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PLANNING AND ZONING DIVISION 

 

Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

FILE NUMBER: Z0126-0435 

REQUEST FOR: Planned Development – General Retail  

CASE MANAGER: Garrett Langford, AICP, Assistant Director  

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, March 23, 2026 

City Council: Monday, May 4, 2026 

 

GENERAL INFORMATION 

Applicant: Jackson Walker, LLP on behalf of BJ’s Wholesale Club 

Requested Action: Rezone to Planned Development – General Retail to modify the 

development standards 

Location: 4355 Childress Avenue 

 

PLANNING AND ZONING ACTION 

  Decision: On March 23, 2026, the Planning and Zoning Commission voted 6-0 to approve 

the request, subject to certain stipulations. 
 

SITE BACKGROUND 

Platting: Portion of Lot 2, Block A of Country Meadows 3 

Size: 13.822 +/- acres 

Zoning: PD – General Retail and Commercial Ordinance No. 1643 

Future Land Use: Commercial 

Zoning History: 1954: Annexed   

1980: Zoned PD – General Retail and Commercial Ordinance No. 1643 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: N/A IH-30 

SOUTH: PD – Single Family Single Family Residential 

EAST: PD – Commercial QuikTrip and Tunnel Carwash 

WEST: PD – Multifamily Multifamily 
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CASE SUMMARY 

The applicant, representing the BJ’s Wholesale Club, is requesting to rezone the property to 

establish a new PD based on General Retail zoning to modify the development standards for 

their grocery store that is currently under construction at 4355 Childress Ave. Under the current 

zoning, the grocery store is allowed for use and has received the necessary permits to proceed 

with construction. BJ’s is requesting a PD to allow larger signs. The following table shows 

proposed sizes vs what is allowed by the Mesquite Sign Ordinance.  

 

Proposed Sign Maximum 

Allowed Height 

Proposed 

Height 

Maximum 

Allowed Size 

Proposed 

Allowed Size 

Wall Sign – Main 

Entrance facing 

IH-30 

10 Feet 17.5 Feet 940 square 

feet 

377 square feet 

Pole Sign – Along 

IH-30 Service 

Road 

35 Feet 50 feet 200 square 

feet 

200 square feet 

 

In addition to the above, the applicant is requesting that the prices for the BJ’s fueling center 

located at 4420 N. Galloway Ave may be displayed on the pole sign at 4355 Childress Ave 

without it being considered an off-premise sign for the proposed PD. Mesquite Sign Ordinance 

does not allow for off-premise signage. The image below is the proposed wall signs that comply 

with the ordinance followed by another image showing the proposed wall signs that exceed the 

Mesquite Sign Ordinance. The two images show the differences in sizes.   

 

Complies with the sign ordinance.  

 
 

Exceeds the sign ordinance.  

 
 

MESQUITE COMPREHENSIVE PLAN 

The Mesquite Comprehensive Plan designates the subject property as Commercial. 

Commercial land uses generally include retail, hotels, restaurants, big box retailers, and 

personal services. This category supports office uses, with developments in this category being 

larger and more intense than those in the Neighborhood Retail category. Land use types may 

include retail, hotels, restaurants, big box retailers, and personal services.  

 

https://www.bjs.com/
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STAFF COMMENTS: The PD does not alter the proposed land use and does not conflict with 

the future land use designation. 

 

MESQUITE ZONING ORDINANCE 

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 to allow larger signs is  not expected to negatively 

impact public health or welfare. The larger signs are not expected to have an impact on 

public safety or interfere with traffic in the nearby intersection.  

 

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

other adopted land use policies. 

 

Staff Comments: The proposed PD does not alter the proposed use on the property 

that is already permitted under the current zoning. The grocery store use is consistent 

with the Commercial future land use designation.   

 

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

strategic goals. 

 

Staff Comments: The proposed development supports the City Council’s strategic goal 

of a Vibrant Economy (Goal 4.1) by promoting private investment, economic growth, 

and job creation through the development of a property that has long remained 

undeveloped. 

 

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

 

Staff Comments: The proposed PD will not create any nonconformities.  

 

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

 

Staff Comments: The proposed PD to allow larger signs does not interfere with how 

the proposed grocery store is compatible with the similar auto-oriented developments 

making the proposed use contextually appropriate. While the signs are larger, they 

appear to be in proportion to the size of the building. The proposed wall sign height of 

17.5 feet is 45% of the building height of 39 feet while the current sign ordinance limits 



File No.: Z0126-0435 
Zoning Change 

Page 4 of 30 Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

it to 33% of the building height. The proposed 50-foot height is 15 feet above the height 

limit requirement for pole signs adjacent to the IH-30. The applicant stated the need for 

additional visibility along IH-30 as reason for their request. The pole sign includes fuel 

price that will be provided at their fueling station which is not on the same premise as 

the pole sign making it an off-premise sign.  

 

There have been other PD that have been approved to allow taller pole signs and off-

premise signs within a boundary of a PD district. However, this situation is unique as 

the off-premise advertisement is for a business that is located outside of the PD 

boundary albeit the business will be owned by the same owner. The proposed PD 

ordinance will stipulate that advertisement for the off-premise and the subject property 

must be the same property owner and that it is within 500 feet of the subject property. 

The proposed BJ’s fueling station at 4420 N. Galloway Ave is ~375 feet measured from 

the closest point from property line to property line.   

 

Should City Council approve the request to allow the larger signs in this situation, then 

it would be advisable that the Mesquite Sign Ordinance be evaluated for possible 

amendments to allow different signs size restrictions as it relates to the height and size 

of the buildings.  

 

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

 

Staff Comments: The area along IH 30 and N. Galloway Avenue has experienced 

ongoing commercial development, including the QuikTrip fuel station (2012) and a 

tunnel carwash (2023), demonstrating a continued trend toward service-oriented 

commercial uses compatible with the proposed development.  

 

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 zoning allows for the proposed development. The PD is 

being sought to allow for larger signs. 

 

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: The site is adequately served by existing roads, utilities, and public 

safety infrastructure. As a non-residential use, the development will not impact schools 

or parks. Fire and police services can be provided without issue, and the project will 

comply with City access standards. 
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9. Whether the proposed PD District provides a greater level of public benefits than would  

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

 

Staff Comments: The PD to allow larger signs does not provide a greater level of public 

benefit. However, the development does provide greater public benefit that supports 

private investment, efficient site use, and economic activity. 

 

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 request is to allow taller wall and pole signs along with off-

premise fuel price signage. However, the applicant has worked with City staff to ensure 

adequate traffic movements into and out from the site, and to ensure adequate 

screening of the development from the residential development. This included adding a 

landscape buffer with evergreen trees along Childress Ave and coordinating 

improvements to the shared access between the existing tunnel carwash and QuikTrip 

on the adjacent properties.  

 

11. Any other legally sufficient standard under Texas law. 

 

Staff Comments: No comments at this time. 

 

CONCLUSIONS 

ANALYSIS 

The request is to allow a 17.5’ tall wall sign and a 50’ tall pole sign along with off-premise fuel 

price signage. The PD will also include a list of prohibited uses that are usually included with 

the PD ordinances. In staff’s opinion, the proposed signs appear to be in proportion to the 

proposed size of the building. For context, the pole sign located on the adjacent QuikTrip 

property is 35 feet while the pole sign at Lowe’s is 50 feet. As noted previously in the report, 

should City Council approve the request to allow larger signs in this situation, then it may be 

advisable that the Mesquite Sign Ordinance be reviewed and updated to ensure it is responsive 

to market demands and community’s desires. 

 

STAFF ASSESSMENT 

Based on the information contained in the application and analysis of the facts of record, 

Planning Staff concludes that the proposed PD meets the review criteria in Section 5-311(N) 

of the Mesquite Zoning Ordinance. Should the City Council find the proposed sign modifications 

acceptable, then reviewing and amending the sign ordinance may be warranted. City Council 

may want to direct staff to initiate a review of the Mesquite Sign Ordinance to establish update 
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PUBLIC NOTICE 

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

notices to all property owners within 400 feet of the subject property. As of April 17, 2026, Staff 

has not received any responses. 

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Site Pictures 

6. Application Materials 

7. Legal Description (Exhibit A) 

8. Development Standards (Exhibit B) 

9. Concept Plan (Exhibit C)  

10. Returned Notices 

standards citywide. Staff suggests that the proposed ordinance include the following exhibits – 

Exhibit A – Legal Description and Exhibit B – Development Standards.   
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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 – LAND USE MAP 
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Subject property facing west 

 
Facing north from Childress Ave. 

 

 
 

ATTACHMENT 5 – SITE PICTURES 
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ATTACHMENT 6 – LETTER OF INTENT 
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ATTACHMENT 6 – LETTER OF INTENT 
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ATTACHMENT 7 – LEGAL DESCRIPTION 
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ATTACHMENT 7 – LEGAL DESCRIPTION 
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EXHIBIT B - PLANNED DEVELOPMENT STANDARDS 
 

This Planned Development – General Retail district (“PD-GR”) must adhere to all 

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

Zoning Ordinance (“MZO”), as amended, and adopts the General Retail (“GR”) zoning 

district as the base district standards and the standards identified below, which apply to 

this PD-GR district. Where these regulations conflict with or overlap another ordinance, 

this PD-GR ordinance will control. 

 

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

uses in the GR District classification as set out in the MZO, and those permitted 

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

 

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

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

 

b. The following uses are prohibited on the Property: 

 

i. SIC Code 5947: Gift Novelty, Souvenir Shops 

ii. SIC Code 5993: Tobacco Stores 

iii. SIC Code 5999g: Paraphernalia Shop 

iv. SIC Code 61: Alternative Financial Institutions 

v. SIC Code 7215: Coin-Operated Laundries 

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

vii. SIC Code 7549b: Towing/Wrecker Service 

viii. Outdoor Storage as Principal or Accessory Use 

ix. Heavy Load Vehicle Parking 

 

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

the Planned Development is subject to the following.  

 

a. Signage. All signs within the PD shall comply with the Mesquite Sign Ordinance, 

as amended, with the following modifications.  

 

i. Pole Signs.  

 

1. Pole signs shall have a maximum height of fifty (50) feet.  

 

2. One electronic message center is allowed on the Property. It may 

display prices for a fuel center owned by the owner of the Property 

provided the fuel center is within 500 feet from the Property, 

ATTACHMENT 8 – DEVELOPMENT STANDARDS 
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measured property line to property line. The message center is not 

considered an off-premise sign for this district. 

 
ii. Wall Signs. Wall signs are permitted with the following restrictions: 

 

1. One wall sign may have a vertical height of up to one-half (½) 

the height of the wall, with a maximum height of seventeen 

and a half (17.5) feet. All other wall signs shall not have a 

vertical height which exceeds one-third (⅓) the height of the 

wall, with a maximum height of ten (10) feet. No wall signs 

may exceed seventy-five (75) percent of the width of such 

building or store frontage. In determining the height of the wall, 

the height is defined as the distance from the ground to the 

top of the peak if the wall includes a gable end.  

 

2. If an electronic message center is located on the parcel, no 

reduction in the maximum wall sign area, height, or width is 

required.  

 
3. Wall signs shall only be permitted on building façades that 

face a public street, access easement, or above a customer 

entrance. 

 
iii. Monument Signs. 

 

1. No lighted sign shall be erected within one hundred fifty (150) feet 

of a residential district, unless it is illuminated in such a manner so 

as not to produce intense glare or direct illumination across the 

bounding property line. Sign will be internally lit with no direct 

external illumination. 

 

 
 

 

ATTACHMENT 8 – DEVELOPMENT STANDARDS 
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ATTACHMENT 9 – SIGNAGE PLAN 
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