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PLANNING AND ZONING DIVISION 

 

FILE NUMBER: Z0224-0345 

REQUEST FOR: Planned Development - Commercial 

CASE MANAGER: John Cervantes, Planner 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, April 8, 2024 

City Council: Monday, April 15, 2024 

 

GENERAL INFORMATION 

Applicant: Emily Zoellner, Manhard Consulting. 

Requested Action: Zoning Change from Commercial and R-2 Single Family to Planned 

Development – Commercial to allow an office warehouse development. 

Location: 21900 IH 635, 22000 IH 635, and 22100 IH 635  

 

PLANNING AND ZONING ACTION 

Decision: On April 8, 2024, the Planning and Zoning Commission voted 5-1 (Commissioner 

Cumby dissenting) to recommend approval of the zoning change to PD – 

Commercial with Exhibit A (Legal Description), Exhibit B (Development 

Standards), and Exhibit C (Concept Plan), with the following stipulation modifing 

the development standards: 

 

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

 

ii. SIC Code 42: Warehousing Distribution (as defined in 

Section 3), not including mini-warehousing 

  

Video of the Commission meeting is available online (item 5). 
 

SITE BACKGROUND 

Platting: N/A 

Size: 51.19 +/- acres 

Current Zoning: C, Commercial and R-2, Single Family Residential 

Future Land Use: Commercial, Parks, Open Space, Drainage 

https://mesquitetx.new.swagit.com/videos/302048


 

Page 2 of 26 Planning and Zoning Division 
Prepared by John Cervantes 

PLANNING AND ZONING DIVISION 

 

Zoning History: 1951: Annexed 

1955: Zoned A-1 and R-2 Residential 

1972: Portion rezoned from A-1 and R-2 Residential to Commercial 

1974: Portion rezoned from A-1 to Commercial 

2005: Portion rezoned from A-1 to Commercial 

 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: PD-C, Planned Development – Commercial 

(Ord. 5060) & Split Zoned C, Commercial and 

R-3, Single Family Residential within Military 

Parkway – Scyene Corridor Overlay 

Undeveloped/Floodplain/ 

Warehouses 

EAST: R-2, Single Family Residential & R-3, Single 

Family Residential 

Undeveloped / Floodplain 

SOUTH: SF-PD – Single Family Residential Planned 

Development (Ord.4935) 

Undeveloped / Floodplain 

WEST: ROW Interstate 635 

CASE SUMMARY 

The applicant is requesting the rezoning of three tracts of land (Property), including 

approximately 51.19 acres, from “C,” Commercial and “R-2,” Single Family Residential zoning 

districts to a Planned Development with an underlying zoning district of “C,” Commercial to 

allow for the construction of an office warehouse development. 

 

According to the proposed Concept Plan, if approved, the development will include three 

buildings: Building A, Building B, and Building C. Building A will include 58,080 square feet, 

Building B will include 75,840 square feet, and Building C will include 95,680 square feet for a 

total of 229,600 square feet of floor space. Associated parking will allow for 356 spaces or 56 

spaces over the required amount of 300. A truck court will accompany each building, including 

parking for heavy-load vehicles, overhead doors, and loading docks. The majority of the 

Property  is encumbered with floodplain, as identified on the Concept Plan. The portion that the 

applicant proposes to remove from the floodplain is identified as “proposed reclamation.”  The 

applicant will be seeking a letter of map revision/conditional letter of map revision from FEMA 

to potentially remove the floodplain areas from the property. 
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MESQUITE COMPREHENSIVE PLAN 

The subject property is located within two future land use designations: Commercial and Parks, 

Open Space and Drainage, with much of the property located within the Commercial land use 

designation. The Commercial land use designation represents a broad range of goods and 

services for a community or region. Developments within this category are larger and more 

intense than those in the Neighborhood Retail category. Land use types include retail, hotels, 

restaurants, big box retailers and personal services. The Parks, Open Space and Drainage 

land use designation is intended to preserve open spaces for the protection and enjoyment of 

natural areas. Areas within this designation are primarily located along the floodway running 

throughout the City. Preservation of these areas as public and neighborhood-oriented open 

spaces, incorporating trails and drainage which are left in a natural state is recommended. 

Active or passive recreation playing fields, recreational facilities, trails and playgrounds are 

recommended uses. Supporting uses include related storage of maintenance facilities. 

 

STAFF COMMENTS: 

It is City staff’s opinion that the proposed development is compatible with the vision laid out by 

the Mesquite Comprehensive Plan. The proposed development along the frontage of IH-635 is 

buffered from the existing residential neighborhoods by the natural flow of the floodplain and 

the accompanying forested area to the east. In addition, the Property is located next to IH-635 

with similar projects in the vicinity. For example, a larger but comparable development can be 

found northeast of this property on Military Parkway that was approved through a planned 

development for an industrial park. The proposed use and development standards are more in 

line with the Light Industrial land use designations, which supports less intense industrial 

developments such as limited assembly and storage. Thus, ensuring that the intensity of the 

development reduces any negative impact on the surrounding area. 

 

PLANNED DEVELOPMENT STANDARDS 

SECTION 4-201(A) PROPOSED USES 

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

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

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

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

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

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

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

 

STAFF COMMENTS: 

The applicant is requesting a rezoning to Planned Development (PD) – Commercial. The 

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

regulations and uses, as amended, from the Mesquite Zoning Ordinance. However, the 

proposed PD will restrict certain retail uses and require manufacturing uses to obtain a 
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Conditional Use Permit. The PD would allow warehouse distribution and light assembly uses 

as defined in the PD by right as provided as Exhibit B (attachment 8). It is Staff’s opinion that 

the changes meet and or exceed the spirit and intent of the Mesquite Zoning Ordinance and 

Mesquite Comprehensive Plan. 

 

SEC. 4-201(B) DEVELOPMENT REQUIREMENTS 

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

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

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

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

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

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

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

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

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

 

STAFF COMMENTS: 

LANDSCAPING SCREENING REQUIREMENTS 

The proposed PD will follow the landscaping requirements currently in the Mesquite Zoning 

Ordinance with no deviations. The PD will require the truck court (including heavy-load vehicle 

parking, overhead doors or loading docks) to not face a public right-of-way without screening. 

In addition,  a six (6) foot wrought iron fence and landscape hedge may be used as alternative 

screening abutting the residential district on the eastern property line along the forested 

floodplain area. 

 

 

 

 

LIGHTING STANDARDS 

While the Mesquite Zoning Ordinance includes restrictions on glare from being directly onto 

residential properties, the proposed PD will include additional lighting standards by requiring 

outdoor lighting to be shielded where the light source/bulb is not visible.  
 

TRAFFIC AND ACCESS 

The proposed development will be accessed from the Interstate 635 frontage road. Currently, 

the road is a two-lane access road that connects New Market Rd to Military Parkway as a one-

way, northbound thoroughfare. Staff has concerns regarding the accessibility of the Property, 

particularly by heavy-load vehicles, as a north-bound ramp south of the New Market overpass 

does not exist to provide a direct approach from Interstate 635. In its current form, potential 

traffic may flood onto New Market Road from either S. Belt Line Road or Rodeo Center Blvd. 

On either side of IH-635, there are a number of residential properties fronting on New Market 

Road and Rodeo Center Blvd. The applicant sought to provide a more direct access by 

extending a driveway south from an existing curb cut on Military Parkway to the Property without 
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using New Market Road, but a deal could not be secured with the neighboring property owner 

to the north. The applicant proposes prohibiting heavy-load vehicle traffic on New Market Road 

east of the frontage road. 

 

CONCLUSIONS 

ANALYSIS 

As indicated in this report, the proposed PD will include additional development standards and 

ensure that the truck courts have a limited impact on surrounding properties. The proposed PD 

includes only limited deviations from the City’s requirements. All standards that are not 

mentioned in the PD will revert to the standards within the Mesquite Zoning Ordinance that 

apply to the Commercial zoning district. The proposed PD will allow for a quality development 

that will bring employment to the City and further diversify the City’s tax base without adversely 

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

exceeds the spirit and intent of the Mesquite Zoning Ordinance and Mesquite Comprehensive 

Plan. 

 

RECOMMENDATIONS 

Should the Planning & Zoning Commission recommend approval of the zoning change to PD 

– Commercial with Exhibit A (Legal Description), Exhibit B (Development Standards), and 

Exhibit C (Concept Plan), Staff suggests modifying the development standards and requiring 

the following stipulation: 

 

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

 

i. SIC Code 42: Warehousing Distribution (as defined in Section 3), not 

including mini-warehousing 

 

 
 

PUBLIC NOTICE 

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

8, 2024, Staff has received eight online returned notices opposed to the proposal.  
 

CODE CHECK 

As of the date of this writing, the Property does not have any open code cases. 
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ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Applicant’s Statement of Intent 

6. Site Photos 

7. Exhibit A – Legal Descriptions 

8. Exhibit B – Planned Development Standards  

9. Exhibit C – Concept Plan 

10.  Returned Notices 
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ATTACHMENT 1 – AERIAL MAP 
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ATTACHMENT 2 – PUBLIC NOTIFICATION MAP 
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ATTACHMENT 3 – ZONING MAP 
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ATTACHMENT 4 – FUTURE LAND USE MAP 
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ATTACHMENT 5 – STATEMENT OF INTENT 
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Site from frontage road, facing northeast. 

 
Site from frontage road, facing southeast. 

ATTACHMENT 6 – SITE PHOTOS 
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ATTACHMENT 7 – EXHIBIT A – LEGAL DESCRIPTION 
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ATTACHMENT 7 – EXHIBIT A – LEGAL DESCRIPTION 
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ATTACHMENT 8 – EXHIBIT B – PLANNED DEVELOPMENT STANDARDS 
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ATTACHMENT 8 – EXHIBIT B – PLANNED DEVELOPMENT STANDARDS 
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ATTACHMENT 8 – EXHIBIT B – PLANNED DEVELOPMENT STANDARDS 
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ATTACHMENT 9 – EXHIBIT C – CONCEPT PLAN 
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ATTACHMENT 10 – RETURNED NOTICE 
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ATTACHMENT 10 – RETURNED NOTICE 
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ATTACHMENT 10 – RETURNED NOTICE 
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