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PLANNING AND ZONING COMMISSION MEETING 

CITY COUNCIL CHAMBERS 

757 North Galloway Avenue 

  Mesquite, Texas 

August 25, 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 August 11, 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. Z0525-0396.   

Conduct a public hearing and consider approval of Zoning Application No. Z0525-0396 submitted by 

Hemphill Seminary, LLC for a zoning change from R-3, Single Family Residential to R-3, Single 

Family Residential with a Conditional Use Permit to allow a telecommunications tower as a permitted 

use with modified separation requirements located at 1028 S. Belt Line Road. 
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5. ZONING APPLICATION NO. Z0725-0406.   

Conduct a public hearing and consider approval of Zoning Application No. Z0725-0406 submitted by 

KCG Companies, LLC for a Comprehensive Plan amendment to change the future land use 

designation from Light Industrial to High Destiny Residential and for a zoning change from Planned 

Development – Age Restricted Residential and Industrial Ordinance No. 4919 to Planned 

Development – Age Restricted Multifamily and Commercial to allow a 260-unit multifamily 

development for senior living (aged 55 and up) on a 11-acre tract of land and a commercial 

development on a ~3.8 tract of land with modified development standards located at 2210 E Scyene 

Rd (also addressed as 2235 East Glen Blvd). 

 

6. ZONING APPLICATION NO. Z0525-0409.   

Conduct a public hearing and consider approval of Zoning Application No. Z0725-0409 submitted by 

Mike Doherty, Foster Street Capital, LLC., for a zoning change to allow a Conditional Use Permit for 

sign manufacturing as a permitted use located at 720 Military Parkway, Unit D. 

 

7. ZONING APPLICATION NO. Z0525-0411.   

Conduct a public hearing and consider approval of Zoning Application No. Z0725-0411 submitted by 

Mark Cohen on behalf of Town East Shopping Center for a zoning change from Service Station to 

General Retail to allow uses permitted by right in the General Retail zoning district located at 2801 

Motley Drive. 

 

DIRECTOR’S REPORT 

8. DIRECTOR’S REPORT. 

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

meeting on August 18, 2025.  

 

9. 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. 
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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 August 25, 2025, was posted on the bulletin boards at the 

Municipal Center and City Hall by August 22, 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  August 11, 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, Vice-

Chairman    

 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, Chairwoman  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   

Elizabeth Douglas Planner  Present In-Person   

Karen Strand Deputy City Attorney  Present In-Person   

David Paschall City Attorney  Present In-Person   
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CALL TO ORDER 

 

1. ROLL CALL 

The meeting was called to order by Chairwoman Teferi 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 July 28, 2025, Planning and Zoning Commission. 

ACTION 

Commissioner Melend made a motion to approve the minutes. Commissioner Chenault seconded; 

the motion carried 7-0.  

PUBLIC HEARINGS  

4.   ZONING APPLICATION NO. Z0525-0396.   

Conduct a public hearing and consider approval of Zoning Application No. Z0525-0396 

submitted by Hemphill Seminary, LLC for a zoning change from R-3, Single Family 

Residential to R-3, Single Family Residential with a Conditional Use Permit to allow a 

telecommunications tower as a permitted use with modified separation requirements located 

at 1028 S. Belt Line Road. 

This case will be rescheduled for the August 25, 2025, Planning & Zoning Commission 

meeting, due to re-noticing. Ti’Ara Clark advised Chairwoman Teferi to open the public 

hearing to allow the property owners in attendance an opportunity to address the Commission. 

 

PUBLIC COMMENTS 

Chairwoman Teferi opened the public hearing.  

Monica Kujawa, 1120 Aragon Trail, Mesquite, TX, addressed the Commission, expressing 

concern for the loss of the current “greenbelt” and tranquility provided by the forest along the 

eastern portion of the subject property. Ms. Kujawa further stated that many adjacent property 

owners are families with small children and, therefore, were unable to attend the meeting; she 

recommended Zoom as an alternative for citizens to attend meetings.  

 



Planning & Zoning MEETING MINUTES     Regular Meeting August 11, 2025 

 

   

 

 

City of Mesquite, Texas  Page 3 of 5 

 

Tim Bartley, 1128 Aragon Trail, Mesquite, TX, addressed the Commission, stating that he 

understands that progress and infrastructure are inevitable, but suggested perhaps an alternative 

location could be considered.  

Larry Thomas, 200 Stonegate Lane, Sunnyvale, TX, on behalf of the Applicant, came before the 

Commission to confirm the rescheduled date for this case.  

Chairwoman Teferi closed the public hearing. 

5.   ZONING APPLICATION NO. Z0625-0402.   

Conduct a public hearing and consider approval of Zoning Application No. Z0625-0402 

submitted by WRA Architects, Inc. on behalf of Mesquite ISD for a zoning change from R-2, 

Single Family Residential within TERRA Overlay to R-2, Single Family Residential within 

TERRA Overlay with a Conditional Use Permit to allow a high school as a permitted use on 

the subject property and allow the expansion of North Mesquite High School located at 18201 

IH 635. 

 

Garrett Langford, Assistant Director of Planning & Development, presented to the 

Commission. 

DISCUSSION 

There were no questions from or discussions among the Commissioners.  

APPLICANT 

Roland Gentry, 2208 Briarcrest Drive, Plano, TX, on behalf of the Applicant, spoke to the 

Commission. Mr. Gentry explained that the project was part of a Mesquite ISD bond package 

approved in May 2025 and will provide safety and security to faculty and students in the form 

of a two-story storm shelter.  

 

There were no questions from the Commission. 

 

PUBLIC COMMENTS 

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

closed. 

ACTION 

Commissioner Melend made a motion to approve; Commissioner Walker seconded. The motion 

passed 7-0.  

 

6.   ZONING APPLICATION NO. Z0625-0404.   

Conduct a public hearing and consider approval of Zoning Application No. Z0625-0404 

submitted by Centurion American on behalf of MM Mesquite Retail 3 LLC for a zoning change 

to amend Planned Development – Light Commercial Ordinance No. 4595, 4799, and 5019 to 
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allow the installation of a 30-foot-tall multitenant freestanding sign located at 21717 IH 635 

(also known as 355 and 375 Rodeo Center Blvd). 

 

Mr. Langford presented to the Commission. 

DISCUSSION 

There were discussions regarding the proposed size in relation to the current ordinance and an 

existing nearby sign that exceeds height limitations; the location of the sign in relation to highway 

exits, as well as signage type. 

APPLICANT 

Perla Tavera, on behalf of the Applicant, came before the Commission to answer questions. 

Commissioner Walker inquired about the safety of the sign; Ms. Tavera stated that the sign would 

be built according to approved plans and would meet inspection requirements. Commissioner 

Chenault asked if the current development at the site is “hidden” by a wall; Ms. Tavera stated that 

it is, and this fact is why they need a larger sign to help with attracting business.  

PUBLIC COMMENTS 

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

closed. 

ACTION 

Commissioner Melend made a motion to approve; Commissioner Screws seconded. The motion 

passed 7-0. 

 

7. ZONING APPLICATION NO. Z0725-0410.   

Conduct a public hearing and consider approval of Zoning Application No. Z0725-0410   

submitted by Angelica Chapa on behalf of Zanas 8885 Corporation (Mi Rinconcito) for a 

zoning change from General Retail to General Retail with a Conditional Use Permit to allow a 

convenience store located at 1200 E. Davis Street, Suite 127. 

Mr. Langford presented to the Commission.  

DISCUSSION 

There were discussions related to the other type of products to be sold; a nearby service station 

that is already selling beer/wine and the subject property’s proximity to a specific restaurant.  

APPLICANT 

Angelica Chapa, Applicant, addressed the Commission, clarifying that Zanas 8885 Corporation 

only wants to sell imported beers from South America. She further stated that the location will not 

be a full-fledged convenience store; it would be considered a “catered” item store.   
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PUBLIC COMMENTS 

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

closed. 

ACTION 

Commissioner Melend made a motion to approve, limiting the Conditional User Permit to Zanas 

8885 Corporation. Commissioner Chenault seconded. The motion passed 6-1, with Commissioner 

Walker opposed.  

DIRECTOR’S REPORT 

8.   DIRECTOR’S REPORT.  

Garrett Langford provided the director’s report, updating the Commission on recent City Council 

action taken on zoning-related items at their meeting on August 4, 2025:  

 

Zoning Application No. Z0525-0401 submitted by Thomas Forbes, Gemumori Games, LLC., for 

a change of zoning from Commercial within the Town East Retail and Restaurant Area (TERRA) 

Overlay District to Commercial within the TERRA Overlay District with a Conditional Use Permit 

(CUP) to allow a coin-operated game room, located at 2156 Town East Mall (parcel address 1800 

North Town East Boulevard). (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 with certain stipulations.) Public hearing held. Approved by 

Ordinance No. 5181. 

 

Zoning Application No. Z0525-0395 submitted by Birat Dhakal, Triangle Engineering LLC, for a 

change of zoning to amend Planned Development - Industrial Ordinance No. 5119 to modify Exhibit C - 

Concept Plan to include an additional flex office building located at 1202 Interstate Highway 30. (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 with certain 

stipulations.) Public hearing held. Approved by Ordinance No. 5180 

 

9. Training updates and opportunities for the Planning and Zoning Commission: 

 

Chairwoman Teferi provided an update on her recent attendance at the APA Texas Elected & Appointed 

Officials Workshop on July 25, 2025, in North Richland Hills. 

 

The next meeting will be held on Monday, August 25, 2025.  

 

Chairwoman Teferi adjourned the meeting at 7:55 p.m. 

 

 

 Chairwoman Soira Teferi    
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PLANNING AND ZONING DIVISION 

 

Planning and Zoning Division 
Prepared by Ti’Ara Clark, Planner 

FILE NUMBER: Z0525-0396 

REQUEST FOR: Conditional Use Permit 

CASE MANAGER: Ti’Ara Clark, Planner 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, August 11, 2025 

City Council: Tuesday, September 2, 2025 

 

GENERAL INFORMATION 

Applicant: Chris Mayo, Hemphill Seminary, LLC 

Requested Action: Rezone R-3, Single Family Residential, to R-3, Single Family Residential 

with a Conditional Use Permit to allow a telecommunications tower as a 

permitted use with modified separation requirements.  

Location: 1028 S. Belt Line Rd 

 

SITE BACKGROUND 

Platting: First Presbyterian Open Door Baptist Church, Block 1, Lot 2 

Size: 10.11 acres 

Zoning: R-3, Single Family Residential 

Future Land Use: Split: Parks, Open Space, and Drainage/Commercial 

Zoning History: 1955: Annexed and zoned Residential 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: R-3, Single Family Residential Church 

SOUTH: R-3, Single Family Residential Church 

EAST: PD-R-3, Single Family Residential (Ord. 4834) Open Space and Single-Family 

Residences  

WEST: R-3, Single Family Residential Open Space and Single-Family 

Residences  



File No.: Z0525-0396 
Conditional Use Permit 

Page 2 of 31 
 

Planning and Zoning Division 
Prepared by Ti’Ara Clark, Planner 

CASE SUMMARY 

The applicant is requesting a Conditional Use Permit (CUP) to allow the construction of a 125-

foot telecommunications tower with modified separation requirements on a property located at 

1028 S. Belt Line Road. The proposed tower would be situated on the western portion of the 

site, outside of the FEMA 100-year floodplain, and within a 2,500-square-foot lease area. The 

tower site will be enclosed by a six-foot masonry screen wall and accessed through the existing 

church parking lot. The proposed site location minimizes visibility from the roadway. Based on 

the concept plan provided, it appears the applicant intends to utilize existing trees and natural 

vegetation to further screen the site from both the roadway and the surrounding area. 

 

The facility is designed to accommodate up to three wireless carriers and will include space for 

equipment such as fiber vaults and emergency generators. While a specific 

telecommunications provider has not been identified at this time, the facility will support the 

broader communications network and address a coverage gap in the area. The closest existing 

tower is over 2,100 feet away. Coverage maps submitted by the applicant show a gap in service 

within the surrounding area.  

 

In accordance with the Mesquite Zoning Ordinance (MZO), a Conditional Use Permit is required 

for telecommunications towers located within a single-family residential zoning district. 

Additionally, new towers must maintain a separation distance of at least three feet for every 

foot of tower height from any single-family zoning district. For the proposed 125-foot tower, a 

375-foot setback is required. The subject property is zoned R-3, Single-Family Residential, and 

is surrounded on all sides by other single-family zoning districts. The nearest dwelling unit, 

which sits on the First Presbyterian Church property, is approximately one hundred and eleven 

(111) feet from the proposed tower location. Therefore, the applicant is requesting a 

modification to the separation requirement. 

 

As required, the tower must comply with all applicable regulations established by the Federal 

Aviation Administration (FAA), Federal Communications Commission (FCC), and any other 

federal or state regulatory agencies. Health and environmental impacts are regulated by the 

FCC, which sets strict standards for tower radiation to ensure it does not adversely affect 

surrounding areas. 

 

MESQUITE COMPREHENSIVE PLAN 

The subject property is located within an area designated by the Mesquite Comprehensive Plan 

as both Commercial and Parks, Open Space, and Drainage. The western portion of the site, 

which fronts a major arterial roadway, is designated Commercial and is intended for a broad 

range of goods and services. According to the Comprehensive Plan, commercial uses should 

be located along major arterials and may serve as transitional buffers adjacent to low-density 

residential areas. 

 

The eastern portion of the site falls within the Parks, Open Space, and Drainage designation, 

as it lies predominantly within the FEMA 100-year floodplain. This land use category is intended 
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to preserve natural drainage corridors and floodways and is generally suited for limited uses 

such as utility or maintenance facilities, rather than residential or commercial development. 

 

STAFF COMMENTS: 

Staff believes the proposed Conditional Use Permit is consistent with the Mesquite 

Comprehensive Plan, as it utilizes the western portion of the property, designated as 

Commercial, for essential utilities. The proposed telecommunications tower supports the intent 

of the Commercial designation by delivering utility services. 

 

The eastern portion of the site, designated as Parks, Open Space, and Drainage, remains 

undeveloped and is located within the floodplain. This designation is appropriate, as the area 

serves a drainage function and is not suitable for traditional commercial development. The 

proposed tower will not impact this portion of the site.  

 

MESQUITE ZONING ORDINANCE 

SECTION 5-310(N): REVIEW CRITERIA FOR CONDITIONAL USE PERMITS 

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

 

• STAFF COMMENTS: The proposed CUP will improve wireless coverage, supporting 
public safety and emergency communications. 

 

2. The consistency of the proposed CUP with the Comprehensive Plan.  
 

• STAFF COMMENTS: The CUP is consistent with the Comprehensive Plan by utilizing 

the commercially designated portion of the site for essential infrastructure. 

 

3. The consistency of the proposed CUP with any adopted land use policies.  
 

• STAFF COMMENTS: The proposed use aligns with land use policies that support 
infrastructure development. 

 

4. The extent to which the proposed CUP created nonconformities.  
 

• STAFF COMMENTS: The proposed CUP will not create any non-conformities.  
 

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

proposed CUP will not be injurious to the use and enjoyment of other property in the 

immediate area for purposes already permitted, nor substantially diminish property values 

within the immediate vicinity. 

 

• STAFF COMMENTS: City Staff does not believe the proposed CUP will be injurious 

to existing uses.  
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6. The trend of development, if any, in the general area of the property in question. 

 

• STAFF COMMENTS: The Esperanza subdivision, just east of the site, which was 

completed in 2024, adds to the needs and fills gaps in the service areas.  

 

7. 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 CUP were adopted. 

 

• STAFF COMMENTS: Existing utilities, access roads, and drainage facilities to the site 

are currently available and adequate for the proposed CUP. 

 

8. The extent to which adequate measures have been or will be taken to provide sufficient 

off-street parking and loading spaces to serve the proposed conditional uses. 

 

• STAFF COMMENTS: The facility does not require daily traffic or on-site staff and will 

be accessed via the existing church parking lot. 

 

9. Whether adequate measures have been or will be taken to prevent or control offensive 

lights, odor, fumes, dust, noise, and vibration so that none of these will constitute a nuisance 

and/or violate the Mesquite City Code, including the MZO. 

 

• STAFF COMMENTS: City staff does not believe there will be any nuisance that will 

violate the Mesquite City Code.  

 

SEC. 1-704.C: REVIEW CRITERIA FOR TELECOMMUNICATIONS FACILITIES 

In addition to the general review criteria for a Conditional Use Permit referenced in Section 5-

300 (above) of the Mesquite Zoning Ordinance, the following factors shall be considered in 

determining whether to approve a request. Staff comments are provided in italics.  

1. Preferred Locations: Approval of sites should be considered based on the 

following preferences regarding location. 

 

a. On existing structures such as buildings or other communications towers. The 

closest nearby tower is over 2,100 feet away. According to the applicant, efforts 

have been made to locate a site in compliance with Section 1-703; however, 

those sites were not feasible as they lack sufficient height and structural 

capacity.    

 

b. In locations where the existing topography, vegetation, buildings, or other 

structures provide the greatest amount of screening. The proposed tower will be 

positioned so that existing natural landscaping provides screening for the site. 
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A drainage area is located at the rear of the property, and the applicant is 

proposing a six-foot-high masonry screening wall. 

 

c. In nonresidential districts. The subject property is located within and adjacent to 

single-family zoning districts; however, the Future Land Use Map designates 

this area as Commercial due to its proximity to a major arterial road (S. Belt 

Line). Staff believes the proposed tower is appropriate for the area given this 

context. 

 

d. On towers providing for collocation with multiple users. According to the 

applicant, the proposed 125-foot monopole tower is designed to accommodate 

up to three (3) carriers. 

  

e. In locations providing the maximum separation distance from residential and the 

separation distance from residential and the maximum separation between 

towers. The subject property does not meet the required separation distance 

from residential areas, as it directly abuts residential zoning districts. However, 

it does meet the required separation from existing towers, exceeding the 

minimum distance by over 600 feet. 

 

2. Review Items: In reviewing an application for conditional use permit, the 

following items shall be reviewed as a basis for determining appropriateness and 

locational preference. 

 

a. The height of the proposed structure. The height of the structure is 125 feet. 

 

b. The proximity to residential districts and uses. The location of the proposed 

telecommunications tower abuts single-family residential districts. 

 

c. The nature of uses on adjacent and nearby properties, surrounding topography, 

and surrounding tree coverage and vegetation. The subject property is 

surrounded by churches and single-family residential uses. Nearly half of the 

site lies within a designated flood area. Staff finds the proposed use to be 

appropriate based on the surrounding land uses and the specific characteristics 

of the site.  

 

d. The design of the proposed tower characteristics which have the effect of 

reducing or eliminating visual obtrusiveness, such as monopole construction, 

neutral colors, screening, and buffering. The proposed monopole tower, 

designed as a non-reflective, neutral-colored structure, will be screened by 

existing natural landscaping and a six-foot masonry wall. Additionally, ground 

equipment will be enclosed with fencing and supplemental landscaping to 

minimize visual impact. 
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e. The proposed ingress and egress to the site. The applicant proposes to install 

a driveway providing direct access to the telecommunications area via a shared 

access easement. The driveway must comply with the City of Mesquite’s 

Engineering Design Standards. 

  

3. Availability of alternatives: The applicant shall demonstrate that no reasonable 

alternative that does not require the use of a new tower or structure can 

accommodate the proposed antenna. The commission and council may request 

information necessary to demonstrate that reasonable alternatives do not exist. 

Information submitted may consist of any of the following: 

 

a. No existing towers or structures are located within the geographic area that 

meets the applicant's engineering requirements. According to the applicant, 

there are no existing towers or structures located in the area that could serve as 

an alternative.  

 

b. Existing towers or structures are not of sufficient height to meet the applicant's 

engineering requirements; or existing towers or structures do not have 

sufficient structural strength to support the applicant's proposed antenna and 

related equipment. Existing towers, structures, and alternative technologies 

were not viable for this project due to the absence of suitable infrastructure 

within the target coverage area. No existing buildings or structures in the 

vicinity provide the necessary height or structural capacity to support the 

required telecommunications equipment. 

 

c. The applicant's proposed antenna would cause electromagnetic interference 

with the antenna on the existing towers or structures, or the existing antennas 

would cause interference with the proposed antenna. Staff has no comments at 

this time. The applicant did not provide information regarding this review 

criterion. If prompted by the Commission or Council, the applicant may provide 

additional information related to this review criterion. 

 

d. The fees, costs, or contractual provisions required by the owner to share an 

existing tower or structure or to adapt an existing tower or structure for sharing 

are unreasonable. Costs exceeding new tower development are presumed to 

be unreasonable. Staff has no comments at this time. The applicant did not 

provide information regarding this review criterion. If prompted by the 

Commission or Council, the applicant may provide additional information related 

to this review criterion. 

 
e. The applicant demonstrates that there are other limiting factors that render 

existing towers and structures unsuitable. Staff has no comments at this time. 

The applicant did not provide information regarding this review criterion. If 
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prompted by the Commission or Council, the applicant may provide additional 

information related to this review criterion. 

 

CONCLUSIONS 

ANALYSIS 

The proposed CUP is consistent with the Mesquite Comprehensive Plan and meets the review 

criteria in Section 5-310(N.).  

  

RECOMMENDATIONS 

City staff recommends approval of the CUP to allow a telecommunications tower as a permitted 

use with modified separation requirements at 1028 S. Belt Line Rd.  

 

PUBLIC NOTICE 

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

notices within 400 feet. As of August 21, 2025, staff has received four returned property owner 

notices in opposition. 

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Site Pictures 

6. Application Materials 

7. Existing Tower Facilities 

8. Separation Map 

9. Coverage Maps 

10. Concept Plan 

11. Recorded Plat 

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 



File No.: Z0525-0396 
Conditional Use Permit 

Page 12 of 31 
 

Planning and Zoning Division 
Prepared by Ti’Ara Clark, Planner 

 
 
 
 

 
Facing north towards the proposed entrance to the telecommunications tower 

 

 
Facing southeast toward the proposed telecommunications tower 

 
 
 

 

ATTACHMENT 5 – SITE PHOTOS 
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ATTACHMENT 6 – RETURNED NOTICES 
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ATTACHMENT 7 – APPLICATION MATERIALS 
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ATTACHMENT 8 – EXISTING TOWER FACILITIES 
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ATTACHMENT 9 – SEPARATION MAP 
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ATTACHMENT 11 – CONCEPT PLAN 
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PLANNING AND ZONING DIVISION 

 

Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

FILE NUMBER: Z0725-0406 

REQUEST FOR: Zoning Change and Comprehensive Plan Amendment 

CASE MANAGER: Garrett Langford, Assistant Director 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, August 25, 2025 

City Council: Monday, September 15, 2025 

 

GENERAL INFORMATION 

Applicant: KCG Companies, LLC 

Requested 

Action(s): 

1. Zoning change to Planned Development (PD) – Age Restricted 

Multifamily to allow 260-unit age-restricted multifamily development 

on an 11-acre tract. 

2. Zoning change to PD – Commercial to allow a commercial 

development on a ~3.7-acre tract.  

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

designation from Light Industrial to High Density Residential. 
 

Location: 2210 E Sycene Rd (Attachment 1) (Future Address: 2235 East Glen Blvd) 

 

SITE BACKGROUND 

Platting: The property is not platted. 

Size: ~14 Acres 

Zoning: Planned Development – Age Restricted Residential and Industrial 

Ordinance No. 4919 

Future Land Use: Light Industrial 

Zoning History: 1972: Annexed and Zoned Agricultural 

1982: Rezoned to Industrial 

2021: Rezoned to PD – Industrial (I) Ord. No. 4856 

2021: Rezoned to PD-Age Restricted Residential and I Ord. No. 4919 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: PD – I Ord. No. 4856 Undeveloped 

SOUTH: General Retail Undeveloped 

EAST: PD – I Ord. No. 4856 Warehouses under construction 

WEST: PD – I Ord. No. 4856 Undeveloped 
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CASE SUMMARY 

The applicant is requesting a zoning change to allow the development of Avanti Hills, a four-

story, 260-unit multifamily community for seniors (55+) on approximately 11 acres at the 

northwest corner of East Glen Blvd. and Clay Mathis Road. The project will consist of two 

apartment buildings with a mix of one- and two-bedroom units, an overall parking ratio of 1.25 

spaces per unit, and a variety of indoor and outdoor amenities. The proposed Planned 

Development (PD) will meet the requirements of Section 2-501 of the Zoning Ordinance, with 

exceptions related to covered parking, bedroom type ratios, and gated entry. 

 

In addition to the Avanti Hills tract (Tract 1), the applicant proposes to rezone an adjacent 3.7-

acre tract (Tract 2) to PD–Commercial, bringing the total rezoning area to 14.7 acres. No 

concept plan has been submitted for Tract 2; any commercial development will require a future 

PD amendment and concept plan approval. 

 

The property is currently zoned Planned Development–Age Restricted Residential and 

Industrial (Ordinance No. 4919), which allowed for a self-storage facility on two acres and a 

168-unit age-restricted rental community on ~12 acres. While that project obtained site plan 

approval and permits, it was not constructed. The new developer, KC Companies, has placed 

the property under contract and is pursuing a new development plan that requires rezoning. 

 

It should be noted that the 2025 Texas Legislative Session passed Senate Bill (SB) 840, which 

regulates multifamily development in cities with populations over 150,000 that are located within 

counties with populations greater than 300,000. The new law, which goes into effect on 

September 1st, will apply to the City of Mesquite, which has a population of over 157,000. SB 

840 stipulates that multifamily or mixed residential developments will be permitted by right in 

any nonresidential zoning district, with limited exceptions. Cities may still restrict multifamily 

development within 1,000 feet of heavy industrial uses or airports. The bill also establishes the 

following maximum regulatory thresholds that cities cannot exceed: 

 

• Density may not be limited to fewer than 36 dwelling units per acre 

• Parking requirements may not exceed one space per dwelling unit 

• Building height may not be restricted below 45 feet 

 

Cities may continue to regulate landscaping, open space, amenities, unit size, 

bedroom/bathroom counts, and screening/fencing for multifamily developments. 

 

MESQUITE COMPREHENSIVE PLAN 

Current Future Land Use Designation: Light Industrial 

The subject property is located within the Light Industrial Future Land Use designation. 

According to the Mesquite Comprehensive Plan, Light Industrial development includes a variety 

of manufacturing and storage uses that have a wide range of appearances and intensities. 

Land use types include refining or manufacturing activities (with no outdoor activity), indoor 

warehouse/storage facilities and industrial business parks. 
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Proposed Future Land Use Designation: High Density Residential 

The High Density Residential designation is intended for multifamily development. Depending 

on location, densities in high density residential may vary significantly. The Mesquite 

Comprehensive Plan offer the following strategies for High Density Residential land use 

designation: 

 

• High density residential is appropriate along major collector or arterial roadways.  

• High density residential should not be located along highways in order to reserve 

these areas for commercial development. 

• High density residential serves as a buffer between commercial or retail uses and low 

or medium density residential areas. 

• Higher densities would be more appropriate near retail centers, in downtown, or in 

mixed use areas. 

 

SEC. 2-501: MULTIFAMILY RESIDENTIAL DEVELOPMENT STANDARDS 

The standards set out in Section 2-501 shall be required for multifamily uses in all districts and 

shall serve as guidelines for review of multifamily developments in PD districts. Multifamily 

developments or redevelopments that include more than 25 dwelling units require Planned 

Development district zoning. 

STAFF COMMENTS: 

The application proposes to meet most of the requirements within Section 2-501 of the MZO. 

Below are the requirements from Section 2-501 that the applicant is requesting a modification.  

 

SEC. 2-501. E. Dwelling Unit Requirements. 

1. Minimum dwelling size. Seven hundred twenty-five (725) square feet, provided that 

efficiency units may be five hundred (500) square feet. 

2. Maximum number of efficiency units. Five (5) percent of total number of dwelling units 

in the development. 

3. Minimum number of one-bedroom units. Fifty (50) percent of total number of dwelling 

units in the development. 

4. Maximum number of units with three (3) or more bedrooms. Five (5) percent of the total 

number of dwelling units. 

5. Basic facilities. 

a. Each dwelling unit will include the following: 

  Washer and dryer hookups 

 

  Security devices in accordance with the requirements of the Texas Property 

  Code § 92.153, as amended. 

 

  The entry to all dwelling units shall be from an interior hallway of the building, 

  provided that private patios and balconies shall have access to the unit. 

 

b. Bathrooms shall be required as follows: 
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  One-bedroom and efficiency units shall have a minimum of one (1) full  

  bathroom. 

 

  Two-bedroom units shall have a minimum of one (1) full and one-half (½)  

  bathrooms. 

 

  Three- and four-bedroom units shall have a minimum of two (2) full bathrooms. 

 

  Five (5) or more bedroom units shall have a minimum of two (2) full and one-

  half (½) bathrooms. 

 

Staff Comment: The applicant proposes modifying the minimum number of one-bedroom units 

in the development from 50% to 49%. The applicant proposes the following unit mix: 

• 129 One-bedroom Units (~49%) 

• 131 Two-Bedroom Units (~51%) 

The applicant also proposes modifying the bathroom requirement for a two-bedroom by having 

one full bathroom instead of one (1) full and one-half (½) bathrooms. The applicant stated, “Our 

2 bed units in senior communities are almost universally rented by a senior couple or a single 

individual wanting more space, therefore the additional half bath is unnecessary. The money 

and square footage used to construct the additional half bath will be put into higher quality 

finishes of the unit interiors themselves and a more expansive floorplan.” 

 

Section 2-501. G.2. Security Fencing -  Multifamily developments shall be required to provide 

security fencing and gates adequate to regulate and control access to the complex. In order to 

assure emergency access, all gate installations shall be in accordance with established rules 

and regulations of the Mesquite Fire Department. Fencing erected pursuant to this requirement 

shall be six (6) to eight (8) feet in height and shall be constructed of wrought iron with a 

maximum picket spacing of six (6) inches, or a long-span precast concrete decorative screening 

wall, brick, stone or vinyl. Only fencing of a non-solid construction is permitted within the front 

and exterior side yard setbacks, provided that all gates must be set back from the street right-

of-way a minimum of twenty-five (25) feet. 

 

Staff Comment: The applicant proposes a wrought-iron fence around the perimeter of the 

property. Masonry columns will be included in the fence along East Glen Blvd. The applicant is 

requesting that gates not be required. The applicant stated, “gates are more of a nuisance for 

senior renters than a value, as residents frequently run into them resulting in access issues for 

the entire community. The property will be fenced and we will have ample security cameras 

and controlled building access for resident security – a gate ultimately would do more harm 

than good for the proposed development.” 

 

SEC. 2-501. K. Off-street Parking Requirements. Age-restricted multifamily 

communities.  The number of parking spaces for age-restricted multifamily communities shall 

be 1.25 spaces per unit regardless of bedroom count. A minimum of fifty (50) percent of 
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required parking spaces shall be covered spaces provided either in an enclosed garage, a 

multilevel garage, or under a carport. 

 

Staff Comment: Per SB 840, a total of 260 parking spaces are required and the applicant is 

providing 286 spaces. The applicant is requesting a modification to reduce the required parking 

from 50% to 10%. The applicant indicated “covered parking is difficult to maintain and becomes 

an issue for seniors trying to park and hitting the pillars dividing spaces, ultimately it’s harder 

to manage long term and is not something we deem necessary for this particular market. We 

are proposing 10% covered parking via carports for the property.” 

 

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. 

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: The proposed amendment will update the Future Land Use 

designation to reflect the multifamily zoning that was established in 2021. This 

change ensures consistency between the Mesquite Comprehensive Plan and the 

City’s zoning map, which is necessary for effective implementation of land use 
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policy. Additionally, the proposal supports the Mesquite Comprehensive Plan’s 

implementation strategy for Housing and Neighborhoods to provide a variety of 

housing types and densities and meet the spirit of the MZO.  

 

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. 

 

STAFF COMMENTS: The proposed PD promotes general welfare by allowing for 

a multifamily development for seniors. The project provides safe and affordable 

housing options, incorporates on-site amenities, and contributes to overall 

neighborhood reinvestment, which benefits the City as a whole. 

 

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

adopted land use policies.  

 

STAFF COMMENTS: The proposed PD aligns with these policies by converting a 

site previously designated for industrial and age-restricted development into a 

new senior-focused multifamily community with modern amenities, consistent 

with the City’s long-term planning vision. The proposed planned development 

also supports the Mesquite Comprehensive Plan’s implementation strategy for 

Housing and Neighborhoods to provide a variety of housing types. 

 

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

strategic goals. 

 

STAFF COMMENTS: The proposed PD supports the City Council’s 2024-2025 

Strategic Goal 2.5, which aims to “develop policies that promote well-designed 

residential neighborhoods with a mixture of housing options and amenities.” By 

allowing for a variety of housing types, including workforce housing, the PD 

encourages diverse and inclusive residential development. Additionally, the 

inclusion of amenities enhances community livability and quality of life, aligning 

with the City’s broader objective of fostering vibrant and well-planned 

neighborhoods. 

 

4. The extent to which the proposed PD creates nonconformities.  
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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: There are no existing uses immediately adjacent to the 

subject property. The property to the north is zoned Industrial, but no 

development plans have been submitted at this time. Tract 2 within the proposed 

PD will require a future PD amendment with a concept plan, which will allow staff 

and City Council to evaluate its compatibility with surrounding properties. Within 

the subject property, the proposed development will include a perimeter fence 

and tree line along the property boundaries to provide buffering from adjacent 

uses. 

 

6. The trend of development, if any, in the general area of the property in question. 

 

STAFF COMMENTS: To the east of Clay Mathis Road, there have been warehouse 

developments that have been completed in recent years. The property directly 

across Clay Mathis Road from the subject property is currently under 

construction for two warehouse buildings.  

 

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 development envisioned under the existing PD, having 

not come to fruition despite its receiving site plan approval, indicates that the 

current zoning may not be feasible.  

 

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:  Water and sewer connections will need to be extended to 

the site.  

 

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. 
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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.  

 

STAFF COMMENTS: The proposed PD, with its modifications and flexible 

development standards, allows for a more feasible multifamily development than 

what would be possible under the strict application of standard zoning. 

 

11. Any other legally sufficient standard under Texas law. 

STAFF COMMENTS: No staff comments at this time. 

 

CONCLUSIONS 

ANALYSIS 

The proposed rezoning does not represent a change in land use, as the existing PD already 

permits age-restricted residential development. Instead, the request replaces the current 

concept plan and modifies the development standards to accommodate a 260-unit project, with 

fewer modifications than those included in the existing PD. The proposal supports the 

Comprehensive Plan’s Housing and Neighborhoods strategy to provide a variety of housing 

types and densities and remains consistent with the intent of the Mesquite Zoning Ordinance. 

Additionally, the project will help address the undersupply of multifamily housing identified in 

the 2023 Housing Assessment. As a Planned Development, the Planning and Zoning 

Commission retains the authority to add conditions or stipulations should they choose to 

recommend approval of the request. 

  

RECOMMENDATIONS 

Staff recommends approval of the Comprehensive Plan amendment and zoning change to PD 

– Age Restricted Multifamily to allow 260-unit age restricted multifamily development on a 11 

acre tract and to PD – Commercial to allow a commercial development on a ~3.8 acre tract 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 courtesy 

notices within 400 feet. As of August 22, 2025, staff has not received any responses from the 
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statutory or courtesy notices. However, staff received 43 online comments in opposition to the 

request. In summary, the comments opposed the rezoning for multifamily housing, citing crime, 

traffic, infrastructure strain, declining property values, and erosion of single-family character.  

 

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. Online Comments 



File No.: Z0725-0406 
Zoning Change 

Page 10 of 25 
 

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 East Glen Blvd facing north towards subject property 

 

 
Facing west along East Glen Blvd (subject property is on the right) 

 
 
 
 
 
 

ATTACHMENT 5 – SITE PHOTOS 
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ATTACHMENT 6 – APPLICATION MATERIALS ATTACHMENT 6 – APPLICATION MATERIALS 



File No.: Z0725-0406 
Zoning Change 

Page 16 of 25 
 

Planning and Zoning Department 
Prepared by Garrett Langford, AICP 

 
 
 
 
 

 

ATTACHMENT 6 – APPLICATION MATERIALS 
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ATTACHMENT 6 – APPLICATON MATERIALS 
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ATTACHMENT 7 – EXHIBIT A 
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ATTACHMENT 7 – EXHIBIT A 
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EXHIBIT B - PLANNED DEVELOPMENT STANDARDS 
 

This Planned Development (“PD”) district must comply with all applicable provisions of 

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

Ordinance (“MZO”), as amended. The adopted base zoning districts are A-3 Multifamily 

(“MF”) District for Tract 1 and Commercial (“C”) for Tract 2, as shown on Exhibit C. The 

base district standards, along with the additional standards outlined below, shall apply. In 

the event of a conflict between this PD ordinance and any other ordinance, the provisions 

of this PD ordinance shall prevail. 

 
TRACT 1 
Except as provided herein, the portion of this PD for MF (11 acres) must adhere to all 

conditions of the Mesquite Code of Ordinances, including, but not limited to, the MZO. 

 
A. Permitted Land Uses. The permitted uses on Tract 1 include the permitted uses 

in the A-zoning district as set out in MZO, Section 2-203 (Residential Districts: 
Schedule of permitted uses), and those permitted uses on the Property are subject 
to the same requirements as set out in the MZO. 
 

1) Any land use requiring a Conditional Use Permit (“CUP”) in the A zoning 

district, as amended, is only allowed if a CUP is issued for the use. 

 

2)  Any land use prohibited in the A zoning district, as amended, is also 

prohibited. 

 
3) Multifamily developments will remain age restricted, and occupants shall be 

limited to individuals 55 years of age or older. 

 

B. Development Standards. In addition to the requirements of the MZO, Section 2-

501 (Multifamily residential development standards), the Planned Development is 

subject to the following: 

 

1) Site Plan. The site plan shall comply with the Concept Plan as shown in 
EXHIBIT C. Deviations from the Concept Plan (such as building placement) 
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 may include the following: 
 

i. Placement of the buildings, provided that the required setbacks are 

met. 

 

ii. Placement of driveways or thoroughfares, provided that required 

parking is met. 
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2) Fencing 

 

i. An 8-ft wrought-iron/ornamental metal perimeter fence shall be 

provided. An 8-ft masonry column shall be provided 35 feet on center 

along East Glen Blvd.  

 

ii. A gated entryway will not be required. 

 

3) Landscaping and Buffer 

 

i. Along East Glen Blvd and Clay Mathis Road:  
 

1. A 13-foot wide landscape buffer (the 13 Foot Landscape 
Buffer) shall be established along the property line parallel to 
the street. A buffer tree line shall be established in the 13 Foot 
Landscape Buffer. 
 

2. Within the 13-foot Landscape Buffer, or the green space 
within the immediately adjacent right of way, one tree shall be 
provided for each 35 linear feet and trees shall be planted no 
more than 35 feet apart (on center). 

 
3. Trees in the 13 Foot Landscape Buffer shall be selected from 

the following Approved Shade Trees. A variety of species 
shall be required such that no single species shall exceed 
25% of the total number of trees.  

Common Name Scientific Name 

Texas Walnut Juglans microcarpa 

Pecan Carya illinoinensis 

Caddo Maple Acer saccharum var. caddo 

Cedar Elm Ulmus crassifolia 

Chinquapin Oak Quercus muhlenbergii 

Live Oak Quercus virginiana 

Texas Red Oak Quercus texana 

Shantung Maple Acer truncatum 

Lacebark Elm Ulmus parvifolia 

 
4. Trees required for screening or buffering may be located in 

green space within the immediately adjacent right-of-way. 
 

5. Trees and landscaping installed in the Landscape Buffers or 
the green space within the immediately adjacent right of way, 
or the easement may be used to fulfill the tree requirement in 
MZO Section 1A-203.B or in other documents. The minimum 
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installation size of each tree shall be a minimum of 3 caliper-
inches. The maintenance and replacement of trees and 
landscaping installed in the right-of-way are the responsibility 
of the adjacent property owner. 

 

4) Open Space and Amenities 

 
i. The permitted outdoor and indoor amenities are listed on the concept 

plan (Exhibit C) and as follows: 

 
a) Outdoor: 

• Swimming Pool 

• Sport Court (pickleball)  

• Playground  

• Walking Trails  

• Outdoor golf putting green  

• Fire Pit 

• Grilling Area  

• Picnic Area 

• Raised Garden Beds  

• Gazebo 

• Alternative outdoor amenities may be approved by Director of 

Planning and Development Services. 

 

b) Indoor: 

• Community Room – Minimum size of 2,600 square feet 

• Fitness Center – Minimum size of 780 square feet 

• Art and Craft Room – Minimum size of 600 square feet 

• Business Center – 2 stations minimum 

• Recreation Room for foosball, shuffle ball, similar game table 

– Minimum size of 800 square feet 

• Library – Minimum size of 600 sq ft 

• Alternative indoor amenities may be approved by Director of 

Planning and Development Services. 

 

4) Building Height and Setback 

 

i. Minimum building setback is 25 feet. 

 

ii. Maximum building height is 4 four stories or 49 feet. 

 
5) Density, Dwelling Size, Unit Number, and Type. 
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i. 260 dwelling units are permitted, consisting of the following: 

 

1. Number of one-bedroom units with 1-bathroom: 129 

 
2. Number of two-bedroom units with 1-bathroom: 131  

 
ii. Each dwelling unit shall provide the Basic facilities as listed in 

Section 2-501.E.5 of the MZO.  

 
5)  Covered Parking  

 
ii. The minimum number of covered parking spaces (either in an 

enclosed garage or under a carport) shall be equal to 10% of the 

required parking.  

 

5) At a minimum, an 8-foot wide concrete trail shall be installed along the right-

of-way. When the trail is located on private Property, a pedestrian easement 

shall be provided on the plat.  

 

TRACT 2 
Except as provided herein, the portion of this PD for C (3.7 acres) must adhere to all 
conditions of the Mesquite Code of Ordinances, including, but not limited to, the MZO. 
 

A. Concept Plan. Future development on Tract 2 is subject to approval of an 

amended PD and a Concept Plan.   

 

B. Permitted Land Uses. Uses are limited to those permitted in the C base zoning 

district, as amended, and are subject to the following. 

 

1) Any land use requiring a CUP in the C zoning district, as amended, is only 

allowed if a CUP is issued for the use. 

 

2) Any land use prohibited in the C zoning district, as amended, is also 

prohibited. 

 

C. Development Standards. In addition to the requirements of the C zoning district, 

this Planned Development is subject to the following: 

 

1) Fire access will be permitted through the property for Tract 1 to satisfy Fire 

Code requirements. A screening wall is waived for the gated access.  

 

2) At a minimum, an 8-foot wide concrete trail shall be installed along the 

adjacent right-of-way. When the trail is located on private Property, a 

pedestrian easement shall be provided on the plat. 
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3) Landscaping and Buffer 

 
i. Along East Glen Blvd and Clay Mathis Road:  

1. A 13-foot-wide landscape buffer (the 13 Foot Landscape 
Buffer) shall be established along the property line parallel to 
the street. A buffer tree line shall be established in the 13 Foot 
Landscape Buffer. 
 

2. Within the 13-foot Landscape Buffer, or the green space 
within the immediately adjacent right of way, one tree shall be 
provided for each 35 linear feet and trees shall be planted no 
more than 35 feet apart (on center). 
 

3. Trees in the 13-foot Landscape Buffer shall be selected from 
the following Approved Shade Trees. A variety of species 
shall be required such that no single species shall exceed 
25% of the total number of trees.  

Common Name Scientific Name 

Texas Walnut Juglans microcarpa 

Pecan Carya illinoinensis 

Caddo Maple Acer saccharum var. caddo 

Cedar Elm Ulmus crassifolia 

Chinquapin Oak Quercus muhlenbergii 

Live Oak Quercus virginiana 

Texas Red Oak Quercus texana 

Shantung Maple Acer truncatum 

Lacebark Elm Ulmus parvifolia 

 
4. Trees required for screening or buffering may be located in 

green space within the immediately adjacent right-of-way. 
 

5. Trees and landscaping installed in the Landscape Buffers or 
the green space within the immediately adjacent right of way, 
or the easement may be used to fulfill the tree requirement in 
MZO’s Section 1A-203.B or in other documents. The 
minimum installation size of each tree shall be a minimum of 
3 caliper-inches. The maintenance and replacement of trees 
and landscaping installed in the right-of-way are the 
responsibility of the adjacent property owner. 
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Please provide your first name.Please provide your last name.Please provide your address.Please provide your comments on the proposed request. 

Jessica Rosser

1945 Parkdale Drive

Mesquite TX 75149

I would like to oppose this zoning request.  I would not like any additional congested traffic or 260 rental units near our 

neighborhood.  I understand this is for residents over 55, but the city of Mesquite is already overflowing with new 

people.  The City asking for the tax rate to be increased this year and with more people you will need more services and 

ask for more tax money in the future. I suggest that instead of approving more apartments you work on fixing the roads 

Angelita Marquez 1743 Chandlers Landing

I do not agree with another rental property in our neighborhood.  We are saturated by them as we speak.  There aren’t 

enough officers to patrol the area and especially now with all the new homes being built.  Crime has gone up in the last 

Amber Moore

2104 Timberland Dr, 

Mesquite, TX, 75181

WE DO NOT NEED THESE APARTMENTS IN MESQUITE. We need the section 8 removed. There are enough apartments 

around Mesquite, and we do not need to add more in Creek Crossing. Creek Crossing use to be a nice area to live. Now it 

is running by down the toilet with horrible people moving in. And mostly section 8 housing. The roads are falling apart, 

Jaquelin Montante

2525 Brushy Creek Trl 

Mesquite TX 75181

No multifamily projects. We moved from Dallas escaping them as they crash down and become section 8 rentals with 

tenants who cannot abide by the law and keep clean. Regardless of them being seniors or young adults. Please do not 

Robert Cox

3219 Lakehurst Drive, 

Mesquite, TX 75181

With crime in Mesquite spiraling out of control and sever shortages of law enforcement, now is not the time to add 250+ 

low income apartments to an already deteriorating city.  You want to continue turning Mesquite into South Dallas, you're 

on the right track.  This is reckless and I highly suspect the motivation of the City Council decision to continue destroying 

home values of hard working citizens and retirees. As published, Mesquite can't even pay it's bills so attracting transient 

Denise Margerum 1008 Craig Dr

I am strongly opposed to having apartments built in the Creek Crossing area. This will negatively affect our property 

values. We are already dealing with Section 8 housing in our area which has already negatively affected Creek Crossing by 

increasing our crime rate. There have been multiple instances of drive by shootings. When I first moved into Creek 

Crossing, it was considered a very nice neighborhood. But with the Section 8 housing, it has rapidly declined. Adding 

Monica Brown Mesquite 75181 Stop with these apartments.  WE DO NOT WANT THEM!!!! Crime is bad enough as it is!

Susan Buker

1108 Buckeye dr 

Mesquite 

I have lived here for 32 years. We have enough section 8 houses around here. Several on my street, next door is one and 

that family is constantly harassing us. The crime is crazy enough. 

Nancy Hagan 2205 Austin Dr I am adamantly opposed to multi housing complexes in our neighborhood. 

Melanie Curtis  My vote is no to this apartment complex. We don’t need anymore traffic or congestion in that area 

Danny Allen 2404 Harpers Ferry Ct.

Not happy with apartments of any kind being set in creek crossing,  apartments are a magnet for crime. Mesquite Police 

are already having a time keeping crime to a minimum and apartments would demand more man power therefore yet 

Patricia Robles

3324 Stream Side Ct. 

Mesquite, TX. 75181

I would like to know what is being built there.  Is it truly apartments for seniors because I can’t see seniors living in such a 

busy street where the train runs through multiple times a day. 
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Fernando Rey

2207 Stillwater Dr. 

Mesquite 75181

Please do not approve rentals at this location. Why so many warehouses and rentals? Renters have brought blight and 

crime to Mesquite. Those in control of city planning need more imagination. Warehouses are making the city look 

industrial! Renters bring crime ( we all know the statistics). 

How hard is it to look at other successful cities and copy those ideas. The building of Solterro is a good start. Please don't 

Daniel Melgar

2016 homestead Dr 

Mesquite Tx 75181

I respectfully oppose the development of additional multi-family housing in our area. While I might be open to the idea 

under different circumstances, the acceptance of Section 8 vouchers in Mesquite has unfortunately contributed to a 

decline in our community.

At the same time, residents continue to pay taxes and fees intended for alley repairs, yet after several years of reporting 

concerns, no visible progress has been made. It is essential that the City of Mesquite prioritize maintaining and improving 

Zitziki Sanluiseno

2624 Daniel Creek, 

Mesquite, TX 75181

I do no support the request to build the 260-unit multifamily building in the area. The streets are already badly paved, 

and they are not being fixed. The intersection at Clay Mathis and East Glenn is congested each day. Building these units 

Marcus Tellez

710 Black Coral Dr. 

Mesquite, Texas 75149

Strongly disagree with the building of multifamily homes. There are many places with multifamily home around Mesquite 

and do not need more. 

George Bannon 607 Caladium Drive,  no multifamily units

Patrick Oquin 1605 Shadow Creek

We have enough section 8 in our neighborhood as is and crime is out of control. We built in 1992 and I’ve lived in 

Mesquite for 50 years and our city services such as police can’t keep up with the crime and mischief 

Tammy Seaman

1306 Sutters Way 

Mesquite, TX 75181

We cannot handle any more housing on this side of Mesquite.  Our schools are over crowded, we don't have enough bus 

drivers and our infrastructure cannot handle it. We can't use up all the land we have, where will our wildlife go? I am 

Rebecca Wigand

1204 Taylor Creek Dr.

Mesquite, TX. 7t181 I am a property owner and do not wish to have a multi unit rental structure built near where I live with my family.

Walt Tulley 2026 Deepwood St

The whole original design of the Creek Crossing area of the City Didn't include apartments. This is especially true for 

Section 8 housing. Please end all attempts to bring Section 8 to our area.

Krissy Gearhart

403 Appomattox Drive 

Mesquite 75149

No please do not approve this. East Glen is already a race track and the crime has spiked since I moved in 7 years. Not 

only on residential streets being used for 18 wheelers making their late night deliveries but it also has caused our house 

to shake. East Glen has become so dangerous and over populated. Please do not approve this. It will increase crime and 

add more deadly traffic. I live on the corner of East Glen, my neighbor behind me had a truck run threw their house killing 

the home owner. I have spoken to several cops and have submitted complaints about the high speed traffic on this street 

Angel Gregory 1617 Vicksburg drive

I am not in favor of more section 8 in this area or low income housing. We have a horrible traffic problem getting in and 

out of the neighborhood. We have few options for eating right now mainly only fast food.. Grocery stores have many 

items out of stock on  shelves as it is.

The high school these homes would be zoned in is already over crowded and has a high rate of violence during school 
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Susan Dorsey

2124 Austin Drive

Mesquite 75181

I am strongly opposed to the proposed zoning change at Clay Mathis and East Glen. We do not need nor want multi 

family units in our neighborhood. Safety and crime are already major concerns. Don’t bring buildings that will further 

compromise our safety. It is bad enough that we have 18 wheelers driving down our residential streets. This is our home. 

Brenda Elmore 55 Estate Lane Enough already! We are already experiencing increased crime which this kind of housing generates. Not even to mention 

Frances Griffin Beau Drive, Mesquite

East Glen and Clay Mathis cannot support the traffic such a development would create.  The addition of the huge trucks 

from Ashley Furniture going through the intersection (and through "Old Mesquite") have been bad enough.  (Those 

trucks should be going Clay Mathis to Clay and on to US 80 instead of creating issues in town.)

Our neighborhood is single family and should remain as such.  That's what I bought into when I purchased my home.

Please see below for additional information from different studies published online: 

    Adding multifamily housing to a neighborhood whose street network has been designed to support single-family 

homes is going to make congestion significantly worse.

    Single-family neighborhoods tend to have less crime.  Housing with a preponderance of common areas were more 

likely to attract crime than housing with lots of private         land because it’s easier to identify and exclude people who 

don’t belong from private land than from the commons. A more recent study found that New Urban         developments 

attracted more crime and were several times more expensive to police than areas with more private yards.

    The study found higher rates of all types of violent crime in areas of high-density residential land use, even after 

controlling for overall population.

    There seems to be something about (high-density residential) units that is associated with all types of serious violent 

crime, even controlling for the other factors in the         model," the authors write. "Apparently, high-density housing 

units promote serious violent crime."

    The introduction of multi-family units in areas predominantly populated by single homes can dramatically alter the 

fabric and identity of the neighborhood.

    Increased pressure on existing infrastructure like roads, sewage systems, and public utilities. A large apartment 

complex can significantly increase the number of         residents in an area, often without a corresponding upgrade in 
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Janet Maner

2404 Shiloh Ln

Mesquite, TX 75181

Warehouses, warehouses, and warehouses! Haven't we seen enough with warehouses and now more multi-unit 

apartment communities which will be low income homes! What else will be approved by our city officials to LOWER our 

home values while trying to raise our taxes. I definitely oppose more tax breaks for such properties while trying to raise 

our taxes! This is getting out of hand. Driving into my neighborhood all I see is industrial warehouses and ground breaking 

Wanda Taylor 2105 Acorn Grove

apartments in our neighborhood. This development risks undermining property values, increasing traffic congestion, and 

straining local resources without adequate planning or community input."

Lyndall Maxwell 

2113 Blackfoot Trail 

Mesquite, Texas 75149

I am absolutely opposed to any multi family development at this location. This is a horrible location to put that many 

units. We already have traffic issues because of the number of 18 wheelers going back and forth to the industrial sites in 

Sunnyvale (Fed-Ex, Ashley Furniture and Marazzi Tile). Not to mention the road damage they are doing as they travel 

through downtown Mesquite constantly. There is also the crime aspect to look at. Creek Crossing is becoming known for 

burglaries, theft and homicides. Why don’t we try to fix the problems we have before inserting another 260 families into 

You’re Neighbor 1919 Faithon p Lucas 

Why keep adding apartments to a neighborhood that desperately needs more police to fight the crime? We bought our 

house in the creek crossing neighborhood 10+ years ago, when it felt good to say that we lived here. Now, all we have are 

warehouse, broken roads, and neighborhoods infested with section 8. We have to go to other cities to enjoy a good 

Yash Ganga Prasadganga@yahoo.co Over crowded traffic is going to be a problem. Please kindly reconsider. thanks!

Al Sampsell 1907 Deepwood St I am firmly against the proposed zoning. My opinion could be changed with new sec 8 voucher policies put in place 

Koranda Hawkins

2002 Woodhaven Lane 

Mesquite, Tx 75181

I am opposed to any residential development on this plot of land. Multi-family included. The lot is too small for housing 

and adequate parking, the train is already a nuisance backing up traffic both directions on clay mathis. Also we don’t have 

the necessary infrastructure to accommodate more people. 2 lane roads in 3 directions plus current residents will 

Leslie Boling

1023 Sumner Dr., 

Mesquite, TX  75149

This is a horrible idea.  The traffic is awful already and this new planned residential area will only add to the congestion.  

Mesquite has too many multi unit dwellings already.  It does not matter that it's supposed to be for 55+ 'seniors'; the 

traffic will still be an issue.  No, No, No and any counsel member approving this should be voted OUT of office!   

JP Cabrera 914 sea shell dr

I am against multifamily living (apartments) - will it be or turn into section 8? if so, crime will rise, further down street in 

creek crossing, pecan estates and falcons lair is NOW highly section 8. If you check, over the last few years crime has risen 

significantly. what has change to combat that and what will be done for the new crime to be with the multifamily living 

(apartments) your proposing? what school district? Horn HS crime has risen there also, what other HS would you like in 

Tracey Lowden 1936 cochran dr

I don't believe that is a feasible location. There are already several warehouses and train tracks which create a very busy 

and backed up area. Multi family units would cause more chaos, and bring more crime to a location that does not have 
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Thomas Foster

2604 Daniel Creek 

Mesquite Tx

75181

We are strongly opposed to a multi family unit on the corner of East Glen and Clay Mathis. It is a quality of life issue. This 

type of of housing would increase traffic and crime in our neighborhoods. The recent influx of rental properties and 

warehouses has already changed our neighborhood and not for the better!! Please don’t do this to us, we own our home 

and we want to be secure in our homes and we don’t want our property values to go down!! Please

Tom Foster

Janet Cardona 824 Craig Dr

Increases crime, excessive traffic (which is already crazy), noise, value of homes will go down significantly, more 

overcrowding in school. Would require more officers to keep theft/ vandalism will increase..it will be look less attractive 

to people that will want to buy in this area

John Wavrusa 3120 Greenfield Ct.

NO, absolutely not! What more do you want to do to completely ruin Creek Crossing? We moved here 30 years ago to 

get away of what has now become the same situation.  The day we moved to Creek Crossing we thought we found our 

forever home.  Over the years our street is now rundown and uncared for by renters, section 8 and the mass of LLC 

owned rentals.  A multi-family living structure will bring this neighborhood down even more.  Why not consider, a 

Neighborhood Walmart, a Walgreens, a new skating rink or some quality grocery store that will bring in value to the 

people who do pay taxes and want a vibrant neighborhood?  Public safety cannot keep up with the growth of Mesquite. 

Put a restriction on this type of units and save/preserve Creek Crossing to its former glory. We can no longer customize 

our yards or homes without being robbed in the night of anything we may leave out, get delivered or decorated.  The 

Sheilah Marshall

5305 Milam Rd., 

Mesquite, TX  75181

NO!  NO!  NO!  The traffic in Mesquite is already bad enough especially on the roads that seem to always need repair.  I 

also believe that renters do not care about keeping up their living spaces like people who own theirs do ie. "no skin in the 

Tim Graham

2017 Timberland Dr 

Mesquite 75181

We do not need apartments or multifamily housing in this area. 

Please do not allow this area to be rezoned. 

This area is already turned into an industrial area. It's not a good location for people to want to live in our city.  

Why would anyone want an apartment or home next to the warehouses, train tracks and the accident prone area by the 

Margie Gary 2019 Shoreline Dr

Please do not build section 8 in our area. It will not be a good idea. I'm sure there might be dome homes already section 8 

in the neighborhood but please do not do make a large area. I l

Kathryn Wesley 2601 Bowie Dr

I oppose building apartments in this location near the train and the tile plant it’s a terrible plan ! It will bring increased 

traffic, increased crime and this area is already overcrowded! I’ve lived here in Creeks Crossing for 13 years we were 

hoping for some grocery or something useful not warehouses and apartments, this is our community I didn’t buy this 

home to be near apartments and empty warehouses and 18 wheelers tearing up the roads but that’s what it has become 

.. I’m seriously looking to move in the next 1-2 years the area has become far less desirable due to bad streets ugly sites, 
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FILE NUMBER: Z0725-0409 

REQUEST FOR: Conditional Use Permit 

CASE MANAGER: Ti’Ara Clark, Planner 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, August 25, 2025 

City Council: Monday, September 15, 2025 

 

GENERAL INFORMATION 

Applicant: Mike Doherty, Foster Street Capital, LLC 

Requested Action: To allow a Conditional Use Permit for sign manufacturing as a permitted use. 

Location: 720 Military Parkway, Unit D 

 

SITE BACKGROUND 

Platting: Military Square, Part of Lot 3 

Size: 1.12 acres 

Zoning: Downtown Mesquite-Mixed-Use Subdistrict (DM-MU) 

Future Land Use: Downtown Special Planning Area 

Zoning History: 1951: Annexed and zoned Residential 

1982: Rezoned to Commercial 

2021: Rezoned to Commercial with CUP for used merchandise (Suite A) 

2025: Rezoned to Downtown Mesquite-Mixed Use (DM-MU) 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: DM-MU Self-Storage Facility 

SOUTH: R-3, Single Family Residential Single-Family 

EAST: DM-MU Drywall and Paint Retailer 

WEST: DM-MU Vacant  
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CASE SUMMARY 

The applicant is requesting approval of a Conditional Use Permit (CUP) to allow sign 

manufacturing as a permitted use at 720 Military Parkway, Suite D. As outlined in the recently 

adopted DM District in Section 4-1600 of the Mesquite Zoning Ordinance (MZO), a CUP is 

required for a sign manufacturing use within the DM-MU zoning subdistrict when it is within 200 

feet of a residential district or use. 

 

Within the DM District, the proposed use is classified as a Cottage Industrial use, which includes 

establishments or businesses where the primary purpose is small-scale and individualized (i.e., 

not mass produced) assembly and light manufacturing of commodities and is characterized by 

low to no external impact. This use includes workshops and studios for cottage industries such 

as pottery, glassblowing, metalworking and fabrication, weapon bluing, and furniture-making. 

Cottage industrial enterprises may include direct sales to consumers and repair or rehabilitation 

of household goods, appliances, or furnishings. Cottage Industrial uses are permitted in the 

DM-MU subdistrict, provided it is not more than 10,000 square feet in size and are not within 

200 feet of a residential district or use. Because the subject property is within 200 feet of a 

residentially zoned property, a CUP is required for the proposed use.  

 

The proposed tenant, StyloGraphic, is a sign design and production company that will operate 

within an interior tenant space of a multi-tenant office warehouse building. Operations will 

include digital printing, vinyl cutting, and sign assembly, with all activities conducted indoors. 

No outdoor fabrication, spray painting, or welding is proposed, and no structural or site 

modifications are planned. 

 

StyloGraphic currently operates in Rockwall and is looking to expand its services into Mesquite. 

The business specializes in a variety of sign types, including pole signs, monument signs, and 

drive-thru menu boards. 

 

MESQUITE COMPREHENSIVE PLAN 

The subject property is located within an area that the Mesquite Comprehensive Plan 

designates as Downtown Special Planning Area on the Future Land Use Map. The vision for 

the Downtown Special Planning Area is to create a revitalized, pedestrian-friendly town square 

and commercial center that reflects Mesquite’s history and community character. It aims to 

promote economic development, enhance public spaces, and encourage new amenities and 

land uses that support a vibrant, walkable downtown. Strategies for the Downtown Special 

Planning Area: 

• Pursuing Main Street designation. 

• Facilitating redevelopment of nonconforming properties. 

• Attracting higher-density residential options and unique land uses like boutique 

retail and makerspaces. 

• Enhancing pedestrian infrastructure. 

• Updating zoning and ordinances to support a mix of uses. 

• Executing recommendations from the Downtown Infrastructure Plan. 
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STAFF COMMENTS: 

The proposed CUP aligns with the Mesquite Comprehensive Plan and is suitable for the 

Downtown Special Planning Area designation. Sign manufacturing is a light-industrial service 

that complements surrounding commercial and light-industrial businesses while remaining 

compatible with adjacent properties. 

 

MESQUITE ZONING ORDINANCE 

SECTION 5-310(N): REVIEW CRITERIA FOR CONDITIONAL USE PERMITS 

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

 
STAFF COMMENTS: The proposed CUP will operate entirely indoors within an existing 
tenant space and will comply with all applicable city codes and regulations; therefore, it 
is not anticipated to pose any health or safety risks. 
 

2. The consistency of the proposed CUP with the Comprehensive Plan.  
 
STAFF COMMENTS: The proposed CUP is consistent with the Mesquite Comprehensive 

Plan. The Downtown Special Planning Area Future Land Use designation encourages a 

variety of office and mixed uses that can bring economic activity to the area. 

 

3. The consistency of the proposed CUP with any adopted land use policies.  
 
STAFF COMMENTS: As previously mentioned, the proposed CUP is consistent with the 
Mesquite Comprehensive Plan’s Future Land Use Designation.  
 

4. The extent to which the proposed CUP created nonconformities.  
 
STAFF COMMENTS: The proposed CUP will not create any non-conformities.  
 

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

proposed CUP will not be injurious to the use and enjoyment of other property in the 

immediate area for purposes already permitted, nor substantially diminish property values 

within the immediate vicinity. 

 

STAFF COMMENTS: City Staff does not believe the proposed CUP will be injurious to 

existing uses.  

 

6. The trend of development, if any, in the general area of the property in question. 

 

STAFF COMMENTS: A nearby retail center development received site plan approval in 

2022 and is under construction, and the recently adopted Downtown Ordinance is 

expected to guide and support future development in the area. 
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7. 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 CUP were adopted. 

 

STAFF COMMENTS: Existing utilities, access roads, and drainage facilities to the site 

are currently available and adequate for the proposed CUP. 

 

8. The extent to which adequate measures have been or will be taken to provide sufficient 

off-street parking and loading spaces to serve the proposed conditional uses. 

 

STAFF COMMENTS: The subject property has sufficient off-street parking for the 

proposed use. 

 

9. Whether adequate measures have been or will be taken to prevent or control offensive 

lights, odor, fumes, dust, noise, and vibration so that none of these will constitute a nuisance 

and/or violate the Mesquite City Code, including the MZO. 

 

STAFF COMMENTS: City staff does not believe there will be any nuisance that will 

violate the Mesquite City Code.  

10. Any other legally sufficient standard under Texas law.  

 

STAFF COMMENTS: No staff comments. 

 

CONCLUSIONS 

ANALYSIS 

The proposed CUP is consistent with the Mesquite Comprehensive Plan’s and meets the 

review criteria in Section 5-310(N.).  

  

RECOMMENDATIONS 

City staff recommends approval of the CUP to allow sign manufacturing as a permitted use at 

720 Military Parkway, Unit D. 

 

PUBLIC NOTICE 

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

notices within 400 feet. As of August 21, 2025, Staff has not received any returned property 

owner notices for the request. 

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 
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3. Zoning Map 

4. Future Land Use Map 

5. Site Pictures 

6. Application Materials 

7. Conceptual Floor Plan 
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ATTACHMENT 1 – AERIAL MAP 
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ATTACHMENT 2 – PUBLIC NOTIFICATION MAP 



File No.: Z0725-0409 
Conditional Use Permit 

Page 8 of 17 
 

Planning and Zoning Division 
Prepared by Ti’Ara Clark, Planner 

 
Note: Zoning Map is pending an update to reflect the recently adopted Downtown 

Ordinance. 

ATTACHMENT 3 – ZONING MAP 
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Note: Future Land Use Map is pending an update to reflect the recently adopted 

Downtown Ordinance. 

ATTACHMENT 4 – FUTURE LAND USE MAP 
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Facing south along Military Parkway 

 

 
Facing southwest toward Military Parkway 

 
 
 

 

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 6 – APPLICATION MATERIALS 
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Prepared by Garrett Langford, AICP 

FILE NUMBER: Z0725-0411 

REQUEST FOR: Zoning Change  

CASE MANAGER: Garrett Langford, Assistant Director 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, August 25, 2025 

City Council: Monday, September 15, 2025 

 

GENERAL INFORMATION 

Applicant: Mark Cohen on behalf of Town East Shopping Center, LLC. 

Requested 

Action(s): 

A change of zoning from Service Station to General Retail 
 

Location: 2801 Motely Drive (Attachment 1). 

 

SITE BACKGROUND 

Platting: N/A 

Size: ~0.52 Acres 

Current Zoning: Service Station 

Future Land Use: Town East and Motley Special Planning Area 

Zoning History: 

 

(Does not include Conditional Use Permits or Planned Developments) 

1954: Annexed into the City of Mesquite & zoned Residential 

1964: Rezoned to Commercial and Central Business 

1973: Rezoned to Service Station 

 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: General Retail Retail 

SOUTH: General Retail Retail, restaurant 

EAST: General Retail Retail 

WEST: General Retail Retail, restaurant 
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CASE SUMMARY 

The applicant is requesting a Zoning Map Amendment to rezone the property from Service 

Station (SS) to General Retail (GR) to allow for a future drive-through restaurant. While the SS 

district permits restaurants, it also requires fuel sales, which the applicant does not intend to 

provide. Therefore, the request is to rezone the property to GR. If approved, any future 

development on the site must comply with the standards of the GR zoning district. Additionally, 

any use requiring a Conditional Use Permit (CUP) in GR zoning would still be required to obtain 

a CUP.   

 

MESQUITE COMPREHENSIVE PLAN 

Current Future Land Use Designation: Town East and Motely Special Planning Area  

The Mesquite Comprehensive Plan designates the subject property as part of the Town East 

and Motely Special Planning Area. The vision for the Town East and Motley Special Planning 

Area is to once again be a thriving retail intersection with neighborhood staples to serve the 

surrounding area. Current uses should be evaluated to determine if they are appropriate. The 

intersection should continue to be developed as a retail-oriented commercial center, promoting 

neighborhood level retail. Strategies to achieve such a goal should include dense walkable 

development, streetscape renovations, and façade improvements..  

 

Staff Comment: The application does not include a request to amend the Future Land 

Use Designation. The proposed rezoning would allow the redevelopment of the subject 

property, supporting reinvestment at the Town East and Motley intersection and aligning 

with the area’s vision for revitalization. 

 

MESQUITE ZONING ORDINANCE 

SEC. 5-309. N. Approval Standards for Zoning Map Amendments ("Change of Zoning 

Classification"). In making their recommendation and decision, the Planning and Zoning 

Commission and City Council shall consider the following standards. The approval of a Zoning 

Map Amendment ("change of zoning classification") 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. 

 

STAFF COMMENTS: The GR zoning district promotes neighborhood-scale retail 

and services that encourage reinvestment, economic activity, and improved 

public spaces, benefiting the City as a whole. 

 

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

other adopted land use policies. 
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STAFF COMMENTS: The rezoning to GR conforms with the Future Land Use 

Designation and supports the area’s redevelopment goals. 

 

3. The extent to which the proposed amendment will support and further the City 

Council's strategic goals. 

 

STAFF COMMENTS: This rezoning supports City Council’s following goals: 

4.1 Promote investment in new and existing businesses   

4.3 Promote revitalization of targeted retail and business centers 

 

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

 

STAFF COMMENTS: The proposed rezoning will not create any nonconformities.  

 

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

 

STAFF COMMENTS: The property is surrounded by GR zoning, and the proposed 

rezoning will be compatible with nearby uses. 

 

6. The trend of development, if any, in the general area of the property in question. 

 

STAFF COMMENTS: The surrounding area consists of aging shopping centers. 

However, the applicant has invested in revitalizing the adjacent center. Approval 

of this rezoning would encourage further reinvestment in the area. 

 

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 existing SS zoning requires fuel sales, which are not 

feasible on this site due to its limited size and inability to accommodate a modern 

fueling station. 

 

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 infrastructure and services are available or can be 

extended to serve future development. Site-specific utility upgrades will be 
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addressed during the development review process when new development 

occurs.  

 

9. Any other legally sufficient standard under Texas law. 

STAFF COMMENTS: No staff comments at this time. 

 

CONCLUSIONS 

ANALYSIS 

The request to rezone the property from SS to GR is reasonable and in line with the City’s long-

term plans for the area. The SS zoning requires fuel sales, which are not practical for this site, 

while GR allows for a wider range of neighborhood-oriented retail and service uses that better 

fit the property and surrounding area. The rezoning is consistent with the Comprehensive Plan, 

complements the nearby zoning pattern, and supports the ongoing efforts to revitalize the Town 

East and Motley intersection. Overall, the rezoning would help encourage reinvestment in an 

aging commercial corridor and provide new opportunities that benefit both the property owner 

and the surrounding community. 

 

RECOMMENDATIONS 

Staff finds that the proposed zoning map amendment satisfies the approval standards in 

Section 5 5-309.N. of the MZO and recommends approval of the request.  

 

PUBLIC NOTICE 

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

notices within 400 feet. As of August 22, 2025, Staff has not received any responses to the 

statutory or couresty notices. 

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Site Pictures 

6. Applicant Letter of Intent 

7. Concept Plan (Illustrative Only) 
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File No.: Z0725-0411 
Zoning Change 

Page 6 of 11 
 

Planning and Zoning Department 
Prepared by Garrett Langford, AICP 

 
 

 
 

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 north 

 

 
Subject Property facing north 

 

ATTACHMENT 5 – SITE PICTURES 
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ATTACHMENT 5 – APPLICANT MATERIALS 
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