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PLANNING AND ZONING COMMISSION MEETING 

CITY COUNCIL CHAMBERS 

757 North Galloway Avenue 

  Mesquite, Texas 

June 23, 2025 - 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 upon request from a Planning and Zoning 

Commissioner or by request of any other individual in attendance. 
 

3. MINUTES. 

Consider approval of the minutes for the June 9, 2025, Planning and Zoning Commission meeting. 
 

   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 NO. Z0525-0397. 

Conduct a public hearing and consider approval of Zoning Application No. Z0525-0397 submitted by 

Austin McDaniel, on behalf of Simple Development Partners for a Comprehensive Plan amendment 

to change the future land use designation from Commercial to Light Industrial and a zoning change 

from Planned Development-Light Commercial Ordinance No. 2174 and Traditional Neighborhood 

Mixed Residential to PD-Commercial with or without a Conditional Use Permit modified 

development standards to allow a light industrial development that includes uses permitted in the 

Commercial zoning district, as well as permitting warehouse distribution, beverage manufacturing, 

and other manufacturing located at 2100 E US Highway 80.  
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DIRECTOR’S REPORT 

5. DIRECTOR’S REPORT. 

Receive the Director’s Report on recent City Council action taken on zoning-related items at their 

meeting on June 16, 2025.  
 

6. Discuss training topics and options for the Planning and Zoning Commission.  
 

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 

traductor. 

 
 
 

 

CERTIFICATE 

I, Garrett Langford, Assistant Director of Planning and Development Services for the City of Mesquite, Texas, hereby certify that the 

attached Agenda for the Planning and Zoning Commission meeting to be held on June 23, 2025, was posted on the bulletin boards at the 

Municipal Center and City Hall by June 20, 2025, 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 

Assistant Director of Planning and Development Services 
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MINUTES  June 9, 2025 

  

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    Present by 

Telephone/Video     

Position No. 2 Millie Arnold  Present In-Person    Absent    Present by 

Telephone/Video     

Position No. 3 Roger Melend  Present In-Person    Absent    Present by 

Telephone/Video     

Position No. 4 Ronnie Chenault     Present In-Person    Absent    Present by 

Telephone/Video     

Position No. 5 Rick Cumby  Present In-Person    Absent    Present by 

Telephone/Video     

Position No. 6 Jeffrey Walker  Present In-Person    Absent    Present by 

Telephone/Video     

Position No. 7 Soira Teferi  Present In-Person    Absent    Present by 

Telephone/Video     

   

ALTERNATE NO. ALTERNATE NAME ATTENDANCE 

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

Required:  No  Yes)  

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

Required:  No  Yes) 
 

ATTENDANCE:  STAFF  

Adam Bailey Director, Planning & Development Services  Present In-Person   

Garrett Langford Assistant Director, Planning & Development     

Services 

 Present In-Person   

Ti’Ara Clark Planner  Present In-Person   

Millie Laird Planning & Development Administrative Aide  Present In-Person   

Karen Strand Deputy City Attorney  Present In-Person   
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CALL TO ORDER 

 

1. ROLL CALL 

The meeting was called to order by Vice Chariman Chenault at 7:00 p.m.; Planning and 

Development Services Administrative Aide Millie Laird took roll call and declared a quorum 

was present. 

 

 

PUBLIC COMMENTS 

2. There were no comments. 

 

CONSENT AGENDA 

 

3. MINUTES. 

Consider approval of the minutes for May 27, 2025, Planning and Zoning Commission. 

 

4. ELEVATION APPROVAL – POLO RIDGE.  

Consider approval of a palette of proposed elevations and façade materials of single-family 

homes pursuant to the Polo Ridge Development Agreement submitted by Lilian Estates for the 

Polo Ridge subdivision located southeast of IH-20 and FM 740 near the East Fork of the Trinity 

River and at the western corner of FM 2757 and Kelly Road. 

 

ACTION 

Commissioner Melend made a motion to approve both items on the consent agenda; 

Commissioner Arnold seconded; the motion carried 6-0.  

 

Chairwoman Teferi arrived at 7:05 p.m. 

 

PUBLIC HEARINGS 

5. ZONING APPLICATION NO. Z0325-0388. 

Conduct a public hearing and consider approval of Zoning Application No. Z0325-0388 

submitted by Halff Associates, LLC, on behalf of Oncor Electric Delivery Company, LLC, for 

a Comprehensive Plan amendment to revise the boundaries of the Utilities future land use 

designation and a zoning change from Light Commercial and R-3, Single Family Residential 

to PD – Light Commercial with modified development standards to allow an expansion of the 

electric substation at 200 and 427 Gross Road. 

Planner Ti’Ara Clark presented to the Commission. 
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DISCUSSION 

There were discussions regarding any additional structural elements that might be included 

in the expansion; Oncor’s screening standards compared to the City’s requirements and 

whether or not the existing chain link fence would be replaced. Additionally, there was a 

discussion concerning tree mitigation; Ms. Clark advised the Commission that public utility 

sites are not required to comply with that particular development standard.  

 

APPLICANT 

Ashton Miller, 777 Main Street, Fort Worth, TX, spoke to the Commission on behalf of the 

Applicant and Oncor.  

 

DISCUSSION 

There were discussions regarding screening, entrances into and security around the 

substation. Additionally, Mr. Miller explained the types of structures that would be included 

in the expansion.  

 

PUBLIC COMMENTS 

Chairwoman Teferi opened the public hearing; no one came forward. 

  

Chairwoman Teferi closed the public hearing. 

 

ACTION 

A motion was made by Commissioner Melend to approve the application with staff 

recommendations; Commissioner Chenault seconded the motion. 

 

The motion carried 7-0.  

 

 

6. ZONING APPLICATION NO. Z0325-0389. 

Conduct a public hearing and consider approval of Zoning Application No. Z0325-0389 

submitted by Kimley-Horn and Associates, Inc., on behalf of BJ’s Wholesale Club, for a 

zoning change from PD – Commercial (Ord. 1643) to PD – Commercial to allow a convenience 

store with limited fuel sales with modifications to the maximum number of vehicle fueling 

positions and to the 500-ft separation requirement from a residential district located at 4444 N. 

Galloway Ave. 

 

Garrett Langford, Assistant Director of Planning and Development Services, presented to the 

Commission. During Mr. Langford’s presentation, he advised the Commission that although 

the application includes “convenience store” in the change request, there would only be fuel 

sales on site and would not include a convenience store.  
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DISCUSSION 

There were several items discussed, including the total number of pumps, entrances, and how 

many employees would be on-site. Concerns were discussed regarding the potential impact on 

property values, traffic impact, and whether or not there is a more suitable location for the fuel 

station. 

 

APPLICANT 

Bill Dahlstrom, 2323 Ross Ave., Dallas, TX, 75201 and Marc LaVoie, of BJ’s Wholesale Club, 

350 Campus Drive, Marlborough, MA, addressed the Commission, providing an overview of 

the company. Both responded to concerns about added traffic and advised the Commission that 

the fuel at the service station would only be available to members of BJ’s Club, further stating 

that the fuel station was designed to mitigate traffic build-up. 

 

DISCUSSION 

Commissioner Melend asked if the wholesale club has already been approved; the Applicant 

advised that there is an approved site plan for the building site located west of Galloway, 

between I-30 and Childress.  

 

PUBLIC COMMENTS 

Aurea Louzau, 4324 Coryell Way, Mesquite, TX, 75150, expressed her opinion that there is 

no purpose for another fuel center in the area and that it would be an inconvenient location for 

BJ’s members.  

James Tyler, 1605 Hutchinson St., Mesquite, TX 75150, addressed the Commission, 

suggesting that the Applicant should look at alternative locations.  

No one else came forward; Chairwoman Teferi closed the public hearing. 

 

DISCUSSION 

Commissioner Melend addressed the Commissioners concerning the fact that residents of 

Mesquite have been asking for a wholesale club for a long time.  

 

ACTION 

Commissioner Melend made a motion to approve the application with staff recommendations; 

Commissioner Cumby seconded. The motion passed with a 5-2 vote; Commissioners Arnold 

and Dharmarajan were opposed.  
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DIRECTOR’S REPORT  

7. Director of Planning and Development Services Adam Bailey provided the Director’s Report 

on the recent City Council action taken on zoning-related items at their meeting on June 2, 

2025: 

 

Conduct a public hearing and consider an ordinance for Zoning Application No. Z0225-0383, 

submitted by JDJR Engineers & Consultants, Inc., on behalf of Chase Cooley of 20100 LBJ 

Freeway, LLC., for a change of zoning from General Retail and Planned Development - Light 

Commercial Ordinance No. 2649 to Planned Development - Light Commercial with modified 

planned development standards to allow an auto dealership (new and used vehicles) with major 

automobile repair and collision services, and a multi-tenant commercial development located 

at 20100 IH 635, 20104 IH 635, and 1000 Ridgeview Street. (No responses in favor or in 

opposition to the application have been received from property owners within the statutory 

notification area. The Planning and Zoning Commission recommends approval of the 

application with certain stipulations.) Public hearing held. Approved by Ordinance No. 5170. 

 

8. Discuss training topics and options for the Planning and Zoning Commission.  

 

There will be an update on this topic at the next meeting. 

 

Mr. Bailey announced Garrett Langford’s new title of Assistant Director of Planning and 

Development Services.  

 

 

The next meeting will be held on Monday, June 23, 2025. 

 

Chairwoman Teferi adjourned the meeting at 8:06 p.m. 

 

 

 

 

 

 Chairwoman Soira Teferi 
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PLANNING AND ZONING DIVISION 

 

Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

FILE NUMBER: Z0525-0397 

REQUEST FOR: Zoning Change and Comprehensive Plan Amendment 

CASE MANAGER: Garrett Langford, Assistant Director 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, June 23, 2025 

City Council: Monday, July 21, 2025 

 

GENERAL INFORMATION 

Applicant: Austin McDaniel, on behalf of Simple Development Partners 

Requested 

Action(s): 

1. Zoning change to Planned Development (PD) – Commercial with or 

without a Conditional Use Permit to allow a light industrial 

development that would include warehouse distribution, beverage 

manufacturing, and other manufacturing uses. 
 

2. A Comprehensive Plan Amendment to change the future land use 

designation from Commercial to Light Industrial. 
 

Location: 2100 E US HWY 80 (Attachment 1) (Future Address: 2050 Jane St) 

 

SITE BACKGROUND 

Platting: The property is not platted. 

Size: ~7 Acres 

Zoning: Split Zoned: PD-Light Commercial (LC) and Traditional Mixed 

Neighborhood Residential (TNMR) 

Future Land Use: Commercial 

Zoning History: 1954: Annexed and zoned Single Family Residential 

1975: Rezoned to PD-A1 and GR No. 1285 

1985:  Rezoned to PD-LC and PD-TH No. 2174 

2010: Rezoned PD-TH to TNMR 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: US E HWY 80 Retail Uses 

SOUTH: TNMR Undeveloped (City-owned) 

EAST: PD – Light Commercial Ord. No 2174 Undeveloped, Floodplain (City-owned) 

WEST: R-3, Single Family Residential Church and single family subdivision 



File No.: Z0525-0397 
Zoning Change 

Page 2 of 30 
 

Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

CASE SUMMARY 

The applicant, Austin McDaniel, on behalf of the developer Simple Development Partners, is 

requesting a Comprehensive Plan amendment and a zoning change to allow a light industrial 

development on a 7-acre tract located southeast of Jane Street and the US Highway 80 service 

road. The proposed development would include a 110,000-square-foot tilt-wall building for 

commercial uses, warehouse distribution, and light manufacturing. Although not formally a 

party to the application, the developer is working with a Dallas-based brewery that may occupy 

a significant portion of the building for brewing and distribution operations. The brewer also 

envisions using the site for a taproom, food trucks and/or restaurant. The Texas Alcohol 

Beverage Commission (TABC) allows brewers to serve malt beverages produced at the facility 

or give samples to customers but only using beverages made by and at the facility. TABC allows 

brewers to sell up to 5,000 gallons annually in the taproom. The developer and brewer believe 

that adding the taproom, restaurant, or food trucks could complement the City’s Heritage Trail, 

where phase 2 of the trail is currently under construction along the east side of the property. 

 

The concept plan has been prepared to accommodate this potential use. The proposed PD–

Commercial district includes modifications to the standard screening, landscaping, parking 

requirements, and permitted uses to support the proposed development. 

 

The subject property has been owned by AMC since 1997. AMC has shown no interest in 

developing the site and has listed the property for sale for several years. Planning staff has 

received various inquiries to develop the site for different uses, including self-storage, 

multifamily, and industrial. Earlier this year, a multifamily developer hosted a neighborhood 

meeting at Rugel Elementary on January 16, 2025, to gauge community feedback on a potential 

multifamily project. While the Planning staff did not attend the meeting, it has been suggested 

to staff that the proposal was not well received. Consequently, the realtor began marketing the 

site for industrial development. 

 

The property presents several challenges that complicate development, including: 

 

1. Limited Access: The site is only accessible via Jane Street along the western edge of 

the property. In the upcoming reconstruction of the US 80 service road as part of the 

US 80/IH-635 interchange project, driveway access to the service road will likely be 

infeasible due to grade changes. 

 

2. Substandard Street Conditions: Jane Street is currently a substandard asphalt road 

and inadequate for commercial or industrial traffic. 

 

3. Utility Constraints: A 60-foot-wide high-voltage transmission line easement runs 

diagonally across the site from northeast to southwest. 

 

4. Floodplain Encroachment: A portion of the southeastern area of the site lies within 

the 100-year floodplain. 

https://www.cityofmesquite.com/DocumentCenter/View/5690/Heritage-Trail-Map?bidId=
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Prepared by Garrett Langford, AICP 

To address these site constraints, the applicant has submitted a concept plan and 

proposed development standards. Key features include: 

• Locating the building closer to the west side of the property with a 25-foot 

setback along Jane Street. 

• Placing the truck court on the east side of the building, oriented away from 

nearby residential neighborhoods to the west. 

• Reconstructing Jane Street to a standard that supports the proposed 

development and improves overall access. 

The applicant is attempting to propose a PD district that balances the unique physical 

limitations of the property with the economic development goals of the City. 

 

MESQUITE COMPREHENSIVE PLAN 

Current Future Land Use Designation: Commercial with Corridor Development  

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.  

 

Proposed Future Land Use Designation: Light Industrial 

The Light Industrial designation includes a variety of manufacturing and storage uses that have 

a wide range of appearances and intensities. Uses may include refining or manufacturing 

facilities (with no outdoor activity), indoor warehousing or storage facilities, and industrial 

business parks. Light Industrial strategies: 

• Light Industrial areas should be located along arterial thoroughfares, in proximity to 

freeways, rail lines, and/or areas with access to airports and other transportation 

outlets. 

• These areas should be screened and buffered from residential uses using a major 

roadway, commercial/retail/office use, or floodplain/natural area. 

• They should serve as a buffer and transition between Heavy Industrial and lower-

intensity uses. 

• Industrial business parks that function as employment centers are encouraged. 

 

MESQUITE ZONING ORDINANCE 

SEC. 5-307.M. Approval Standards. In making their recommendation and decision, the 

Planning and Zoning Commission and City Council shall consider the following approval 

standards when reviewing major and minor Comprehensive Plan amendments. 



File No.: Z0525-0397 
Zoning Change 

Page 4 of 30 
 

Planning and Zoning Department 
Prepared by Garrett Langford, AICP 

Comprehensive Plan amendments may be approved by the City Council only following a 

determination that: 

1. The proposed amendment is consistent with the overall purpose and intent of the  

Comprehensive Plan; and 

 

Staff Comments: The purpose of the Comprehensive Plan and its Future Land 

Use Map is to guide land use policy in a way that balances economic development 

with land use compatibility. The proposed amendment aligns with this intent by 

responding to market demands and site-specific constraints that affect the 

feasibility of commercial development.  

 

2. That any one of the following criteria has been met: 

a. There was an error in the original Comprehensive Plan adoption; or  

 

b. The City Council failed to consider then-existing facts, projections, or trends that were 

reasonably foreseeable to exist in the future; or   

  

c. Events, trends, or facts after adoption of the Comprehensive Plan have changed the 

City Council's original findings made upon plan adoption; or   

 

d. Events, trends, or facts after adoption of the Comprehensive Plan have changed the 

character or condition of an area so as to make the proposed amendment necessary; 

or  

 

e. Any other legally sufficient standard under Texas law 

 

Staff Comments: Since the adoption of the Comprehensive Plan in 2019, the City 

has experienced a growing trend of light industrial development along the US 

Highway 80 corridor. This trend, combined with the physical constraints of the 

subject site—such as limited access, utility easements, substandard road 

conditions, and floodplain encroachments—make commercial or retail 

development difficult. These factors represent a change in conditions and 

support the need for a land use designation that is more aligned with feasible 

development options. Therefore, staff finds that the proposed amendment to 

Light Industrial is appropriate.  

 

SEC. 5-311. N. Approval Standards for creation or amendment of a PD District. In making 

their recommendation and decision, the Planning and Zoning Commission and City Council 

shall consider the following standards. The approval or amendment of a Planned Development 

(PD) District should be based on a balancing of these standards. 

 

1. The extent to which the proposed amendment promotes the public health, safety, and 

welfare and will benefit the City as a whole. 
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STAFF COMMENTS: The proposed Planned Development (PD) promotes public 

welfare by facilitating the development of an underutilized and challenging site 

into a productive light industrial use that supports local job creation and 

economic growth. The building layout attempts to minimize potential impacts on 

the adjacent residential area by orienting the truck court away from homes. 

 

2. The consistency of the proposed PD with the Comprehensive Plan and any other 

adopted land use policies.  

 

STAFF COMMENTS: The proposed PD is consistent with the City’s strategic 

goals and evolving land use patterns. While the current Future Land Use 

designation is Commercial with Corridor Development, staff recommends 

amending it to Light Industrial due to site constraints and market trends. The 

proposal aligns with the City’s efforts to attract employment-generating uses and 

optimize the use of industrial land along key transportation corridors. 

 

3. The extent to which the proposed PD District will support and further the City Council’s 

strategic goals. 

 

STAFF COMMENTS: The proposed development supports the City Council’s 

strategic goals related to economic development, infrastructure investment, and 

fiscal sustainability. It encourages reinvestment in underutilized properties, 

enhances the local employment base, and provides tax revenue from a new light 

industrial facility. 

 

4. The extent to which the proposed PD creates nonconformities.  

 

STAFF COMMENTS: Not applicable. The subject property is currently vacant, and 

there are no existing uses or structures that would become nonconforming as a 

result of the proposed amendment. 

 

5. The compatibility with the existing uses and zoning of nearby property. 

 

STAFF COMMENTS: The proposed PD includes design measures to promote 

compatibility with surrounding uses. The truck court is placed on the east side 

of the building to reduce impacts on the adjacent residential neighborhood to the 

west. The site will include appropriate landscaping and screening to further 

buffer the industrial activity from nearby homes. 

 

6. The trend of development, if any, in the general area of the property in question. 
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STAFF COMMENTS: This area has experienced limited development in recent 

years. However, the trend along US Highway 80 has shifted toward light industrial 

uses, including warehouse and distribution centers, due to proximity to major 

transportation routes and regional economic demands. 

 

7. The suitability of the property for the purposes for which it is presently zoned, i.e., the 

feasibility of developing the property in question for one or more of the uses currently 

allowed under the existing zoning classification. 

 

STAFF COMMENTS: The property is not well suited for development under its 

current zoning due to significant constraints, including limited access, 

substandard road infrastructure, utility easements, and floodplain 

encroachments. These constraints significantly limit the feasibility of commercial 

or residential development. 

 

8. Whether adequate public facilities are available including, but not limited to, schools, 

parks, police and fire protection, roads, sanitary sewers, storm sewers, and water lines, 

or are reasonably capable of being provided prior to the development of the uses which 

would be permitted on the subject property if the amendment were adopted. 

 

STAFF COMMENTS:  Public facilities are available or can be reasonably extended 

to serve the site. The developer is proposing to reconstruct Jane Street along the 

frontage of the property to support the anticipated traffic. Other infrastructure 

improvements, such as water and sewer connections, will be addressed during 

the permitting process to ensure adequate service levels are met. 

 

9. Whether the proposed PD District provides a greater level of public benefits than would 

otherwise be achieved if the property were developed under a standard zoning district. 

  

STAFF COMMENTS: The proposed PD provides a greater level of public benefit 

by allowing for customized development standards that address the unique 

challenges of the site, support high-quality development, and mitigate potential 

impacts on adjacent uses.  

 

10. The degree to which the proposed PD District incorporates a creative site design to 

achieve the purposes of this Code, and represents an improvement in quality over what 

is possible through a strict application of the otherwise applicable zoning district or 

development standards.  
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STAFF COMMENTS: The PD incorporates a creative and context-sensitive site 

design by shifting the building westward to orient truck court operations away 

from nearby homes. The proposal also includes flexibility in uses to 

accommodate a potential brewery tenant, while ensuring buffering, screening, 

and roadway improvements that enhance the overall development quality beyond 

standard requirements. 

 

11. Any other legally sufficient standard under Texas law. 

STAFF COMMENTS: No staff comments at this time. 

 

CONCLUSIONS 

ANALYSIS 

The proposed Comprehensive Plan amendment and Planned Development (PD) zoning 

request represents a thoughtful and appropriate approach to addressing a challenging but 

strategically located site. The proposed PD will allow for a quality development that will bring 

employment to the City and further diversify the City’s tax base without adversely affecting the 

nearby residential area. It is Staff’s opinion that the proposed PD meets and/or exceeds the 

spirit and intent of the Mesquite Zoning Ordinance and Mesquite Comprehensive Plan. 

  

RECOMMENDATIONS 

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

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

at 2100 E US Highway 80 (as described in Exhibit A). 

 

PUBLIC NOTICE 

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

notices within 400 feet. As of June 20, 2025, Staff has received one public notice and one 

courtesy notice in opposition to 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. Exhibit A – Legal Description 

8. Exhibit B – Development Standards 

9. Exhibit C – Concept Plan 

10. Returned Public Notice 



File No.: Z0525-0397 
Zoning Change 

Page 8 of 30 
 

Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

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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From Jane St facing southeast towards subject property 

 

 
From Jane St facing east towards subject property 
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Facing south along Jane St 

 

 
Facing south from Jane St and US 80 service road 
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EXHIBIT B – PLANNED DEVELOPMENT STANDARDS 

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

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

Ordinance (“MZO”), as amended, and adopts Commercial (“C”) 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, the more stringent restriction will 

control. 

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

uses in the C District classification as set out in the MZO except as modified in 

subsections “a – c” of this paragraph, and those permitted uses on the Property 

are subject to the same requirements as set out in the MZO. Prohibited uses on 

the Property are identified in subsection 2 below. 

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

in the MZO, also require a CUP for the use to be permitted on the Property. 

 

b. The following uses are permitted within the PD: 

i. SIC Code 42: Warehousing Distribution (as defined in Section 3) 

ii. SIC Code 208: Alcoholic beverage manufacturing (as defined in 
Section 4) 

c. The following uses are allowed only by CUP in this PD: 

i. SIC Code 20-399: Manufacturing Uses, general 

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

 
a. SIC Code 32a: Concrete Batch Plants 

b. SIC Code 40(a): Railroad Passenger Terminal 

c. SIC Code 61: Alternative Financial Institutions 

d. SIC Code 593: Used Merchandise 

e. SIC Code 593a: Pawnshops 

f. SIC Code 5993: Tobacco Stores 

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

h. SIC Code 753: Automobile Repair Shops 

i. SIC Code 754b: Towing/Wrecker Services 

j. Outdoor storage as a primary use 

 
3. Warehouse Distribution Definition. Warehouse Distribution is defined as a 
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building or facility used for the storage and distribution of items/products, which 

may include: 

a. receiving, storing, shipping, distributing, preparing, and selling 

items/products and serving as a pick-up/drop-off location for 

items/products; 

b. the parking, storage, incidental maintenance, fueling and use (including 

driving into and through the building for loading and unloading and 

parking inside the building) of automobiles, trucks, machinery and trailers, 

including outdoor loading and unloading; 

c. printing; 
d. limited assembly as defined below; 

e. warehouse and office use; 

f. using, handling or storing materials in the ordinary course of business, 

including any packaged merchandise to be sold, handled, and/or held for 

shipment to customers, maintenance of trucks and machinery, and fuel 

(including liquefied hydrogen or other alternative fuels) or batteries for any 

trucks, generators or other machinery or the equipment described in this 

definition; 

g. installing and operating rooftop equipment such as satellite dishes, cellular 

antenna, and renewable energy systems, including solar energy systems 

and hydrogen fuel cell tanks and related equipment; 

h. installing and operating battery storage systems, electrical generators, and 
fuel tanks; and 

i. ancillary and related uses for any of the foregoing, all on a twenty-four-

hour, seven-days- per-week, fifty-two-weeks-per-year basis. 

 
Definition: 

Limited Assembly - The assembly of finished products or parts, 

predominantly from previously prepared materials. Such operations shall 

be determined by Health, Fire, and Building officials not to be a hazard or 

nuisance to adjacent property or the community at large, due to the 

possible emission of excessive smoke, noise, gas, fumes, dust, odor, or 

vibration, or the danger of fire, explosion, or radiation. 

 
4. Alcoholic Beverage Manufacturing Definition. An establishment for the 

manufacture, blending, fermentation, processing and packaging of alcoholic 

beverages that takes place wholly inside a building. Additional provisions 

include: 

a. A taproom or an establishment permitted under a Brewer’s License (BW) 

from the Texas Alcohol Beverage Commission (TABC) where alcoholic 

drinks are served over a counter is permitted within the same building or 

a separate building on the same lot as an alcoholic beverage 

manufacturing use. 
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b. Retail sales of alcoholic beverages and related items and tastings or 

sampling are allowed in accordance with TABC regulations. 

c. Except for loading, unloading, and outdoor seating areas for serving 

retails customers, all activities must occur within a building. 

d. Silos and containers of spent grain are allowed as outdoor storage.   

 

5. Dimensional Requirements: The lot, setback and height regulations shall be 

provided per Section 3-301 of the Mesquite Zoning Ordinance except as 

provided herein:  

a. Maximum Lot Coverage (%): 75 

b. Minimum Front Yards (Feet): 25 ft 

c. Minimum Exterior Side Yards (Feet): 10 ft 

d. Minimum Rear Yards (Feet): 5 ft 

e. Maximum Building Height (Feet): 50 ft 

 

6. Mobile Food Unit. Any mobile food unit park shall be provided per Section 3-

512 of the MZO, except that Section 3-512(B)(2) of the MZO shall not apply.  

 

7. Parking. The minimum number of off-street parking spaces shall be provided 

per Section 3-400 of the MZO except as provided herein: 

 
a.  A minimum of one (1) vehicle space for every 1,500 square feet of gross 

floor area used for distribution, warehousing, manufacturing, office, or 

storage use.  

b. A minimum of two (2) vehicle parking spaces for each marked or 

otherwise designated Mobile Food Unit Stall. 

c. The required parking for eating placing and/or taproom associated with 

the brewery within the PD may be shared with the parking shared with 

parking for distribution, warehousing, manufacturing, office, alcoholic 

beverage manufacturing, and storage uses at a ratio of 1:1 (each parking 

space may be counted toward both the eating place and other uses due 

to their complementary peak demand times. 

d. Off-site parking. Required parking for a use may be provided on a separate 
lot within the PD; provided, a permanent and irrevocable easement of the 
parking facilities in favor of the premises to be benefited thereby shall be 
dedicated and recorded in Dallas County records as a condition of such 
use. 

e. Reduction in the required parking requirements may be provided by 

Section 3-405 of the MZO. 

 
8. Overnight Parking of Heavy Load Vehicles. The overnight parking of heavy 

load vehicles and/or unmounted trailers is permitted as defined in Section 3-600 

of the MZO in areas designated on the Concept Plan, if it is associated with a valid 

Certificate of Occupancy for a use located in any building within the Property. 
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9. Screening. The screening requirements of Section 1A-300 of the MZO are not 

required except that the truck court (including heavy-load vehicle parking, 

overhead doors, or loading docks) shall not face a residential district or a public 

right-of-way without screening. Where not screened by a building, the truck court 

facing a residential district or the right-of-way shall be screened with an 8-ft tall 

masonry wall or a living screen pursuant to Section 1A-303D. Wood or chain link 

screening is prohibited. Said screening shall be provided prior to the issuance of 

a Certificate of Occupancy. 

a. A Solid Landscape Hedge under Mesquite Zoning Ordinance’s Section 

1A-303.D shall consist of large evergreen shrubs or small ornamental 

evergreen trees. These shrubs/ornamental screening plants shall be 

planted a maximum of eight feet (8’) on center and be full to the ground. 

Mature plant growth should provide continuous screening. Acceptable 

Screening species include, but are not limited to, Magnolias, Hollies, 

Cedars, or Junipers. 

 
10. Fencing. If fencing is provided, it shall consist of the following: 

 

a. Chainlink (black coated) or wrought-iron fence is permitted up to 8-ft in 

height along the interior or rear property lines. 

b. Barbedwire or galvanized chainlink is prohibited.  

 
11. Landscaping. The Property shall comply with the landscaping requirements of 

Section 1A-200 of the MZO and with the following buffer requirements. 

Landscaping shall be provided to create a harmonious streetscape edge 

containing native plant materials and drought-tolerant shrubs and trees. 

 
a. Jane Street Buffer. A 10-ft landscape buffer shall be established along 

the property line parallel to Jane Street. A buffer tree line and shrubs shall 

be established within the landscape buffer. Five feet of the landscape 

buffer may be located in the Jane Street right-of-way. 

  

b. US E 80 Service Road Buffer. A 10-ft landscape buffer shall be 

established along the property line parallel to the service road. A buffer 

tree line and shrubs shall be established within the landscape buffer. 

 
c. Heritage Trail Buffer. Any parking space or truck court facing the Heritage 

Trail shall include a parking screen. 

 
d. Tree Spacing and Planting Standards. Within the designated landscape 

buffers or the adjacent green space within the right-of-way, one tree shall 

be planted for every 35 linear feet. Trees shall be spaced no more than 
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35 feet apart (on center). Buffers shall also include woody perennials, 

annuals, native plant materials, and shrubs.  

 
e. Modifications. The Director of Planning and Development Services may 

approve modifications to the landscaping and buffer requirements to 

accommodate right-of-way improvements, engineering and utility 

constraints, or emergency service access. Modifications may include 

adjustments to planting materials and placement but shall not waive the 

overall requirement for landscaping or buffering. 

 
12. Exterior lighting. Lighting is not required except for purposes of public safety. 

However, if installed, all exterior lighting shall meet the following design 

standards. 

a. 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 

Property. For purposes of this provision, “cutoff angle” is defined as the 

angle formed by a line drawn from the direction of light rays at the light 

source or reflector, and a line perpendicular to the ground from the light 

source above from which no light is emitted. 

b. In no case shall exterior lighting add more than one footcandle to 

illumination levels at any point off-site. 

c. All outdoor light not necessary for security purposes shall be reduced, 

activated by motion sensor detectors, or turned off during non-operating 

hours. 

d. Light fixtures used to illuminate flags, statues, or any other objects 

mounted on a pole, pedestal, or platform shall use a narrow cone beam 

of light that will not extend beyond the illuminated object. 

e. For upward-directed architectural, landscape, and decorative lighting, 

direct light emissions shall not be visible above the building roof line. 

f. No flickering or flashing lights shall be permitted, except for temporary 

decorative seasonal lighting. 

 
13. Jane Street. No Certificate of Occupancy shall be issued for any use permitted 

use on the subject property until the following improvements are completed in 

compliance with all applicable city standards:  

 

a. Jane Street shall be reconstructed from the US E Highway 80 service 

road to and including the southernmost drive approach to the Property to 

the standards identified in the Mesquite Engineering Design Manual, as 

approved by the Public Works Director.  

 

14. Site Plan. The site plan shall comply with the Concept Plan as shown in Exhibit 
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C. Deviations from the Concept Plan may be permitted to ensure compliance with 
the Mesquite Engineering Design Manual, as well as Building and Fire Codes, as 
amended, provided that the development continues to meet all requirements of 
this ordinance. Modifications can include the following: 
  

a. Add a stand-alone building for an eating place on the property. 

b. Placement of the buildings provided that the required setbacks are met. 

c. Devise the main building into two or more spaces or divide the main 

building into two buildings, provided the total floor area does not exceed 

110,000 square feet. 

d. Move the location of the commercial access drives on Jane Street, or 

include up to three total commercial access drives on Jane Street, subject 

to approval of the Public Works Director. 

 
 

 
 
 

ATTACHMENT 8 – EXHIBIT B 



File No.: Z0525-0397 
Zoning Change 

Page 26 of 30 
 

Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

 
 
 

ATTACHMENT 9 – EXHIBIT C 



File No.: Z0525-0397 
Zoning Change 

Page 27 of 30 
 

Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

 
 
 
 

ATTACHMENT 10 – RETURNED NOTICE 



File No.: Z0525-0397 
Zoning Change 

Page 28 of 30 
 

Planning and Zoning Department 
Prepared by Garrett Langford, AICP 

 
 
 
 

ATTACHMENT 10 – RETURNED NOTICE 



File No.: Z0525-0397 
Zoning Change 

Page 29 of 30 
 

Planning and Zoning Department 
Prepared by Garrett Langford, AICP 

 
 
 
 

ATTACHMENT 10 – RETURNED NOTICE 



File No.: Z0525-0397 
Zoning Change 

Page 30 of 30 
 

Planning and Zoning Department 
Prepared by Garrett Langford, AICP 

 
 

ATTACHMENT 10 – RETURNED NOTICE 


