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FILE NUMBER: Z0426-0449 

REQUEST FOR: Amend Planned Development – Multifamily, Ordinance No. 5116  

CASE MANAGER: Elizabeth Lonix, Planner  

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, July 13, 2026 

City Council: Monday, August 3, 2026 

 

GENERAL INFORMATION 

Applicant: Maxwell Fisher (ZoneDev) on behalf of Dominium 

Requested Action: Amend Planned Development – Multifamily, Ordinance No. 5116, by 

replacing Exhibit A (Legal Description), Exhibit B (Development 

Standards), and Exhibit C (Concept Plan). The maximum of 277 dwelling 

units would remain unchanged.   

Location: 21701 IH 635 (21701 LBJ Freeway) (Attachment 1 – Location Map) 

 

PLANNING AND ZONING ACTION 

On July 13, 2026, the Planning and Zoning Commission voted 7-0 to approve the requested 

Planned Development amendment with the stipulation that a 6-ft wrought iron fence be required 

along the north property line. 

 

PUBLIC NOTICE 

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

notice to all property owners within 400 feet of the subject property (Attachment 2 – Notification 

Map). As of July 17, 2026, Staff has received one notice in favor of the request (Attachment 3 

– Public Notice Responses).  

 

SITE BACKGROUND 

Platting: 21701 IH 635 is unplatted. The property owner will need to plat the 

property before any development of the subject property. 

Size: 25.38 acres 

Zoning: Planned Development – Multifamily, Ordinance No. 5116 

Zoning History: 

 

1951: Annexed and zoned Residential 

1964: Rezoned to C, Commercial (Ord. 842)   

2024: Rezoned to PD-Multifamily (Ord. 5116) 
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Surrounding Zoning and Land Uses (Attachment 4 – Zoning Map): 

 ZONING EXISTING LAND USE 

NORTH: C – Commercial & C – Commercial 

within MARE Overlay 

Fire Station No.4 & Religious Organization 

SOUTH: GR - General Retail & R-3, Single 

Family Residential 

Religious Organization & Low Density 

Residential 

EAST: PD – R-3, Single Family Residential 

(Ord. 4935) 

Vacant Land 

WEST: GR - General Retail (Ord. 4042), R-

3, Single Family Residential 

Retail & Low Density Residential 

Future Land Use: Medium Density Residential (Attachment 5 – Future Land Use Map) 

Existing Land Use: Vacant (Attachment 6 – Site Pictures) 

 

CASE SUMMARY 

The applicant is requesting an amendment to Planned Development (PD) – Multifamily, 

Ordinance No. 5116, for approximately 25.3 acres located at 21701 IH 635 (Attachment 7 – 

Letter of Intent). The existing PD, approved by the City Council in 2024, allows a 277-unit build-

for-rent residential community (Attachment 8 – Existing Concept Plan). The proposed 

amendment would retain the 277 dwelling units in the existing PD while revising the Concept 

Plan and Development Standards established by Ordinance No. 5116. The proposed 

modifications include changes to the site layout, unit mix, development standards, and 

associated site design elements (Attachment 9 – Proposed Modifications). Because the request 

modifies the approved Concept Plan and Development Standards, approval of a PD 

amendment is required per the Mesquite Zoning Ordinance (MZO) Sec. 5-311. 

 

The existing PD permits 142 two-story townhome-style units and 135 one-story patio-style 

home units on a single lot under common ownership. The individual units are not located on 

separate lots and cannot be sold independently. The proposed PD amendment would continue 

the build-for-rent community model, with all units remaining under single ownership rather than 

being platted as individual lots. Under the proposed amendment, the development would 

consist of 251 two-story townhome-style units and 26 one-story multifamily-style units 

(Attachment 10 - Conceptual Renderings). The applicant states that the 26 proposed 

multifamily-style units are intended to provide ADA-accessible housing and are being designed 

to meet the requirements of the Americans with Disabilities Act (ADA).  

 

The existing PD permits a mix of 78 one-bedroom, 163 two-bedroom, and 36 three-bedroom 

units, for a total of 512 bedrooms. The proposed amendment would eliminate the existing 

minimum one- and two-bedroom unit requirements established by Ordinance No. 5116 and 

revise the permitted unit mix to include 139 three-bedroom units and 138 four-bedroom units, 

for a total of 969 bedrooms. While the maximum number of dwelling units would remain 

unchanged at 277, the proposed amendment would increase the total number of bedrooms 

within the development. According to the applicant, the revised unit mix is intended to 
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accommodate family-oriented households better while continuing to operate as a build-for-rent 

community. 

 

The existing PD provides 554 off-street parking spaces, including two-car garages, carports, 

and surface parking. The proposed concept plan would also provide a total of 554 off-street 

parking spaces within the development, consisting of 277 standard and 277 covered spaces, 

maintaining a parking ratio of two spaces per dwelling unit. Although the proposed unit mix 

shifts toward larger three- and four-bedroom units, the proposed parking supply would remain 

consistent with the existing PD and continue to provide two off-street spaces per dwelling unit. 

 

The request also includes revised Development Standards and a revised Concept Plan that 

reorganizes the site layout, building orientation, and open space while maintaining the 

approved residential density. The updated plan includes a clubhouse, indoor and outdoor 

recreational amenities, pedestrian and vehicular connections between the northern and 

southern portions of the property, and architectural and site design elements intended to reflect 

Mesquite's rodeo heritage. 

 

MESQUITE COMPREHENSIVE PLAN 

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

Medium Density Residential. The Medium Density Residential designation is intended to 

accommodate a range of housing types at moderate densities, including townhomes and low-

rise multifamily developments with densities ranging from 6–12 dwelling units per acre 

(Mesquite Comprehensive Plan, [page 39]). This designation supports residential development 

that is integrated with surrounding uses and located near arterial and collector roadways, as 

well as commercial and institutional services. 

 

STAFF COMMENTS: 

The existing Planned Development was approved in 2024 and established a 277-unit build-for-

rent residential community on the subject property. The proposed amendment maintains the 

approved maximum number of dwelling units and residential density while revising the Concept 

Plan and Development Standards to accommodate a modified site layout, unit mix, and building 

configuration. 

 

DEVELOPMENT  

ELEMENT 

EXISTING PLANNED 

DEVELOPMENT 
PROPOSED AMENDMENT 

TOTAL DWELLING 

UNITS 
277 units  277 units 

DENSITY  10.9 dwelling units per acre 10.9 dwelling units per acre 

RESIDENTIAL 

PRODUCT 

142 two-story townhome-style units 

and 135 one-story patio-style home 

units 

251 two-story townhome-
style units and 26 one-story 
multifamily-style units 
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BEDROOM MIX 

78 one-bedroom units, 163 two-

bedroom units, and 36 three-

bedroom units 

139 three-bedroom units and 

138 four-bedroom units 

PARKING 554 off-street parking spaces 
554 off-street parking 

spaces 

 

The proposed amendment maintains the residential character previously approved for the 

property while modifying the development standards and site design to create a revised build-

for-rent community. The proposed townhome-style and multifamily-style residential products 

are consistent with the intent of the Medium Density Residential designation, which supports a 

variety of housing types at moderate densities. 

 

The surrounding area includes a transition from higher-intensity commercial uses along IH 635 

to lower-density residential neighborhoods. The property is adjacent to commercial uses, 

including properties within the MARE Overlay, a fire station, and a church to the north. To the 

south, the area includes general retail and low-density residential uses. To the east, 

surrounding development includes Planned Development, R-3 Single-Family Residential, and 

vacant land. To the west, surrounding uses include general retail, R-3 Single-Family 

Residential, and additional low-density residential development. 

 

The proposed development provides a transition between surrounding land uses through the 

proposed site design and development standards. The two-story building height limitation, 

building orientation, and placement of open space and amenities contribute to a development 

pattern that provides an appropriate scale transition between higher-intensity commercial areas 

and adjacent residential neighborhoods. 

 

The proposed amendment contributes to the City's overall housing supply by providing a build-

for-rent residential community with a mix of townhome-style and multifamily-style units. 

According to the applicant, the revised unit mix is intended to accommodate larger household 

types through the inclusion of additional three- and four-bedroom units while maintaining a 

planned residential development pattern consistent with the Comprehensive Plan's goals 

related to housing diversity. 

 

Staff finds the proposed amendment consistent with the Medium Density Residential future 

land use designation of the Mesquite Comprehensive Plan. 

 

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. 
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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 amendment promotes the public health, 

safety, and welfare by establishing a planned residential development with enhanced 

site design standards, on-site amenities, and security measures that exceed the base 

A-1 Multifamily Residential zoning district requirements. The proposed Development 

Standards include illumination and operational video surveillance at key vehicular 

access points, parking areas, common building access points, stairwells, trash 

enclosures, and amenity areas, with shielded downward-facing lighting required to 

minimize impacts on surrounding properties. The proposed amendment also 

provides additional housing opportunities through a planned build-for-rent 

residential community while maintaining the approved maximum density and 

incorporating updated site design standards.  

 

The proposed amendment benefits the City as a whole by facilitating orderly 

development of the property, expanding residential housing options, and 

establishing enhanced development standards that support a well-designed 

residential community. 

 

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

adopted land use policies.  

 

STAFF COMMENTS: The proposed PD is consistent with the Comprehensive Plan, 

which designates the property as Medium Density Residential. The Comprehensive 

Plan’s Housing and Neighborhoods element identifies this designation as 

appropriate for a mix of residential housing types, including townhomes and low-

rise multifamily development, with a target density range of 6–12 dwelling units per 

acre. The proposed PD provides a residential density of approximately 10.9 dwelling 

units per acre, which is within the density range contemplated by the Comprehensive 

Plan. 

 

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 2025–2026 

Strategic Goal 2.5 to promote well-designed residential neighborhoods with diverse 

housing options and amenities. The PD allows a range of housing types, including 

workforce housing, and includes amenities that enhance community livability. 

 

4. The extent to which the proposed PD creates nonconformities. 
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STAFF COMMENTS: The proposed PD amendment will not create zoning 

nonconformities. The subject property is currently vacant and unplatted; therefore, 

no existing structures or uses on the property would be rendered nonconforming by 

the proposed PD standards. Additionally, the proposed amendment does not create 

any nonconforming conditions on adjacent properties. Future development of the 

site will be required to comply with the approved PD standards and all applicable 

provisions of the Mesquite Zoning Ordinance. 

 

5. The compatibility with existing uses and zoning on nearby property  

 

STAFF COMMENTS: The proposed 277-unit residential development is compatible 

with the surrounding land uses and zoning. Although the development includes 

multifamily residential uses, the majority of the units (251) are designed in a 

townhome-style configuration, providing a residential building form and scale that is 

compatible with adjacent single-family neighborhoods. The proposed PD establishes 

development standards that are intended to provide an appropriate transition 

between the proposed residential development and surrounding properties, 

including standards for site design, building configuration, and density consistent 

with the Comprehensive Plan’s Medium Density Residential designation. 

 

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

 

STAFF COMMENTS: The surrounding area includes a mix of established commercial 

and residential uses, with limited recent redevelopment. The proposed PD reflects 

an infill development opportunity within an already developed area of the City. 

 

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

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

allowed under the existing zoning classification. 

 

STAFF COMMENTS: The property is suitable for the purposes for which it is 

presently zoned. The existing Planned Development Ordinance No. 5116 permits 

development of up to 277 residential units; therefore, the property is feasible for 

development under the current zoning classification. The proposed PD amendment 

does not change the overall residential use or maximum number of permitted units 

but modifies the approved development standards and residential unit mix to allow 

for an updated development concept consistent with the Comprehensive Plan’s 

Medium Density Residential designation. 

 

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. 
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STAFF COMMENTS: Water, wastewater, fire protection, and police services are 

adequate to support the proposed development. A school impact analysis was 

provided to Mesquite ISD for review. The analysis prepared by the Mesquite ISD 

demographer, School District Strategies, estimates that the development will 

generate approximately 180 students at full occupancy, including 77 elementary, 47 

middle, and 56 high school students (Attachment 11 – School Impact Letter). The 

demographer noted that enrollment within the S.M. Searbourn Elementary School, 

Larry Frasier Middle School, and West Mesquite High School attendance zones is 

declining; therefore, the proposed development is anticipated to be favorable to the 

school district. 

 

A Traffic Impact Analysis (TIA) is required as part of the site plan review process. The 

applicant has submitted a TIA that concluded that the proposed development is 

anticipated to have adequate roadway capacity to support the proposed use  

(Attachment 12 – TIA Summary). City’s Traffic Engineering Division reviewed the TIA 

and found it acceptable. 

  

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

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

 

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

benefit than would otherwise be achieved through a standard zoning district by 

establishing a coordinated residential development with a defined development 

concept and site-specific development standards. The proposed PD provides a mix 

of housing types, including 251 townhome-style units and 26 ADA-accessible 

residential units, supporting a broader range of housing options consistent with the 

Comprehensive Plan’s Medium Density Residential designation. Additionally, the PD 

provides a customized development framework addressing site layout, housing mix, 

amenities, open space, and architectural design elements that are tailored to the 

property and would not be specifically established through application of a standard 

zoning district alone. 

 

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 District incorporates a creative site design 

that achieves the purposes of the Zoning Ordinance and provides an improved 

development pattern compared to a strict application of standard zoning 

requirements. The Concept Plan demonstrates a coordinated internal north-south 

connection that integrates the two portions of the development, a centralized 
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clubhouse and amenity area, and a site layout that orients buildings toward perimeter 

streets while incorporating landscape areas to provide an appropriate transition to 

surrounding properties. The proposed development also incorporates open space 

areas around existing site constraints, including the sewer easement and floodplain 

areas, to create a cohesive residential community. Additionally, the proposed 

community amenities include rodeo-heritage-themed murals within common areas, 

as shown in the Conceptual Renderings, which contribute to the development’s 

unique identity and sense of place. 

 

11. Any other legally sufficient standard under Texas state law. 

 

STAFF COMMENTS: The proposed Planned Development (PD) amendment has been 

reviewed for compliance with applicable state law. Because Mesquite has a 

population greater than 150,000 and is located within a county with a population 

greater than 300,000, the City is subject to the requirements of Senate Bill 840 (SB 

840), codified in Chapter 211 of the Texas Local Government Code. 

 

Under SB 840, the City may not: 

 

• Limit residential density to fewer than 36 dwelling units per acre. 

• Require more than one off-street parking space per dwelling unit. 

• Restrict building heights to less than 45 feet. 

 

The City may continue to regulate other development standards, including 

landscaping, open space, amenities, unit size, bedroom and bathroom counts, and 

screening and fencing for multifamily developments. 

 

Although SB 840 would permit a higher residential density, a lower parking ratio, and 

taller buildings, the applicant is voluntarily proposing a density of 10.9 dwelling units 

per acre, a parking ratio of two off-street parking spaces per dwelling unit, and a 

maximum building height of two stories. 

 

The proposed PD amendment is subject to the applicable notice and hearing 

requirements established by state law and the Mesquite Zoning Ordinance. Pursuant 

to Texas Local Government Code Section 211.006(d), written protests submitted by 

the owners of 20 percent or more of the area of the lots included within a proposed 

zoning change or of the area of lots within 200 feet of the property subject to the 

zoning change require approval by a three-fourths vote of all members of City 

Council. As of the date of this report, no valid written protest has been received. 

 

No other legally sufficient standards have been identified that would preclude 

consideration of the proposed PD amendment. 
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CONCLUSIONS 

ANALYSIS 

The proposed Planned Development amendment modifies the previously approved 

development standards and residential unit mix while maintaining the density of 277 dwelling 

units. The amendment remains consistent with the Comprehensive Plan's Housing and 

Neighborhoods element by providing a mix of housing types at a density appropriate for the 

property's Medium Density Residential future land use designation. 

 

The primary change proposed by the amendment is the residential product and bedroom mix. 

While the maximum number of dwelling units remains unchanged, the proposal would replace 

the previously approved one-, two-, and three-bedroom unit mix with 139 three-bedroom units 

and 138 four-bedroom units, increasing the total bedroom count from 512 to 969. According to 

the applicant, the revised unit mix is intended to better accommodate family-oriented 

households while continuing to operate as a build-for-rent community. 

 

Staff evaluated the proposed increase in bedroom intensity as part of its review, including 

consistency with the Comprehensive Plan, compatibility with surrounding development, the 

availability of public facilities and services, and the Planned Development approval criteria in 

Section 5-311(N) of the Mesquite Zoning Ordinance. On balance, Staff finds that the proposed 

amendment satisfies the applicable approval criteria and supports the goals of the 

Comprehensive Plan. 

 

Because this is a Planned Development amendment, the Planning and Zoning Commission 

may recommend, and the City Council may adopt, additional conditions or stipulations as part 

of the amending ordinance, if deemed appropriate. 

 

RECOMMENDATIONS 

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

Planning Staff concludes that approval of the proposed Planned Development amendment is 

warranted because the amendment satisfies the review criteria set forth in Section 5-311(N) of 

the Mesquite Zoning Ordinance. 

 

Accordingly, Staff recommends approval of the proposed ordinance amending Planned 

Development Ordinance No. 5116 by replacing the following exhibits: 

 

1. Exhibit A – Legal Description  

2. Exhibit B – Development Standards  

3. Exhibit C – Concept Plan 
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 ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Public Notice Responses 

4. Zoning Map 

5. Future Land Use Map 

6. Site Pictures 

7. Letter of Intent 

8. Existing Concept Plan 

9. Proposed Modifications 

10. Conceptional Renderings 

11. School Impact Letter 

12. Traffic Impact Analysis (TIA) Summary 

EXHIBIT A - Legal Description 

EXHIBIT B - Proposed Development Standards  

EXHIBIT C - Proposed Concept Plan 
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ATTACHMENT 1 – AERIAL MAP 
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ATTACHMENT 2 – PUBLIC NOTIFICATION MAP 
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ATTACHMENT 3 – PUBLIC NOTICE RESPONSES 
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ATTACHMENT 4 – ZONING MAP 
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ATTACHMENT 5 – LAND USE MAP 
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Facing South along Rodeo Center Blvd 

Subject property from Rodeo Center Blvd, facing East. 
 

  

ATTACHMENT 6 – SITE PICTURES 
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Subject property from Rodeo Center Blvd and New Market Rd. intersection, facing East 

Subject property from New Market Rd, facing North 
 

ATTACHMENT 6 – SITE PICTURES 
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ATTACHMENT 7 – LETTER OF INTENT 
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ATTACHMENT 8 – EXISTING CONCEPT PLAN  



                                                    

File No.: Z0426-0449 
Zoning Change 

Planning and Zoning Division  
Prepared by Elizabeth Lonix 
 

 
 
 
 

ATTACHMENT 9 – PROPOSED MODIFICATIONS  
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ATTACHMENT 10 – CONCEPTIONAL RENDERINGS 
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ATTACHMENT 10 – CONCEPTIONAL RENDERINGS 
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ATTACHMENT 10 – CONCEPTIONAL RENDERINGS 
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ATTACHMENT 11 – SCHOOL IMPACT LETTER 
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ATTACHMENT 11 – SCHOOL IMPACT LETTER 
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ATTACHMENT 12 – TIA STATEMENT 
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EXHIBIT A - LEGAL DESCRIPTION 
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EXIBIT A – LEGAL DESCRIPTION  
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EXHIBIT B - PLANNED DEVELOPMENT STANDARDS 
Z0426-0449 

 

This Planned Development Multifamily (PD-MF) district 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 A-1 – Multifamily Residential zoning 

district as the base district standards consistent with the Concept Plan attached hereto 

and incorporated herein as Exhibit C, and the standards as identified below, which apply 

to this PD-MF district. Where these regulations conflict with or overlap with another  

ordinance, this PD ordinance will control. In the event of a conflict between the PD 

conditions herein, and Exhibit C, the PD conditions control.  

 

A. Permitted Land Uses. The Uses in the PD-MF are limited to those permitted in 

the A-1 – Multifamily Residential zoning district, as amended, and subject to the 

following.  

  

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.   

 

B. Development Standards. Development is subject to the A-1 based zoning district, 

except as provided in this article below:  

 

1. The maximum number of stories is two.  

 

2. A minimum of 25% of the required trees are required to be placed between the 

building and the front or exterior side property lines.  

 
3. Parking: 2 spaces per unit 

 
4. The maximum number of residential units allowed is 277. The minimum 

percentage of one bedroom units allowed is 0%. All units are permitted to be 

three- or four-bedroom units, provided that no more than 50% of the total 

number of units are four-bedroom.  

 
5. Access to the dwelling units is not required from an interior hallway.  

 
6. Carport columns shall be painted to match and be complementary to the 

primary residential building color scheme.  

 
7. The site area with the sanitary sewer-20 foot sanitary sewer easement that falls 

outside the floodplain contributes toward the minimum open space 

requirements.  

EXHIBIT B - DEVELOPMENT STANDARDS 
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8. Pervious grass areas at the back of townhome-style residential units contribute 

to the minimum on-site usable open space requirement, irrespective of the 

minimum dimensional requirements of Section 2-501 H.1. 

 
9. In addition to the amenities listed in Section 2-501 H. 2, the following amenities 

count toward the minimum outdoor amenity requirement of Group A: dog parks; 

Group B: cornhole or similar yard game.  

 
10.  In addition to the amenities listed in Section 2-501 I, the following amenities 

count toward the minimum indoor amenity requirement: Yoga room, and a 

support services room.  

 

11. Security fencing and gates are not required but are permitted per Section 2-

501 G 2.  

 

12.  Security. Key vehicular access points and parking areas, common building 

access points, stairwells, trash enclosures, and amenity areas will be 

illuminated and will have operational video surveillance. Lighting shall be 

shielded, downward facing.  

  

13.  Exposed mechanical units visible from a public street shall be screened with 

either 1) a solid wood fence with planting shrubs or ornamental grasses, or 2) 

a living screen consisting of a combination of shrubs, or ornamental or 

evergreen trees and ornamental grasses. 

  

14.  All fencing shall be maintained in a like-new manner meaning, any portion of 

fencing showing signs of deterioration, broken or missing panels, or creates a 

safety hazard, shall be replaced. 

 

 
 
 
 
 
 
 
 
 
 
 

EXHIBIT B - DEVELOPMENT STANDARDS 
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EXHIBIT C – PROPOSED CONCEPT PLAN 


