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PLANNING AND ZONING DIVISION 

 

Planning and Zoning Division 

Prepared by Lesley Frohberg 

FILE NUMBER: Z0621-0204 

REQUEST FOR: Planned Development - Commercial 

CASE MANAGER: Lesley Frohberg, AICP, Senior Planner 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, July 26, 2021 

City Council: Monday, August 16, 2021 

 

GENERAL INFORMATION 

Applicant: Allen Perez, JM Civil Engineering 

Requested Action: Zoning Change from Planned Development – Service Station to Planned 

Development – Commercial to allow a convenience store and fueling 

station 

Location: 1712 W. Scyene Road 

 

PLANNING AND ZONING ACTION 

Decision: On July 26, 2021, the Planning and Zoning Commission unanimously 

recommended approval of the zoning change from Planned Development 

– Service Station to Planned Development – General Retail with Exhibits 

A (Legal Description), B (Development Standards), and C (Concept Plan). 

 

SITE BACKGROUND 

Platting: Freeway Addition, Block 1, Lot 3 

Size: 0.97 acres 

Zoning: Planned Development – Service Station  

Future Land Use: Neighborhood Retail with Corridor Development Overlay 

Zoning History: 1951 – Annexed into City of Mesquite and zoned Residential 

1955 – Rezoned to Local Retail 

1964 – Rezoned to Commercial 

1973 – Rezoned to Service Station 

1994 – Rezoned to Planned Development – Service Station (Ord. 3016) 
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Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: GR - General Retail with CUP (Ord. No. 4849) Quickfix Wireless / Tire Shop & 

State Inspection 

SOUTH: C – Commercial with Mesquite Arena/Rodeo 

Entertainment Overlay  

Multi-Tenant Shopping Center 

EAST: Planned Development – Commercial with 

Military Parkway – Scyene Corridor Overlay 

Quik Trip 

WEST: C - Commercial Waffle House 

 

CASE SUMMARY 

The applicant, JM Civil Engineering, is requesting a zoning change from Planned Development 

– Service Station (PD-SS) to Planned Development – Commercial (PD-C) to develop a 

convenience store and fueling station (16 fueling positions) under the ownership of Murphy’s 

Express. The applicant is proposing a Planned Development rather than a straight zoning 

change to request different development standards regarding a modification to the 500-foot 

separation requirement from residential districts and the maximum number of vehicle fueling 

positions, as well as permitted uses and other development standards. 

 

The subject property has an existing Chevron convenience store with fuel sales (6 pumps/12 

vehicle fueling positions) and a tunnel carwash. The applicant is proposing to remove all 

existing structures to construct a new 2,824 square-foot convenience store with fuel sales, 

including 8 fuel pumps or 16 vehicle fueling positions. The proposed design would orient the 

site to face towards Interstate 635 and provide enhanced landscaping along the perimeter of 

the site. 

 

The applicant requested a zoning change to Planned Development – Commercial; however, 

after reviewing the case, Staff is recommending Planned Development – General Retail to align 

with the Neighborhood Retail designation of the Mesquite Comprehensive Plan and to limit 

more intense land uses. 

 

MESQUITE COMPREHENSIVE PLAN 

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

Neighborhood Retail within the Corridor Development Overlay. The Neighborhood Retail land 

use designation represents a variety of retail and personal service businesses that meet the 

daily needs of the residents. This development type generally includes small or medium scale 

development ranging from1,500 square feet to 45,000 square feet and one to two stories in 

height. Neighborhood Retail uses are typically retail, restaurants, and personal services. It is 

recommended that uses within the Neighborhood Retail: 

 Serve as a buffer from roadways for residential areas; 

 Provide a combination of screening, increased rear setbacks, and enhanced 

landscaping; and 
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 Provide a transitional land use between residential uses and higher intensity 

commercial land uses. 

The Corridor Development designation represents commercial development that is located 

along a major corridor. Developments within these corridors are highly visible and enhanced 

landscaping and public art is encouraged in this area. 

STAFF COMMENTS: 

The proposed rezoning to PD-Commercial does not align with the Neighborhood Retail 

designation because it allows more intensive land uses by right such as construction and 

manufacturing. The recommendation to rezone the subject property to PD-General Retail 

supports the intent of the Mesquite Comprehensive Plan. The proposed landscaping, which 

includes 24% of the site landscaped, 9 trees, and 45 shrubs, meets the intent of the Corridor 

Development Overlay to provide enhanced landscaping to a highly visible area.  

 

MESQUITE ZONING ORDINANCE 

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 proposed PD is recommended to incorporate the GR, General retail zoning district as its 

base zone with all applicable regulations and uses, as amended, from the Mesquite Zoning 

Ordinance. In General Retail zoning, convenience stores and fueling stations require approval 

of a Conditional Use Permit (CUP) or Planned Development. The proposed PD will allow SIC 

549(a) Convenience Stores and SIC 554 Refueling Stations by right. All other land uses not 

mentioned in the PD will revert to the standards of the underlying zoning district of General 

Retail, if approved.   

 

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.” 
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STAFF COMMENTS: 

Provided as Exhibit B, the proposed PD will include several amendments to GR development 

standards: 

 

1. The proposed PD will allow a convenience store and fuel sales by right. The Mesquite 

Zoning Ordinance requires a Conditional Use Permit for convenience stores and fuel 

sales in GR districts and includes Special Conditions, which requires all fuel pumps and 

structures to be located 500 feet from any residential district. The proposed 

convenience store and fuel pumps will be located approximately 400 feet or greater 

from the Iron Horse subdivision. 

2. The PD is proposed to have a minimum of 24% open space. This requirement is 14% 

above the required 10% and meets the intent of the Mesquite Comprehensive Plan. 

3. The definition of limited fuel sales includes a maximum of 4 pumps or 8 vehicle fueling 

positions. The PD proposes to allow 8 pumps or 16 vehicle fueling positions by right. 

 

All other required General Retail development standards and special conditions for fueling 

stations will be enforced. 

 

SEC. 4-201(C) CONCEPT PLAN 

“An application for a PD District shall include a concept plan showing a preliminary layout of 

proposed uses, access, buildings, parking, open space and the relationship to existing natural 

features and to adjacent properties and uses. The concept plan shall be construed as an 

illustration of the development concepts and not as an exact representation of all specific 

details.” 

STAFF COMMENTS: 

Exhibit C (attachment 9) includes the concept plan, landscape plan, façade plan, and truck 

route. Staff has reviewed these plans based on the proposed development standards and GR 

zoning district regulations and finds that all requirements are met. 

 

SEC. 3-301 LOT, SETBACK, AND HEIGHT REGULATIONS 

The table below identifies the existing GR zoning district regulations and the proposed 

regulations of this PD. 

STAFF COMMENTS: 

 REQUIRED (GR) PROPOSED 

MAXIMUM LOT COVERAGE (%) 30% 30% 

MINIMUM FRONT & EXTERIOR SIDE YARDS (FT) 25 feet 25 feet 

MINIMUM INTERIOR SIDE & REAR YARDS (FT) 0 feet 0 feet 

MAXIMUM STRUCTURE HEIGHT (FT) 35 feet 35 feet 
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The proposed development is not making any changes to the existing lot, setback, and height 

regulations of the GR zoning district. 

 

SEC. 1A-202(A) GENERAL SITE REQUIREMENTS - LANDSCAPING 

All non-residential districts shall have a minimum landscaped area of 10% of the site and all 

landscaping shall be irrigated. 

STAFF COMMENTS: 

 REQUIRED PROPOSED 

MINIMUM LANDSCAPED AREA (%) 10% 24% 

REQUIRED TREE RATIO 1:500 s.f. 1:1,130 s.f. 

REQUIRED TREES (BASED ON RATIO SITE SIZE) 9 trees 9 trees 

REQUIRED SHRUBS 0 shrubs 45 shrubs 

 

This development proposes to have 24% (10,170 square feet) of the site landscaped, as shown 

on the landscape plan. This increase in landscaping adheres to the intent of the Mesquite 

Comprehensive Plan for the Neighborhood Retail and Corridor Development Overlay future 

land designations. 

  

SEC. 3-504(A)(4) REFUELING STATION RESIDENTIAL SEPARATION 

Pump islands shall be located a minimum of 500 feet from any residential district. 

STAFF COMMENTS: 

The location of the fueling pumps is within 500-foot of a residential district. The fuel pumps are 

approximately 410 feet from the Iron Horse residential subdivision, located south of Military 

Parkway.  

 

CONCLUSIONS 

ANALYSIS 

The request would provide for the redevelopment of an existing convenience store with fuel 

sales and a carwash, which would improve the appearance of a highly visible area along 

Interstate 635. While the proposed development does not meet the 500-foot separation 

requirement from residential district, the recommended rezoning to PD-GR will bring the 

property further in compliance with the Mesquite Comprehensive Plan’s Neighborhood Retail 

designation. 

RECOMMENDATIONS 

Staff recommends approval of the zoning change request from Planned Development – Service 

Station to Planned Development – General Retail with Exhibits A (Legal Description), B 

(Development Standards), and C (Concept Plan). 
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PUBLIC NOTICE 

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

of this writing, Staff has received one (1) returned notice in favor of the request. 

 

CODE CHECK 

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

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Site Pictures 

6. Legal Description (Exhibit A) 

7. Planned Development Standards (Exhibit B) 

8. Concept Plan (Exhibit C) 

9. Application Materials 

10. Traffic Impact Analysis – Executive Summary 

11. Returned Property Owner Notice 
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ATTACHMENT 1 – AERIAL MAP 
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ATTACHMENT 2 – PUBLIC NOTIFICATION MAP 



File No.: Z0621-0204 
Zoning Change 

Page 9 of 23 
 

Planning and Zoning Division 

Prepared by Lesley Frohberg 

  

ATTACHMENT 3 – ZONING MAP 
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ATTACHMENT 4 – FUTURE LAND USE MAP 
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Subject property from I-635 Frontage Road, facing  

 

 
Existing Chevron convenience store, facing east. 

 

ATTACHMENT 5 – SITE PICTURES 
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Existing tunnel carwash, facing northwest. 

 

 
Existing canopy and fuel pumps, facing north. 

 

ATTACHMENT 5 – SITE PICTURES 
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Subject property from Interstate 635, facing west. 

 

 
Subject property from Military Parkway, facing northeast. 

 
  

ATTACHMENT 5 – SITE PICTURES 
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ATTACHMENT 6 – LEGAL DESCRIPTION (EXHIBIT A) 
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ATTACHMENT 7 – PLANNED DEVELOPMENT STANDARDS (EXHIBIT B) 
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ATTACHMENT 8 – EXHIBIT C – CONCEPT PLAN 
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ATTACHMENT 9 – APPLICANTION MATERIALS 
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ATTACHMENT 9 – APPLICANTION MATERIALS 
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ATTACHMENT 9 – APPLICANTION MATERIALS 
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ATTACHMENT 9 – APPLICATION MATERIALS 
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ATTACHMENT 9 – APPLICATION MATERIALS 
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ATTACHMENT 10 – TRAFFIC IMPACT ANALYSIS EXECUTIVE SUMMARY 
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ATTACHMENT 10 – TRAFFIC IMPACT ANALYSIS EXECUTIVE SUMMARY 
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ATTACHMENT 10 – TRAFFIC IMPACT ANALYSIS EXECUTIVE SUMMARY 
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ATTACHMENT 11 – RETURNED PROPERTY OWNER NOTICE 


