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PLANNING AND ZONING DIVISION 

 

Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

FILE NUMBER: Z0325-0389 

REQUEST FOR: Rezone to Planned Development – Commercial (PD-C) to allow a 

fueling station with 16 fueling positions 

CASE MANAGER: Garrett Langford, AICP, Assistant Director of Planning and 

Development Services 
 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, June 9, 2025 

City Council: Monday, July 7, 2025 

 

GENERAL INFORMATION 

Applicant: Kimley-Horn and Associates, Inc., on behalf of BJ’s Wholesale Club 

Requested Action: Zoning change to PD-C to allow fuel sales with modifications to the 

maximum number of fueling positions and to the 500-ft separation 

requirement from a residential district 

Location: 4444 N. Galloway Ave (~1 acres at the southwest portion of the lot) 

 

PLANNING AND ZONING ACTION 

Decision: On June 9, 2025, the Planning and Zoning Commission voted 5-2 

(Commissioners Arnold and Dharmarajan opposed) to approve the zoning 

change to PD – Commercial to allow a fueling station with 16 fueling 

positions. 
 

SITE BACKGROUND 

Platting: Lot 1, Block 2 of the Meadowview Farms Retail (replat will be required)  

Size: 1 +/- acres 

Zoning: PD - C (Ord. 1643) 

Future Land Use: Commercial 

Zoning History: 1971: Annexed and zoned R-3, Single Family Residential 

1980: Rezoned to PD-C (Ord. 1643) 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: PD-C (Ord. 1643) Retail (home improvement store) 

SOUTH: GR - General Retail Retail strip center with fuel sales 

EAST: PD-C (Ord. 1643) Retail (home improvement store) 

WEST: PD-C (Ord. 4670) Tunnel carwash 
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CASE SUMMARY 

The applicant, representing the BJ’s Wholesale Club, is requesting a zoning change to 

establish a PD-C district that would allow fuel sales on the southwest portion of Lowe’s Home 

Improvement property located at 4444 N. Galloway Ave. BJ’s Wholesale Club is a 

Massachusetts-based retailer that has focused primarily along the East Coast. They are now 

expanding into the Dallas-Fort Worth market with planned locations in Grand Prairie, Forney, 

Mesquite, and other locations in Texas that have yet to be announced. The applicant described 

BJ’s Wholesale Club in the following way: 

 

BJ’s Wholesale Club is a recognized leader in the warehouse club industry, 

operating 254 clubs and 190 gas stations across the nation. With over 7.5 million 

members contributing to $20 billion in annual sales, BJ's Wholesale Club provides 

a carefully curated assortment of products and services, including perishable 

items, general merchandise, gas and other ancillary services. 

 

The BJ’s Wholesale Club store in Mesquite will be located at 4355 Childress Avenue, 

approximately 500 feet from the proposed fueling station for their members only. The 105,000-

square-foot store is permitted by right and is currently undergoing the permitting process. 

Instead of placing the fuel sales on the same site as the retail store, BJ’s has chosen the 

northeast corner of N. Galloway Avenue and Barnes Bridge Road on Lowe’s property. 

 

Under the Mesquite Zoning Ordinance (MZO), fuel sales are allowed in the Commercial zoning 

district but require a Conditional Use Permit (CUP) if located within 500 feet of a residential 

district. The proposed fueling station is approximately 290 feet northeast of the Country 

Meadow subdivision. Rather than seeking a CUP, the applicant requests a PD-C district to 

allow modifications to the development standards, including increasing fueling positions from 8 

to 16 and reducing the required 500-foot separation from residential areas. The fueling station 

will not include a convenience store.  

 

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. The Plan  offered 

the following strategies for Commercial developments: 

 

• Commercial activity should be buffered from low density residential areas through the 

use of enhanced landscaping, increased rear setbacks, the incorporation of medium 

density residential, buffered waterways or creeks, and/or screening walls. 

 

• Commercial development should be located along highways and major arterial 

roadways. 

https://www.bjs.com/
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STAFF COMMENTS: 

The applicant is not requesting a Comprehensive Plan amendment. The proposed fuel sales is 

consistent with the Commercial future land use designation, which includes uses such as retail, 

big box retailers, and personal services. The proposed development is located at the 

intersection of two major arterial roadways, which is in line with the Comprehensive Plan’s 

strategy to direct commercial activity to major thoroughfares. Additionally, the site is not 

adjacent to any residential properties, which avoids potential land-use conflicts and supports 

the Plan’s recommendation to buffer commercial uses from low-density residential areas. As 

such, the proposed development aligns with both the intent and strategies of the Commercial 

land use category. 

 

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 public health, safety, and 

welfare and will benefit the City as a whole. 

 

Staff Comments: The proposed PD promotes public health, safety, and welfare by 

enabling infill commercial development on an underutilized parking area, supporting 

more efficient land use, increasing consumer convenience, and adding economic 

activity without impacting adjacent properties. 

 

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

other adopted land use policies. 

 

Staff Comments: The proposed use aligns with the City’s Future Land Use Map, which 

designates the area as Commercial. The location at the intersection of two major 

arterials is consistent with Comprehensive Plan strategies for retail development.  

 

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

strategic goals. 

 

Staff Comments: The proposed PD District 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 redevelopment of an underutilized parking area. 

 

4. The extent to which the proposed amendment creates nonconformities. 
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Staff Comments: The proposed development will reduce the number of parking spaces 

serving the Lowe’s Home Improvement store. However, the applicant has demonstrated 

that the remaining parking will continue to meet zoning requirements, and no 

nonconformity will be created.  

 

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

 

Staff Comments: The project is compatible with the surrounding commercial and retail 

uses, which include similar auto-oriented developments, making the proposed use 

contextually appropriate. 

 

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: Although the existing PD-Commercial zoning allows general 

commercial uses, it does not permit fuel sales. Given the site’s location at a major 

arterial intersection, the property is well-suited for the proposed use. The PD offers a 

more feasible and market-responsive zoning framework. 

 

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. 

 

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 provides greater public benefit than standard zoning by 

enabling a development that supports private investment, efficient site reuse, and 
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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. As of June 16, 2025, Staff 

has received three courtesy notices opposed. 

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

economic activity—benefits that would not be achievable under a standard Commercial 

zoning district with a CUP. 

 

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 concept plan demonstrates a creative and responsive site 

design by converting underutilized parking into a productive outparcel while 

incorporating enhanced landscaping and adhering to all standard development 

requirements without requesting variances.  

 

11. Any other legally sufficient standard under Texas law. 

 

Staff Comments: No comments at this time. 

 

CONCLUSIONS 

ANALYSIS 

The proposed rezoning to PD-C to allow fuel sales represents a logical and beneficial use of 

an underutilized portion of an existing commercial site. The project aligns with the City’s 

Comprehensive Plan, supports the City Council’s strategic goals, and is compatible with 

surrounding commercial development trends. Given the site’s location at a major arterial 

intersection, the availability of existing infrastructure, and the absence of adverse impacts on 

adjacent properties, the proposal is appropriate. Staff recommends approval of the request. 

 

RECOMMENDATIONS 

Staff recommends approval of the zoning change to Planned Development – Commercial to 

allow fuel sales with 16 fueling positions with Exhibits A (Legal Description), B (Development 

Standards), and C (Concept Plan), located at 4444 N. Galloway Avenue (as described in Exhibit 

A). 
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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 
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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 south 

 

 
Subject property facing north 

ATTACHMENT 5 – SITE PICTURES 
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Facing north from N. Galloway Ave and Barnes Bridge intersection. 

 

 
 

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

 

This Planned Development - Commercial district (“PD-C”) 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 Commercial (“C”) zoning district as the 

base district standards consistent with the Concept Plan attached hereto and 

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

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

C ordinance will control.. 

 

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

uses in the C 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 

unless permitted in subsection B. below.  

 

b. The following use is permitted on the Property Lot 3 in addition to those 

outlined under the C District classification: 

 

i. SIC Code 554 Refueling Station with the following stipulations: 

1. Up to 16 fueling positions 

2. Heavy load vehicle refueling is not permitted 

 

c. 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 C zoning district, 

the Planned Development is subject to the following.  

 

a. Site Plan. The site plan for the Property shall be consistent with Exhibit C. 

The site plan may differ from the Concept Plan without requiring a PD 

ATTACHMENT 8 – DEVELOPMENT STANDARDS 
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amendment to comply with the adopted Building and Fire Codes, and 

Mesquite Engineering Design Manual.  

 

b. Landscaping.  

 
i. A parking screen shall be provided in accordance with Section lA-

301.C.3 of the Mesquite Zoning Ordinance. 

 

ii. The minimum required amount of landscaping shall be 20% of the 

lot.  
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ATTACHMENT 9 – CONCEPT PLAN 
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ATTACHMENT 10 – PUBLIC RESPONSES 
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ATTACHMENT 10 – RETURNED NOTICES 
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ATTACHMENT 10 – RETURNED NOTICES 


