
 

 

 

 

 

FILE NUMBER: Z1123-0338 

REQUEST FOR: Planned Development - Townhome & Comprehensive Plan 

Amendment 

CASE MANAGER: Jordan Gregory 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, September 23, 2024 (Approved) 

City Council 1st Meeting: Monday, October 21, 2024 (Tabled) 

City Council 2nd Meeting: Monday, April 7, 2025 

 

UPDATE: 

At the October 21, 2024, meeting, City Council postponed the request without a date certain 

to allow the applicant an opportunity to revise the proposal. The applicant has since submitted 

a revised concept plan with the following changes. 

 

• Removed the assisted living facility 

• Increased the number of dwelling units from 34 to 35 

• Added a dog park, open space and pickleball court 

• Included an access connection through the adjacent church property 

• Added 19 guest parking spaces 

 

GENERAL INFORMATION 

Applicant: Jason Shaw 

Requested Action: Comprehensive Plan Amendment from Low Density Residential to 

Medium Density Residential and a zoning change from AG – Agriculture 

to Planned Development – Townhomes to allow an age-restricted 

townhome development including 34 townhomes and an assisted living 

facility.  

Location: 2795 Clay Mathis Road 

  

PLANNING AND ZONING ACTION 

Decision: On September 23, 2024, the Planning and Zoning Commission voted 6-

1-0 to approve the requested zoning change to Planned Development – 

Commercial, and the Comprehensive Plan Amendment change to 

Medium Density Residential with Exhibit A (Legal Description), Exhibit B 

(Development Standards), Exhibit C (Concept Plan), and the following 

conditions:  

PLANNING AND ZONING DIVISION 
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• A 6-foot masonry wall or living screen shall be erected between 

the assisted living facility and the adjacent townhome and single 

family home. 

• The property lines through the shared driveways shall be clearly 

delineated with a median or landscape bed to separate the parking 

spaces between the dwelling units. This change must be shown 

on the approved site plan and does not require a concept plan 

amendment.  

• Five parking spaces (approximately 1/3 of the required visitor 

spaces) shall be placed on the southwest portion of the parcel 

near the cul-de-sac. This change must be shown on the approved 

site plan and does not require a concept plan amendment. 

• The 17 off-street visitor parking spaces shall be constructed 

before the final inspection of any townhome constructed after 50% 

of the dwelling units have been completed.  

• The percentage of open space provided after development shall 

not be less than what is listed on the concept plan.   
 

SITE BACKGROUND 

Platting: Not Platted 

Size: 4.2940 Acres 

Land Use: Vacant 

Zoning: AG – Agriculture  

Future Land Use: Low Density Residential 

Zoning History: 1974: Annexed and zoned Agriculture 

Surrounding Zoning and Land Uses (See Attachment 2): 

 ZONING LAND USE 

NORTH: R-PD - Residential Planned Development 

(Ord. 2070) 

Single Family Homes 

SOUTH: AG – Agricultural  Cornerstone Baptist Church 

EAST: R-PD - Residential Planned Development 

(Ord. 2070) 

Single Family Homes 

WEST: AG – Agricultural  Single Family Home, Vacant 

CASE SUMMARY 

The applicant is requesting a rezoning of the subject property from AG – Agricultural to Planned 

Development – Townhomes. A maximum of 34 townhome units are proposed, with a gross 

density of 7.9 dwelling units per acre. The 34 units will be provided in two duplex structures, six 

triplex structures, and three quadplex structures. The lot areas for each townhome will range 

from approximately 2,600 – 3,800 square feet, with an anticipated living area of 1,400 square 

feet. The subdivision is proposed to have no alleys and all townhomes will include a front entry 
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one-car garage with a shared driveway between each unit. An additional 17 off-street visitor 

parking spaces are proposed in the commercial parking area for the assisted living facility.  

 

The PD includes an additional permitted use for Lot 31: SIC Code 805 – Nursing and Personal 

Care Facilities. As part of the 55 and up age requirement, the development will also include an 

on-site assisted living facility, which will have a maximum of 48 beds. 

 

Open space is proposed in two locations on the southwest portion of the parcel, near the cul-

de-sac. The open space proposed on the Concept Plan (Attachment 8) equates to 

approximately 6% (5,556.7 square feet/2.06 acres) of the site. This is calculated using parcels 

on the site that do not have residential dwelling units. The PD does not stipulate any additional 

amenities to be included in the development.  

 

Fencing will be provided throughout the development, including a 6-foot masonry wall along 

Clay Mathis Road, as well as a 6-foot wrought iron fence along the rear property line(s) of each 

of the townhome lots. An additional 6-foot wrought iron fence with a living screening will be 

constructed at the exterior of all open spaces/public areas that are adjacent to an external 

boundary.  

 

As required by the Mesquite Zoning Ordinance (MZO), the PD restricts recreational vehicles, 

motorhomes, watercraft equipment, or other equipment greater than 6 feet in height when 

mounted on its transporting trailer to be parked or stored on any lot with a dwelling unit; and 

regardless of height, no such equipment shall be parked or stored on any street for longer than 

24 hours. 

 
A Homeowner’s Association is required and will be responsible for the upkeep and maintenance 

of any common areas or community facilities. 

 

MESQUITE COMPREHENSIVE PLAN 

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

Low Density Residential. The Low Density Residential land use designation represents a 

traditional single family detached neighborhood where each dwelling unit is located on an 

individual lot. This development type typically sees 3-5 units per acre, with supporting uses 

including parks, recreation facilities, schools, and neighborhood clubhouses. 

STAFF COMMENTS: 

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

Low Density Residential, which does not align with a townhome development. In addition to the 

zoning request, the applicant has requested a Comprehensive Plan Amendment from Low 

Density Residential to Medium Density Residential. Medium Density Residential represents 

single-family residential neighborhoods that have a density of 6-12 units per acre. Structure 

types may include single-family detached homes, townhomes, duplexes, and patio homes.  

 

The proposed townhome development would have a gross density of 7.9 units per acre, which 

would align with the Medium Density Residential designation. It is Staff’s opinion that the 
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Comprehensive Plan Amendment will still allow the intent of the Mesquite Comprehensive Plan 

to be met by filling a gap in Mesquite’s housing diversity. Additionally, the townhome 

development is proposed to provide screening and enhanced landscaping throughout.  

 

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 for a townhome development including 34 residential lots and an assisted 

living facility located on Lot 31.  

 

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: 

As part of the PD request, the applicant is proposing deviations from the recommended City 

standards for townhomes. The tables below illustrate the requirements and specific deviations 

proposed by the applicant. Any regulations not listed in the PD must comply with applicable city 

ordinances. 

 

Mesquite Zoning Ordinance and Proposed PD Comparison 

 Townhome Standards Proposed PD Standards 

Min. Lot Size 3,000 sq. ft. 2,500 sq. ft.  

Min. Lot Depth 100 ft. 100 ft.  

Min. Lot Width 25 ft. 25 ft.  

Min. Front Yard (front entry) 20 ft. 20 ft. 

Min. Exterior Side Yard  10 ft. 10 ft. 

Interior Side Yard Per Fire Code Per Fire Code 
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Min. Rear Yard (front entry) 10 ft. 10 ft.  

Max. Height 
2 stories, but up to 35 

ft. on interior lots 

2 stories, but up to 36 ft. on 

interior lots 

Min. Living Area 1,500 sq. ft. 1,400 sq. ft. 

Max. Density 8 units per acre 8 units per acre 

Min. Building Separation 26 ft.  10 ft.  

Max. # of Units per Building 4 units 4 units 

Min. Open Space 
40% + 10,000 sq. ft. 

common space 

~6% with 5,556.67sq. ft. 

common space 

Resident Parking 
2 covered off-street 

spaces per unit 

1 covered off-street space per 

unit 

Visitor Parking 
1 space for every 2 

units, in common areas 

1 space for every 2 units, in 

common areas (17 spots) 

Recreational Facilities 
None required, but 

encouraged. 
None proposed. 

Screening 

8-ft. long-span precast 

decorative wall at the 

perimeter 

6-ft. masonry wall along Clay 

Mathis Road. 6-ft. wrought iron 

fence along rear long lines of 

residential units + open space. 

Homeowner’s Association Required Required 
 

 

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: 

Attachment 8 includes the proposed Concept Plan, which illustrates the layout of the 

subdivision.   

 

CONCLUSION 

ANALYSIS 

Staff has reviewed the proposed requirements in the PD. While the proposed standards in the 

PD differ from several typical City standards, it is Staff’s opinion that the proposed PD will 

provide for a development with adequate infrastructure. Additionally, the Comprehensive Plan 

Amendment to Medium Density Residential will meet the intent of the Mesquite Comprehensive 

Plan as it provides a development that fills a gap in Mesquite’s housing diversity. It is Staff’s 

opinion that the proposed subdivision at this location is an appropriate use and is compatible 

with the surrounding developments; however, slight changes should be made to the overall 

design.  
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RECOMMENDATIONS 

Staff recommends approval of the Comprehensive Plan Amendment from Low Density 

Residential to Medium Density Residential and the zoning change from AG – Agriculture to 

Planned Development – Townhomes, to allow a townhome development including 34 

townhomes and an assisted living facility with Exhibits A (Legal Description), B (Development 

Standards), and C (Concept Plan), and the following conditions: 

• A 6-foot masonry wall or living screen shall be erected between the assisted living 

facility and the adjacent townhome and single family home. 

• The property lines through the shared driveways shall be clearly delineated with a 

median or landscape bed to separate the parking spaces between the dwelling units. 

This change must be shown on the approved site plan and does not require a concept 

plan amendment.  

• Five parking spaces (approximately 1/3 of the required visitor spaces) shall be placed 

on the southwest portion of the parcel near the cul-de-sac. This change must be shown 

on the approved site plan and does not require a concept plan amendment. 

• The 17 off-street visitor parking spaces shall be constructed before the final inspection 

of any townhome constructed after 50% of the dwelling units have been completed.  

• The percentage of open space provided after development shall not be less than what 

is listed on the concept plan.  

 

PUBLIC NOTICE 

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

with a courtesy notice for properties within 400 feet. As of March 31, 2025, Staff has received 

one returned notice in support (two came from the same property) and five returned notices in 

opposition to the request. 

 

CODE CHECK 

The site has no open code cases. 

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map  

3. Zoning Map 

4. Future Land Use Map 

5. Site Photos 

6. Legal Description (Exhibit A) 

7. Planned Development Standards (Exhibit B)  

8. Concept Plan (Exhibit C) 

9. Application Materials 

10. Returned Notices 
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ATTACHMENT 1 – AERIAL MAP 
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ATTACHMENT 2 – PUBLIC NOTIFICATION MAP 



File No.: Z1123-0338 
Zoning Change 

 

 
  

ATTACHMENT 3 – ZONING MAP 
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ATTACHMENT 4 – FUTURE LAND USE MAP 
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Subject property from Clay Mathis Road, facing southwest 

 

 
Subject property from Clay Mathis Road, facing south 

ATTACHMENT 5 – SITE PHOTOS 
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Subject property from the rear portion of the adjacent Church property, facing northeast 

 

 
Subject property from Edwards Church Road, facing southeast

ATTACHMENT 5 – SITE PHOTOS 
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ATTACHMENT 6 – LEGAL DESCRIPTION (EXHIBIT A) 
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ATTACHMENT 7 – DEVELOPMENT STANDARDS (EXHIBIT B) 
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ATTACHMENT 7 – DEVELOPMENT STANDARDS (EXHIBIT B) 
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ATTACHMENT 7 – DEVELOPMENT STANDARDS (EXHIBIT B) 
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ATTACHMENT 8 – CONCEPT PLAN (EXHIBIT C) 
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ATTACHMENT 9 – APPLICATION MATERIALS 
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ATTACHMENT 9 – APPLICATION MATERIALS 
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ATTACHMENT 9 – APPLICATION MATERIALS 
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ATTACHMENT 10 – RETURNED NOTICES 
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