropriate. Development requirements 

and standards may be specified by reference to a specific zoning district, in which case all 

requirements and standards in the referenced district shall be applicable. The applicant or the 

City may propose varied or different standards that improve development design or enable a 

unique development type not otherwise accommodated in the Zoning Ordinance.” 

STAFF COMMENTS: 

As part of the PD request, the applicant is proposing deviations from the recommended City 

standards for townhomes. The tables below illustrate the requirements and specific deviations 

proposed by the applicant. Any regulations not listed in the PD must comply with applicable city 

ordinances. 
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Prepared by Jordan Gregory 

Mesquite Zoning Ordinance and Proposed PD Comparison 

 Townhome Standards Proposed PD Standards 

Min. Lot Size 3,000 sq. ft. 2,500 sq. ft.  

Min. Lot Depth 100 ft. 100 ft.  

Min. Lot Width 25 ft. 25 ft.  

Min. Front Yard (front entry) 20 ft. 20 ft. 

Min. Exterior Side Yard  10 ft. 10 ft. 

Interior Side Yard Per Fire Code Per Fire Code 

Min. Rear Yard (front entry) 10 ft. 10 ft.  

Max. Height 
2 stories, but up to 35 

ft. on interior lots 

2 stories, but up to 36 ft. on 

interior lots 

Min. Living Area 1,500 sq. ft. 1,400 sq. ft. 

Max. Density 8 units per acre 8 units per acre 

Min. Building Separation 26 ft.  10 ft.  

Max. # of Units per Building 4 units 4 units 

Min. Open Space 
40% + 10,000 sq. ft. 

common space 

~6% with 5,556.67sq. ft. 

common space 

Resident Parking 
2 covered off-street 

spaces per unit 

1 covered off-street space per 

unit 

Visitor Parking 
1 space for every 2 

units, in common areas 

1 space for every 2 units, in 

common areas (17 spots) 

Recreational Facilities 
None required, but 

encouraged. 
None proposed. 

Screening 

8-ft. long-span precast 

decorative wall at the 

perimeter 

6-ft. masonry wall along Clay 

Mathis Road. 6-ft. wrought iron 

fence along rear long lines of 

residential units + open space. 

Homeowner’s Association Required Required 
 

 

SEC. 4-201(C) CONCEPT PLAN 

“An application for a PD District shall include a concept plan showing a preliminary layout of 

proposed uses, access, buildings, parking, open space, and the relationship to existing natural 

features and to adjacent properties and uses. The concept plan shall be construed as an 

illustration of the development concepts and not as an exact representation of all specific 

details.” 

STAFF COMMENTS: 

Attachment 8 includes the proposed Concept Plan, which illustrates the layout of the 

subdivision.   

 

CONCLUSION 

ANALYSIS 
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Prepared by Jordan Gregory 

Staff has reviewed the proposed requirements in the PD. While the proposed standards in the 

PD differ from several typical City standards, it is Staff’s opinion that the proposed PD will 

provide for a development with adequate infrastructure. Additionally, the Comprehensive Plan 

Amendment to Medium Density Residential will meet the intent of the Mesquite Comprehensive 

Plan as it provides a development that fills a gap in Mesquite’s housing diversity. It is Staff’s 

opinion that the proposed subdivision at this location is an appropriate use and is compatible 

with the surrounding developments; however, slight changes should be made to the overall 

design.  

RECOMMENDATIONS 

Staff recommends approval of the Comprehensive Plan Amendment from Low Density 

Residential to Medium Density Residential and the zoning change from AG – Agriculture to 

Planned Development – Townhomes, to allow a townhome development including 34 

townhomes and an assisted living facility with Exhibits A (Legal Description), B (Development 

Standards), and C (Concept Plan), and the following conditions: 

 A 6-foot masonry wall or living screen shall be erected between the assisted living 

facility and the adjacent townhome and single family home. 

 The property lines through the shared driveways shall be clearly delineated with a 

median or landscape bed to separate the parking spaces between the dwelling units. 

This change must be shown on the approved site plan and does not require a concept 

plan amendment.  

 Five parking spaces (approximately 1/3 of the required visitor spaces) shall be placed 

on the southwest portion of the parcel near the cul-de-sac. This change must be shown 

on the approved site plan and does not require a concept plan amendment. 

 The 17 off-street visitor parking spaces shall be constructed before the final inspection 

of any townhome constructed after 50% of the dwelling units have been completed.  

 The percentage of open space provided after development shall not be less than what 

is listed on the concept plan.  

 

 

PUBLIC NOTICE 

Staff mailed notices to all property owners within 200 feet of the subject property and mailed 

with a courtesy notice for properties within 400 feet. As of September 17, 2024, Staff has 

received one returned notice in opposition to the request. 

CODE CHECK 

The site has no open code cases. 

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map  

3. Zoning Map 

4. Future Land Use Map 
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5. Site Photos 

6. Legal Description (Exhibit A) 

7. Planned Development Standards (Exhibit B)  

8. Concept Plan (Exhibit C) 

9. Application Materials 

10. Returned Notices 
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ATTACHMENT 1 – AERIAL MAP 
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ATTACHMENT 2 – PUBLIC NOTIFICATION MAP 
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ATTACHMENT 3 – ZONING MAP 
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ATTACHMENT 4 – FUTURE LAND USE MAP 
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Subject property from Clay Mathis Road, facing southwest 

 

 
Subject property from Clay Mathis Road, facing south 

ATTACHMENT 5 – SITE PHOTOS 
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Subject property from the rear portion of the adjacent Church property, facing northeast 

 

 
Subject property from Edwards Church Road, facing southeast

ATTACHMENT 5 – SITE PHOTOS 
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ATTACHMENT 6 – LEGAL DESCRIPTION (EXHIBIT A) 
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ATTACHMENT 7 – DEVELOPMENT STANDARDS (EXHIBIT B) 
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ATTACHMENT 7 – DEVELOPMENT STANDARDS (EXHIBIT B) 
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ATTACHMENT 8 – CONCEPT PLAN (EXHIBIT C) 
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ATTACHMENT 9 – APPLICATION MATERIALS 
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Planning and Zoning Division 
Prepared by John Cervantes, Senior Planner 

FILE NUMBER: Z0724-0365 

REQUEST FOR: Rezone to Planned Development – Light Commercial to allow a 

vehicle dealership (new and used) and an automotive repair shop 

CASE MANAGER: John Cervantes, Senior Planner 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, September 23, 2024 

City Council: Monday, October 21, 2024 

 

GENERAL INFORMATION 

Applicant: Jim Dewey of JDJR Engineers & Consultants, Inc..  

Requested Action: Zoning change from Planned Development, Light Commercial (Ord. 

2649) to Planned Development, Light Commercial with modified 

development standards to allow SIC Code 551 & 552 Motor Vehicle 

Dealers (New & Used) and SIC Code 753 – Automotive Repair Shop 

Location: 20100 & 20104 LBJ Freeway 

 

SITE BACKGROUND 

Platting: Not platted 

Size: 6.06 Acres/ 263,956 square feet 

Zoning: Planned Development - Light Commercial (Ord. 2649) 

Land Use: Commercial 

Zoning History: 1951: Partially annexed and zoned R-3, Single Family Residential 

1954: Partially annexed and zoned R-3, Single Family Residential 

1973: Rezoned to PD-Light Commercial (Ord. 2649) 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING LAND USE 

NORTH: PD - C, Commercial Warehouses 

SOUTH: GR - General Retail Vacant 

EAST: R-3, Single Family Residential Low Density Residential 

WEST: Lyndon B Johnson Freeway/ IH 635 Right of Way 
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CASE SUMMARY 

The applicant is requesting a zoning change to allow a new and used vehicle dealership with 

outdoor display and automotive repair services. The proposed use will be located within a one-

story building, approximately 40,810 square feet in size. The building will have office space and 

associated vehicle service and repair. Access to the site will be provided from the service road 

and there are no plans to construct driveway access from the neighboring residential streets. 

The proposed use will also meet the parking requirements in the Mesquite Zoning Ordinance 

(“MZO”). Section 3-203 Schedule of Permitted Uses of the MZO identifies “Motor Vehicle 

Dealers (New and Used) to require a Conditional Use Permit (CUP) within the Light Commercial 

and Commercial zoning districts. Instead of requesting a CUP, the applicant proposes allowing 

the use by right utilizing a Planned Development (PD) to modify development standards to 

require a landscape buffer and alter the permitted uses. 

 

MESQUITE COMPREHENSIVE PLAN 

The Mesquite Comprehensive Plan designates the subject property as Commercial. The 

Commercial future land use designation represents a broad range of goods and services and 

includes larger and more intense developments than neighborhood retail. Generally, uses such 

as hotels, restaurants, big box retailers, and personal services are encouraged. In some 

situations, office space may be appropriate. Commercial activity should be located on major 

arterials or highways buffered from low-density residential. 

 

STAFF COMMENTS: 

A new and used vehicle sales is consistent with the Mesquite Comprehensive Plan designation 

as Commercial. The proposed use would be along a major highway, Interstate 635, and serve 

as a regional retailer for automobile sales.  

 

MESQUITE ZONING ORDINANCE 

SECTION 4-201(A) PROPOSED USES 

“An application for a PD district shall specify and the PD ordinance shall incorporate the 

category or type of use or the combination of uses, which are to be permitted in the PD district. 

Uses may be specified by reference to a specific zoning district, in which case all uses permitted 

in the referenced district, including those permitted through the cumulative provision of the 

zoning ordinance, shall be permitted in the PD district. Uses requiring a Conditional Use Permit 

under the referenced district shall require a Conditional Use Permit under the PD district unless 

such use is specifically set out as permitted in the PD ordinance.” 

STAFF COMMENTS: 

The proposed PD will incorporate the Light Commercial zoning district as its base zone with all 

applicable regulations and uses, as amended, from the Mesquite Zoning Ordinance. The PD 

proposes to allow SIC Code 551 & 552 Motor Vehicle Dealers (New & Used) and SIC Code 

753 – Automotive Repair Shop in the PD by right, whereas they are not normally allowed at all 

in the LC, Light Commercial district. In addition, stipulations exist within the development 

standards that protect against the outdoor storage of disassembled vehicles and parts. There 

is also a requirement that outdoor inventory of used vehicles is limited to no more than 50% of 
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the total inventory. Minor, major, and collision repair services are prevented from operating 

without a valid Certificate of Occupancy in conjunction with a vehicle dealership on the property. 

Lastly, a number of uses are prohibited on the property, such as convenience stores, gift 

novelty, souvenir shops, tobacco stores, alternative financial institutions, and coin-operated 

laundries.  

 

SEC. 4-201(B) DEVELOPMENT REQUIREMENTS 

“An application for a PD district shall specify and the PD ordinance shall incorporate the 

development requirements and standards which are to be required in the PD district. 

Development requirements and standards may include, but are not limited to, density, lot size, 

unit size, setbacks, building heights, lot coverage, parking ratios, screening and other 

requirements or standards as the Council may deem appropriate. Development requirements 

and standards may be specified by reference to a specific zoning district, in which case all 

requirements and standards in the referenced district shall be applicable. The applicant or the 

city may propose varied or different standards that improve development design or enable a 

unique development type not otherwise accommodated in the Zoning Ordinance.” 

STAFF COMMENTS: 

Provided as Exhibit B (attachment 8), the proposed PD includes one change to the 

development requirements. Landscaping will be enhanced to ensure a 10-foot wide landscape 

buffer with large canopy trees planted 30 feet on-center between the proposed development 

and the existing neighboring residential properties along the northeast property line. All other 

requirements will be met.  

 

SEC. 4-201(C) CONCEPT PLAN 

“An application for a PD District shall include a concept plan showing a preliminary layout of 

proposed uses, access, buildings, parking, open space, and the relationship to existing natural 

features and to adjacent properties and uses. The concept plan shall be construed as an 

illustration of the development concepts and not as an exact representation of all specific 

details.” 

STAFF COMMENTS: 

The proposed PD requires that the sale and repair of vehicles shall be consistent with Exhibit 

C (attachment 8). Modifications to the concept plan may occur to comply with Building Codes 

and Fire Codes, Mesquite Engineering Design Manual, and TxDOT driveway standards. 

Modifications can include building and driveway placement.  

 

CONCLUSIONS 

ANALYSIS 

The proposed Planned Development to allow a new and used vehicle dealership with 

automotive repair services is not anticipated to harm the area. Access to the site will be limited 

to the frontage road to limit the disturbance of commercial activity on neighboring property 
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owners. A landscape buffer, a photometric plan, and a screening wall will be required to 

appropriately protect the residential district from dealership activities. 

 

RECOMMENDATIONS 

Staff recommends approval of the zoning change to Planned Development – Light Commercial 

to allow a new and used vehicle dealership with outdoor display and auto repair services with  

Exhibits A (Legal Description), B (Development Standards), and C (Concept Plan), located at 

20100 and 20104 LBJ Fwy (as described in Exhibit A). 

 

PUBLIC NOTICE 

Staff mailed notices to all property owners within 200 feet of the subject property and mailed 

with a courtesy notice for properties within 400 feet. As of September 20, 2024, Staff has 

received four notices in opposition and one in favor. 

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Site Pictures 

6. Application Materials 

7. Legal Description (Exhibit A) 

8. Development Standards (Exhibit B) 

9. Concept Plan (Exhibit C) 

10. Returned Notice(s) 
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ATTACHMENT 1 – AERIAL MAP 
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ATTACHMENT 2 – PUBLIC NOTIFICATION MAP 
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ATTACHMENT 3 – ZONING MAP 
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ATTACHMENT 4 – FUTURE LAND USE MAP 
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Subject property facing southeast, from IH-635 Frontage Road. 
 

 
 

Subject property facing northheast, from IH-635 Frontage Road. 
 
 
 
 

ATTACHMENT 5 – SITE PHOTOS 
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Subject property facing northheast, from IH-635 Frontage Road. 
 

 
 

Subject property facing northwest, from Richard Street. 
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ATTACHMENT 6 – APPLICATION MATERIALS 
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ATTACHMENT 7 – LEGAL DESCRIPTION (EXHIBIT A) 
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ATTACHMENT 7 – LEGAL DESCRIPTION (EXHIBIT A) 
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EXHIBIT B for File No. Z0724-0365 
 

PLANNED DEVELOPMENT STANDARDS 
 
This Planned Development – Light Commercial (PD-LC) District must adhere to all conditions of 
the Mesquite Code of Ordinances, including but not limited to the Mesquite Zoning Ordinance, as 
amended, and adopts Light Commercial base district standards consistent with the Concept Plan 
attached hereto and incorporated herein as Exhibit C and the standards identified below, which 
apply to this PD-LC district. Where these regulations conflict within this ordinance, the more 
stringent restriction will control. 
 
1. Permitted Land Uses. The permitted uses on the Property include the permitted uses in the 

Light Commercial District classification (“LC”) as set out in the Mesquite Zoning Ordinance 

(MZO), and those permitted uses on the Property are subject to the same requirements as 

set out in the MZO.  

 

a. The permitted uses requiring a conditional use permit (“CUP”) as set out in the Mesquite 

Zoning Ordinance (MZO), also require a CUP for the use to be permitted on the Property 

unless permitted in subsection 1.b below.  

 

b. The following uses are permitted on the Property: 

 
i. SIC Code  551 and 552 – Motor Vehicle Dealer (new & used) with outdoor display with 

the following stipulations: 

 

1. Used vehicles are only permitted in conjunction with new vehicle sales. 

 

2. Outdoor display of used inventory shall be limited to no more than 50% of the 

inventory on the Property. 

 

ii. SIC Code 753 – Automotive Repair, including minor, major, and collision services are 

permitted with the following stipulations: 

 

1. No outdoor storage of inoperable vehicles with external or body damage shall be 

permitted. 

 
2. No outdoor storage of parts or disassembled vehicles. 

 
3. All repair, service, and assembly of vehicles shall be conducted in an enclosed 

structure.  

 
4. A minor, major, and collision repair services operation shall not operate without a 

new vehicle dealership operating with a valid Certificate of Occupancy on the 

Property.  

 

2. Prohibited Land Use. The following uses are prohibited on the Property: 

 

ATTACHMENT 8 – DEVELOPMENT STANDARDS (EXHIBIT B) 
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a. SIC Code 549a: Convenience Stores 

b. SIC Code 5947: Gift Novelty, Souvenir Shops 

c. SIC Code 5993: Tobacco Stores 

d. SIC Code 61: Alternative Financial Institutions 

e. SIC Code 7215: Coin-Operated Laundries 

 

3. Development Standards. In addition to the requirements of the LC base zoning district, the 

Planned Development is subject to the following.  

 

a. Site Plan. A site plan for the sale and repair of vehicles on the Property shall be consistent 

with the Concept Plan in Exhibit C. The site plan may differ from the Concept Plan without 

requiring a PD amendment to comply with the adopted Building and Fire Codes, Mesquite 

Engineering Design Manual, and TxDOT driveway standards. Modifications can include 

the following: 

 

1. Placement of the building may be adjusted if it meets the required setbacks. 

 

2. The number and placement of the driveways may be adjusted 

 

b. Landscaping. A landscape buffer of a minimum width of 10 feet with large canopy trees 

(min. 3” caliper at the time of planting) shall be installed along the northeast line of the 

Property at 30’ on center to center adjacent to the existing single-family neighborhood. 
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ATTACHMENT 9 – CONCEPT PLAN (EXHIBIT C) 
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ATTACHMENT 10 – RETURNED NOTICE(S) 
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ATTACHMENT 10 – RETURNED NOTICE(S) 
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ATTACHMENT 10 – RETURNED NOTICE(S) 
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ATTACHMENT 10 – RETURNED NOTICE(S) 
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FILE NUMBER: Z0824-0366 

REQUEST FOR: A zoning change from Agricultural to Planned Development – 

Commercial 

CASE MANAGER: Jordan Gregory 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, September 23, 2024 

City Council: Monday, October 21, 2024 

 

GENERAL INFORMATION 

Applicant: Bohler Engineering (on behalf of Bhadresh Trivedi) 

Requested Action: A zoning change from AG - Agricultural to Planned Development – 

Commercial to allow a flex office development with an outdoor storage 

yard. 

Location: 5801 Shannon Road 

 

SITE BACKGROUND 

Platting: Not Platted 

Size: 11.415 acres/497,237.40 square feet 

Zoning: AG - Agricultural 

Future Land Use: Commercial w/ Corridor Development 

Land Use: Vacant 

Zoning History: 1984: Annexed, zoned AG - Agricultural 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING LAND USE 

NORTH: Not Applicable  IH-20 

SOUTH: AG - Agricultural Single Family House 

EAST: AG - Agricultural Vacant 

WEST: AG - Agricultural Vacant 

 

CASE SUMMARY 

Bohler Engineering TX, LLC, acting on behalf of property owner Bhadresh Trivedi with Dosti 

Mesquitte, LLC, is seeking a zoning change to facilitate the development of four 14,400-square-

foot flex office buildings and a 2.5-acre outdoor storage yard. The applicant is requesting a 

rezoning of the subject property from Agricultural to Planned Development (PD) – Commercial. 

PLANNING AND ZONING DIVISION 



File No.: Z0824-0366 
Zoning Change 

 

Page 2 of 19 
 

 

Planning and Zoning Division 
Prepared by Jordan Gregory 

The property is approximately 11.5 acres, heavily wooded, with frontage along the IH-20 service 

road and Shannon Road. The proposed development is similar to other developments that have 

taken place in Mesquite, such as the All-Trades located at 2828 IH-30. In these types of 

development, individual suites will have their own office and warehouse space and are intended 

for small to mid-size businesses that do not primarily use heavy-load vehicles such as 18-

wheelers. Potential tenants could include contractors, trades, or businesses with limited 

manufacturing or warehouse uses. Additionally, the flex office proposal is not to be confused 

with a standard office building.  

 

The proposed PD allows an accessory outdoor storage yard to be developed on the property 

in addition to the flex office buildings (Exhibit C). Per the applicant, this outdoor storage yard 

will be owned and operated by the property owner and will accommodate leasable outdoor 

storage spaces. Tenants with an approved Certificate of Occupancy may also utilize the 

outdoor storage yard for business-related storage. The PD stipulates that the storage yard will 

be an accessory to the flex office buildings and cannot be constructed until 50% of the flex 

office portion of the development is completed. While the PD will allow an outdoor storage yard 

for self-storage use, the PD will not include any mini-warehouse-type buildings. The addition of 

these types of buildings would require an amendment to the concept plan.  

 

The Planning and Zoning Commission and City Council have seen a previous proposal for the 

subject property submitted by the same applicant and property owner. The previous application 

submitted was for a multifamily rezoning and comprehensive plan amendment to high density 

residential. The Planning and Zoning Commission denied this in February 2024; the applicant 

then appealed, and the City Council denied the application in March 2024. Because this is a 

different request, the applicant and property owner are not subject to the one-year restriction 

for submitting another rezoning application after receiving a denial.  

 

MESQUITE COMPREHENSIVE PLAN 

The Mesquite Comprehensive Plan designates the subject property as Commercial with 

Corridor Development. Commercial land uses generally include retail, hotels, restaurants, big 

box retailers, and personal services. This category supports office uses, with developments in 

this category being larger and more intense than those in the Neighborhood Retail category. 

Corridor Development focuses on developments that are highly visible, have a high quality, and 

cater to highway traffic. Land use types in this category include restaurants, retail, and 

entertainment.  

 

STAFF COMMENTS: 

The proposed development matches the future land use designation set forth by the Mesquite 

Comprehensive Plan. In February 2024, however, City Staff did indicate that the property at 

5801 Shannon Road may not entirely be suited for commercial uses, as there is limited 

accessibility to the site. While this is still true, the proposed flex office development should not 

accommodate uses that require the frequent use of heavy load vehicles. While the development 
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does not include traditional retail or restaurants, it will provide a space for economic activity as 

the City continues to grow south.  

 

MESQUITE ZONING ORDINANCE 

SEC. 4-201(A): PROPOSED USES 

“An application for a PD district shall specify and the PD ordinance shall incorporate the 

category or type of use or the combination of uses, which are to be permitted in the PD district. 

Uses may be specified by reference to a specific zoning district, in which case all uses permitted 

in the referenced district, including those permitted through the cumulative provision of the 

zoning ordinance, shall be permitted in the PD district. Uses requiring a Conditional Use Permit 

under the referenced district shall require a Conditional Use Permit under the PD district unless 

such use is specifically set out as permitted in the PD ordinance.” 

STAFF COMMENTS: 

The proposed PD will utilize the Commercial zoning district as its base zone to accommodate 

the flex office development. The PD Standards do not deviate away from the standards found 

in the Commercial zoning district, beyond the addition self-storage as a use by right with the 

outdoor storage yard. The addition of this use with additional landscaping and screening should 

not create a nuisance for the surrounding single-family homes.    

 

SEC. 4-201(B) DEVELOPMENT REQUIREMENTS 

“An application for a PD district shall specify and the PD ordinance shall incorporate the 

development requirements and standards which are to be required in the PD district. 

Development requirements and standards may include, but are not limited to, density, lot size, 

unit size, setbacks, building heights, lot coverage, parking ratios, screening and other 

requirements or standards as the Council may deem appropriate. Development requirements 

and standards may be specified by reference to a specific zoning district, in which case all 

requirements and standards in the referenced district shall be applicable. The applicant or the 

city may propose varied or different standards that improve development design or enable a 

unique development type not otherwise accommodated in the Zoning Ordinance.” 

STAFF COMMENTS:  

Staff has reviewed the proposed development standards and finds them acceptable.  

 

SEC. 4-201(C) CONCEPT PLAN 

“An application for a pd district shall include a concept plan showing a preliminary layout of 

proposed uses, access, buildings, parking, open space, and the relationship to existing natural 

features and to adjacent properties and uses. the concept plan shall be construed as an 

illustration of the development concepts and not as an exact representation of all specific 

details.” 

STAFF COMMENTS: 

Exhibit B (attachment 10) includes the concept plan. 
 

CONCLUSIONS 

ANALYSIS 
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It is Staff’s opinion that the proposal is consistent with the Comprehensive Plan and is 

compatible with the surrounding existing developments with the required screening and 

buffering. By providing more landscaping (22% of the parcel) than typically required (10% of 

the parcel), the applicant is ensuring that the single-family homes (primarily to the south) will 

benefit from increased screening.  

 

RECOMMENDATIONS 

Staff recommends approval of the zoning change to PD-Commercial with Exhibit A (Legal 

Description), Exhibit B (Development Standards), and Exhibit C (Concept Plan). 

PUBLIC NOTICE 

Staff mailed notices to all property owners within 200 feet of the subject property and mailed 

with a courtesy notice for properties within 400 feet. As of September 20, 2024, Staff has 

received one returned notice in favor of the request. 

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Site Pictures 

6. Application Materials 

7. Owner Authorization Form 

8. Exhibit A - Legal Description 

9. Exhibit B - Planned Development Standards 

10. Exhibit C - Concept Plan 

11. Landscape Plan (Illustrative only) 

12. Returned Notices 
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ATTACHMENT 1 – AERIAL MAP 
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ATTACHMENT 2 – PUBLIC NOTIFICATION MAP 
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ATTACHMENT 3 – ZONING MAP 
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ATTACHMENT 4 – FUTURE LAND USE MAP 
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IH-20 frontage road view of the subject property facing south 
 
 

 
Shannon Road view of the subject property facing north 

 
 
 
  

 

ATTACHMENT 5 – SITE PHOTOS 
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ATTACHMENT 6 – APPLICATION MATERIALS  
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ATTACHMENT 6 – APPLICATION MATERIALS  
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ATTACHMENT 7 – OWNER AUTHORIZATIAN 
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ATTACHMENT 8 – EXHIBIT A LEGAL DESCRIPTION 
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ATTACHMENT 8 – EXHIBIT A LEGAL DESCRIPTION 
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Planned Development Standards 

 

This Planned Development Commercial district (PD-C) must adhere to all conditions of the 

Mesquite Code of Ordinances, including but not limited to the Mesquite Zoning Ordinance, as 

amended, and adopts the Commercial zoning district as the base district standards consistent 

with the Concept Plan attached hereto and incorporated herein as Exhibit C and the standards 

identified below, which apply to this PD-C district. Where these regulations conflict with or overlap 

another ordinance, this PD ordinance will control. 

 

1. All uses permitted in the Commercial District are allowed on the Property except as 

modified in Subsections "a", “b” and “c” of this paragraph. The uses permitted in the 

Planned Development Commercial District are subject to the same requirements 

applicable to the uses in the Commercial District, as set out in the Mesquite Zoning 

Ordinance. For example, a use permitted in the Commercial District only by conditional 

use permit ("CUP") is permitted in this district only by CUP. 

 

a. The following uses are permitted by right: 

i. SIC Code 42a: Self-Storage (as an accessory use subject to the 

limitations in Section 3 below). 

 

b. The following uses are permitted by a Conditional Use Permit: 

i. SIC Code 753b: Major Auto Repair 

ii. SIC Code 753c: Collision Services 

 

c. The following uses are prohibited on the Property: 

i. SIC Code 5947: Gift Novelty, Souvenir Shops 

ii. SIC Code 5993: Tobacco Stores 

iii. SIC Code 5999g: Paraphernalia Shop 

iv. SIC Code 61: Alternative Financial Institutions 

v. SIC Code 7215: Coin-Operated Laundries 

vi. SIC Code 7299a: Massage Parlors, Turkish and Steam Bath 

vii. SIC Code 7549b: Towing/Wrecker Service 

 
2. A site plan for the property shall be consistent with the Concept Plan in Exhibit C. The site 

plan may be altered without requiring an amendment to the Concept Plan to comply with 

the adopted Building and Fire Codes, Mesquite Engineering Design Manual, and TxDOT 

driveway standards. 

a.  Modifications can include the following: 

i. Placement of the buildings may be adjusted if they meet the required 
setbacks. 

ii. The number and size of buildings may be reduced in height and square 

feet. Increases in the number or size of the buildings are not permitted 

without amending the Concept Plan Exhibit C. 

iii. The number and placement of driveways may be adjusted.  

 

ATTACHMENT 9 – EXHIBIT B DEVELOPMENT STANDARDS 
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3. Accessory Storage Yard: 

a. The storage yard shall be an accessory to the flex office buildings on the property. 

b. The accessory storage yard shall be constructed before the final inspection of any 

building is conducted, but after 50% of the buildings have been completed.  

c. The accessory storage yard shall only accommodate the following: 

i. Commercial outdoor storage owned by tenants in suites with a Certificate 

of Occupancy 

ii. Personal outdoor self-storage, such as recreational vehicles 

d. The accessory storage yard should not accommodate the development of any 

buildings or additional improvements beyond what is required for outdoor storage 

in the MZO. 

e. Setbacks: 

i. The accessory storage yard must have a minimum 100-foot setback from 

any residential property line.  

 

4. Screening:  

 
a. The Property shall be developed in accordance with the district (Section 1A-300) 

and outdoor storage (Section 3-600) screening and fencing requirements, subject 

to the following conditions: 

i. The proposed fence and associated gates that wrap around the Property 

shall be allowed within the side, rear, and front yard building setbacks 

and the required landscape buffers. 

ii. The maximum fence or wall height is 8 feet. 

iii. Chain-link fencing is prohibited. 

iv. Barbwire fencing is prohibited.  

 

5. Tree Mitigation: 

a. The Property shall be developed in accordance with the MZO tree preservation 
section, subject to the following conditions: 

i. Code required planting may count toward tree preservation mitigation, 
including plantings within required landscape buffer or required parking 
landscaping. 

ii. Tree Mitigation shall equal to the total diameter of protected trees being 
removed, provided that the number of replacement trees shall not 
exceed one (1) tree for each 500 square feet of unpaved site area. 

ATTACHMENT 9 – EXHIBIT B DEVELOPMENT STANDARDS 
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ATTACHMENT 10 – EXHIBIT C CONCEPT PLAN 
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ATTACHMENT 11 – LANDSCAPE PLAN  
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PLANNING AND ZONING DIVISION 

Planning and Zoning Division 
Prepared by John Cervantes, Senior Planner 

FILE NUMBER: Z0824-0368 

REQUEST FOR: Zoning Change from AG, Agricultural and Planned Development – 

General Retail to Planned Development – General Retail 

CASE MANAGER: John Cervantes, Senior Planner 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, September 23, 2024 

City Council: Monday, October 21, 2024 

 

GENERAL INFORMATION 

Applicant: Jonathan Kerby, Kimley-Horn and Associates, Inc. 

Requested Action: Zoning change from Agricultural within the K-20 Floating Zone and 

Planned Development, General Retail (Ord. 5048) to Planned 

Development, General Retail with modified development standards to 

allow a grocery store, fuel station, car wash and other uses permitted in 

the General Retail district. 

Location: 0 FM 741, 6611 FM 741, and 6619 FM 741 (Kaufman Tax 

Property ID Numbers 9680, 9686, 9687, and 182255) 

  

SITE BACKGROUND 

Platting: Not Platted 

Size: 25.69 acres/1,118,733 sqft 

Zoning: AG, Agricultural and Planned Development, General Retail (Ord.5048) 

Future Land Use: Trinity Pointe Special Planning Area 

Zoning History: 2010: Annexed and zoned AG 

2023:    Partially Rezoned Planned Development, General Retail 

(Ord.5048) 

 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: GR - General Retail Undeveloped/Vacant 

SOUTH: AG - Agricultural Undeveloped/Vacant 

EAST: GR - General Retail Heartland Retail, LP.  

WEST: AG - Agricultural Undeveloped/Vacant 
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MESQUITE COMPREHENSIVE PLAN 

The Mesquite Comprehensive Plan designates the subject property as part of the Trinity Pointe 

Special Planning Area, which “is envisioned as a thriving business corridor with a variety of 

residential opportunities and outdoor spaces that interconnect. It is envisioned to be a premier 

community with a distinct character, while setting itself apart as a destination for family-friendly 

entertainment, high-quality retail, and innovative business services.” As the main retail area for 

the I-20 corridor, retail uses should include major retailers that will draw visitors from the 

surrounding area for their shopping needs. Other traditional commercial and office uses should 

be located along the highway frontage to take advantage of the visibility and to buffer residential 

uses from the highway. 

 

STAFF COMMENTS: 

The proposed rezoning to allow an expanded retail and restaurant development is consistent 

with the future land use designation of the Comprehensive Plan. The underlying zoning district 

of General Retail, is compatible with the existing future land use designation. General Retail 

zoning was established to accommodate the sale of convenience goods and personal services 

primarily for residents residing in surrounding neighborhoods. Rezoning the 26-acre property 

to allow a multi-lot commercial development would allow for retail, restaurant, and personal 

service uses to be brought to the area, which the area currently lacks.    

 

MESQUITE ZONING ORDINANCE 

SECTION 4-201(A) PROPOSED USES 

“An application for a PD district shall specify and the PD ordinance shall incorporate the 

category or type of use or the combination of uses, which are to be permitted in the PD 

district. Uses may be specified by reference to a specific zoning district, in which case all 

uses permitted in the referenced district, including those permitted through the cumulative 

provision of the zoning ordinance, shall be permitted in the PD district. Uses requiring a 

Conditional Use Permit under the referenced district shall require a Conditional Use Permit 

under the PD district unless such use is specifically set out as permitted in the PD ordinance.” 

STAFF COMMENTS: 

The proposed PD will incorporate the General Retail zoning district as its base zone with all 

applicable regulations and uses, as amended, from the Mesquite Zoning Ordinance. Drive-

CASE SUMMARY 

The proposed Planned Development (PD) would establish a multi-lot, multi-building retail and 

restaurant development west of Heartland Parkway and FM 741 and south of IH-20. The 

Concept Plan (Exhibit “C”) shows a large retail building (which is anticipated to be a grocery 

store) facing toward IH-20 with a few out parcels that include smaller restaurant/retail buildings 

fronting along FM 741. At this time, tenants have not been determined. The PD would allow lot 

and building sizes shown in Exhibit “C” to be modified to reflect market demands provided that 

parking, landscaping, and other development standards are met.  
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in restaurants are proposed as permitted by right. Fueling stations, with no more than 24 

fueling positions, would be allowed under this PD district with a car wash as a permissible 

accessory use to a grocery store. Self-service car washes, heavy-load vehicle refueling, gift 

novelty, souvenir shops, tobacco stores, paraphernalia shops, alternative financial 

institutions, coin-operated laundries, massage parlors, and Turkish/steam baths are 

prohibited. 

SEC. 4-201(B) DEVELOPMENT REQUIREMENTS 

“An application for a PD district shall specify and the PD ordinance shall incorporate the 

development requirements and standards which are to be required in the PD district. 

Development requirements and standards may include, but are not limited to, density, lot 

size, unit size, setbacks, building heights, lot coverage, parking ratios, screening and other 

requirements or standards as the Council may deem appropriate. Development 

requirements and standards may be specified by reference to a specific zoning district, in 

which case all requirements and standards in the referenced district shall be applicable. The 

applicant or the city may propose varied or different standards that improve development 

design or enable a unique development type not otherwise accommodated in the Zoning 

Ordinance.” 

STAFF COMMENTS: 

Provided as Exhibit B (attachment 8), the proposed PD includes modified development 

standards for a grocery store by allowing a maximum building height of 45 feet instead of 35 

feet and changing the residential setback from 2 times the building height to 50 feet. 

Secondly, stacking requirements for a drive-through are modified for grocery store use to 

allow a minimum of three stacked vehicles at each service window or ordering station. 

Thirdly, any fencing erected on site shall consist of ornamental metal and district screening 

requirements shall apply as depicted in Exhibit C. Landscaping shall be enhanced to provide 

additional foliage along FM 741, but landscaping is not required within easements. General 

Retail zoning does not allow storage or display and the applicant proposes both. An outdoor 

display of inventory is proposed adjacent to the front façade of the grocery store located on 

lot 1 and outdoor storage is proposed to be screened from public view and located behind 

the building. Transparency requirements for Lot 1 are proposed at a minimum of 10% for the 

front façade. Exterior lighting restrictions are increased to ensure no more than 0.25-foot 

candles of illumination off-site and improved light fixture shielding. Staff does not find these 

deviations to be impactful to the surrounding properties. All other development requirements 

will be met. 

 

SEC. 4-201(C) CONCEPT PLAN 

“An application for a PD District shall include a concept plan showing a preliminary layout of 

proposed uses, access, buildings, parking, open space, and the relationship to existing 

natural features and to adjacent properties and uses. The concept plan shall be construed 

as an illustration of the development concepts and not as an exact representation of all 

specific details.” 

 



File No.: Z0824-0368 
Zoning Change 

Page 4 of 20 
 

Planning and Zoning Division 
Prepared by John Cervantes, Senior Planner 

 

 

STAFF COMMENTS: 

Exhibit C (attachment 9) includes the concept plan. The proposed PD allows the building 

sizes and the number of lots to change, provided that all development requirements in the 

PD and City ordinances are met. 
 

 

CONCLUSIONS 

ANALYSIS 

It is staff’s opinion that the proposed development in the PD is complementary to the adjacent 

residential uses located within and would achieve the City’s desire to have high-quality retail 

development within the Trinity Pointe area. The proposed multi-lot retail development provides 

a place for much-needed restaurant, personal service, and retail uses.  

RECOMMENDATIONS 

Staff recommends approval of the zoning change to Planned Development – General Retail to 

allow restaurant and retail development with Exhibits A (Legal Description), B (Development 

Standards), and C (Concept Plan). 

 

PUBLIC NOTICE 

Staff mailed notices to all property owners within 200 feet of the subject property. As of 

September 19, 2024, Staff has received no returned notices. 

 

CODE CHECK 

No record of violations.  

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Site Pictures  

6. Letter of Intent 

7. Exhibit A – Legal Description 

8. Exhibit B – Planned Development Standards 

9. Exhibit C – Concept Plan 
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ATTACHMENT 1 – AERIAL MAP 
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ATTACHMENT 2 – PUBLIC NOTIFICATION MAP 
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ATTACHMENT 3 – ZONING MAP 
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ATTACHMENT 4 – FUTURE LAND USE MAP 
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View of the subject property from FM 741, facing northeast 
 

 

View of the subject property from 7Eleven, facing northwest 

ATTACHMENT 5 – SITE PICTURES 
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View of the subject property from FM 741, facing northwest 
 

 

View of the subject property from FM 741, facing northeast 
  

ATTACHMENT 5 – SITE PICTURES 
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ATTACHMENT 6 – LETTER OF INTENT 
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ATTACHMENT 7 – EXHIBIT A – LEGAL DESCRIPTION 



File No.: Z0824-0368 
Zoning Change 

Page 13 of 20 
 

Planning and Zoning Division 
Prepared by John Cervantes, Senior Planner 

 

ATTACHMENT 7 – EXHIBIT A – LEGAL DESCRIPTION 
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ATTACHMENT 7 – EXHIBIT A – LEGAL DESCRIPTION 
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ATTACHMENT 7 – EXHIBIT A – LEGAL DESCRIPTION 
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EXHIBIT B for File No. Z0824-0368 
 

PLANNED DEVELOPMENT STANDARDS 
 

This Planned Development – General Retail (PD-GR) District must adhere to all conditions of the 
Mesquite Code of Ordinances, including but not limited to the Mesquite Zoning Ordinance, as 
amended, and adopts General Retail base district standards consistent with the Concept Plan 
attached hereto and incorporated herein as Exhibit C and the standards identified below, which 
apply to this PD-GR district. Where these regulations conflict within this ordinance, this ordinance 
will control. 
 

1. Permitted Land Uses. The permitted uses on the Property include the permitted uses in 

the General Retail District classification (“GR”) as set out in the Mesquite Zoning 

Ordinance (MZO), and those permitted uses on the Property are subject to the same 

requirements as set out in the MZO.  

 

a. The permitted uses requiring a conditional use permit (“CUP”) as set out in the 

Mesquite Zoning Ordinance (MZO), also require a CUP for the use to be permitted 

on the Property.  

 

b. The following uses are permitted on the Property: 

 
i. SIC Code 554 Refueling Stations with a Convenience Store is permitted as 

an accessory use to a grocery store with no more than 24 fueling positions. 

Any additional convenience stores(s) shall require approval of a 

Conditional Use Permit. 

ii. Car washes are permitted as an accessory use to a refueling station and 

grocery store. Self-service car washes are prohibited (it does not preclude 

self-service vacuums provided with non-self-service carwashes). 

iii. SIC Code 5812a Drive-In restaurants 

 

2. Prohibited Land Use. The following uses are prohibited on the Property: 

 

a. SIC Code 554c: Heavy load vehicle refueling 

b. SIC Code 5947: Gift Novelty, Souvenir Shops 

c. SIC Code 5993: Tobacco Stores 

d. SIC Code 5999g: Paraphernalia Shop 

e. SIC Code 61: Alternative Financial Institutions 

f. SIC Code 7215: Coin-Operated Laundries 

g. SIC Code 7299a: Massage Parlors, Turkish and Steam Bath 

 

3. Development Standards. In addition to the requirements of the GR base zoning district, 

the Planned Development is subject to the following.  

 

a. Site Plan. The lot sizes and Permissible Building Area (“PBA”) sizes shown on 
Exhibit “C” may be modified, provided that parking, landscaping, and other 

ATTACHMENT 8 – EXHIBIT B – DEVELOPMENT STANDARDS 
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development standards are met. The site plan may be altered without requiring an 
amendment to the Concept Plan to comply with the adopted Building and Fire 
Codes, Mesquite Engineering Design Manual, and TxDOT driveway standards. In 
the event of a conflict between the provisions of this Exhibit “B” and Exhibit “C”, 
the provisions of this Exhibit “B” control.  
 

b. A cross access easement shall be provided on each lot at the time of development 

as appropriate with a reasonable standard. Cross access easements may be 

controlled through a reciprocal easement agreement and are not required to be 

platted.  

 
c. Building Height and Setbacks.  

 
i. The setback for a grocery store (SIC 541) located on Lot 1 shall follow the 

setbacks as shown on the Concept Plan. The maximum allowed height for 

a grocery store is 45 feet.  

 
d. Drive-Through Facilities. Drive-through facilities shall follow the stacking 

requirements in Section 3-400 of the MZO. The stacking requirement for a drive-

through associated with a grocery store use shall provide a minimum of three 

vehicles at each service window or ordering station.  

 

e. Fencing. Any fencing on the Property shall consist of an ornamental metal fence.  

 
f. Landscaping and Screening. Landscaping shall be provided that creates a 

harmonious streetscape edge containing native plant materials and drought-

tolerant shrubs and trees and shall include the following:  

 

i. The Property shall adhere to the landscaping requirements for 

nonresidential uses in Section 1A-200 of the MZO.  

  

ii. A landscape buffer along the ROW with a minimum depth of 15 feet shall 

be provided. Up to five feet of the landscape buffer may be in the right-of-

way. The landscape buffer can be inclusive of easements.  

 
iii. One large shade tree selected from the City’s approved Tree Schedule 

(Section of 1A-500 of the MZO) shall be provided for each 35 linear feet 

along the ROW and shall be planted within the landscape buffer no more 

than 35 feet apart.  

 

iv. Ten evergreen shrubs shall be provided for each 30 linear feet along the 

ROW and shall be planted in the 15-ft landscape buffer. If the required 

landscaping cannot be provided in the landscape buffer due to easements, 

the plantings can be provided elsewhere within the same lot. 

 

v. District screening walls are only required, as shown in Exhibit C. A 

screening wall may be substituted with an ornamental metal fence with a 

living screen when there is a retaining wall greater than 6 feet in height at 

the property line. 
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vi. One large shade tree selected from the City’s approved Tree Schedule 

(Section of 1A-500 of the MZO) shall be provided for each 35 linear feet 
along the ROW and shall be planted within the landscape buffer no more 
than 35 feet apart.  

 
vii. Trees shall not be required to be planted within 200 feet of the front façade 

of the building on Lot 1. Islands adjacent to and within 200 feet of the front 

façade of the primary building shall be planted with shrubs at a ratio of 5:1 

in lieu of terminus island trees. 

 
viii. Roof-mounted mechanical units shall not have a restriction on the location, 

size, or height, and can be screened individually or by a parapet wall. Roof-

mounted mechanical units shall be screened from a viewpoint of 5.5 feet 

above the elevation of the adjacent right-of-way. The height of the 

screening element shall be sufficient to fully hide the mechanical unit from 

the viewpoint stated above. 

 
ix. Service Area Screening. Screening along the property line as shown in 

Exhibit C addresses all current and future screening requirements for back-

of-house equipment and storage, including but not limited to loading docks, 

transformers, generators, and ground-mounted equipment.  

 

g. Outdoor Display and Outdoor Storage. 

 

i. Outdoor displays shall be permitted for a grocery store located on Lot 1. 

Outdoor displays shall be limited to merchandise associated with a grocery 

store use.  

 

ii. Outdoor display shall be permitted adjacent to the building’s front façade. 

Such display shall be located on a paved surface with a walkway at least 

five (5) feet in width remaining unobstructed if located on a sidewalk. No 

such display shall obstruct or eliminate any designated parking or loading 

space, access drive or fire lane, or occupy any street right-of-way. 

 
iii. Outdoor storage is permitted for a grocery store use located on Lot 1. Any 

outdoor storage (not including outdoor display) is restricted to behind the 

building and shall be screened from adjacent properties. 

 

h. Lighting. Exterior light shall not shine towards the residential district. In no case 

shall exterior lighting add more than 0.25 footcandle to the illumination levels at 

any point off-site. Light sources shall be concealed or shielded with luminaries with 

shielding, skirts, or cut-offs with an angle not exceeding 90 degrees to minimize 

the potential for glare and unnecessary diffusion on adjacent properties. 
 

i. Architecture. Glazing or transparency for a grocery store on Lot 1 shall be 

required to have a minimum of 10% on the front façade. 

 

j. Signage. 
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i. Multi-tenant signs may advertise any business located within the Planned 

Development, regardless of individual lot lines, without being considered 

off-premise (billboard) signage. 

 

ii. Any signage plan and requirements in an approved Development 

Agreement for the Property will overrule the provisions in the Mesquite Sign 

Ordinance when there is a conflict. If there is no Development Agreement 

or it does not include provision for signage, the Mesquite Sign Ordinance 

(Chapter 13 of City Code) would apply unless modified by this ordinance. 
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ATTACHMENT 9 – EXHIBIT C –CONCEPT PLAN 
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