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PLANNING AND ZONING DIVISION 

 

Planning and Zoning Division 

Prepared by Lesley Frohberg 

FILE NUMBER: Z0521-0196 

REQUEST FOR: Planned Development – Single Family Residential  

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: Lori Lusk, Kimley-Horn and Associates, Inc. 

Requested Action: Zoning Change from Agriculture to Planned Development – Single-Family 

Residential, with an underlying zoning district of R-3 to allow a 235-lot 

single-family subdivision. 

Location: 2400, 2402, 2404, & 2800 Mesquite Valley Road 

 

PLANNING AND ZONING ACTION 

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

approval of the zoning change from Agriculture to Planned Development 

– Single Family Residential, with an underlying zoning district of “R-3,” 

with Exhibits A (Legal Description), B (Development Standards), and C 

(Concept Plan). 
 

SITE BACKGROUND 

Platting: Not platted 

Size: 51.64 acres 

Zoning: AG - Agriculture 

Future Land Use: Low Density Residential & Parks, Open Space, Drainage 

Zoning History  1974:  Annexed and zoned Agriculture 

Surrounding Zoning and Land Uses (See Attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: Planned Development – Single 

Family Residential 

Single Family Residences 

SOUTH AG, Agriculture & R-3, Single 

Family Residential 

Berry Middle School & Creek Crossing 

Single Family Subdivision 

EAST: AG, Agriculture North Mesquite Creek 

WEST: AG, Agriculture & Planned 

Development – Single Family 

BJ Smith Elementary School & Cantura 

Cove Single Family Subdivision 
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CASE SUMMARY 

The applicant is requesting a rezoning of the subject properties to a Planned Development (PD) 

with an underlying zoning district of R-3, Single-Family Residential, to allow for the development 

of a 235-lot single-family subdivision with 11.32 acres of open space.  The open space will be 

located along the eastern property boundary, adjacent to North Mesquite Creek. Amenities will 

include a pavilion, fire pit, benches, and trails within the open space areas. A 6-foot 

trail/sidewalk will be developed along Mesquite Valley Road, along the southeasterly boundary 

of the property, and meandering through the proposed open space along North Mesquite 

Creek. It is the intent of the developer to connect the trails to the trail network that will be 

installed with the future Copeland Park to the east. Additionally, 5-foot trail/sidewalks will be 

provided through the open space within the interior blocks of the development and along all 

right-of-ways.  

 

Fencing will be provided around the perimeter of the development as follows:  

 4-foot wrought iron fence with landscaping will be provided along the westerly boundary 

open space adjacent to BJ Smith Elementary School.  

 6-foot cedar wood fence will be provided along the southwesterly property boundary, 

adjacent to the Cantura Cove Subdivision.  

 6-foot cedar wood fence will be provided along the southern property boundary, 

adjacent to the Creek Crossing Subdivision. 

 4-foot wrought iron fencing or 6-foot cedar wood fencing will be provided along the 

eastern boundary, abutting the floodplain and Copeland Park.  

 

According to the Concept Plan, access into the subdivision will be from two points along 

Mesquite Valley Road. Entry monuments will be provided at both entrances along Mesquite 

Valley Road. A 40-foot landscape buffer and masonry or wrought iron fence are proposed along 

Mesquite Valley Road, including a minimum of two shade trees, five ornamental trees, and 

sixty-five shrubs or ornamental grasses for each 100 linear feet of frontage.   

 

The minimum lot area proposed for the single-family lots is 4,400 square feet, with a minimum 

living area of 1,500 square feet. Lots will include a minimum lot width of 40 feet and a minimum 

lot depth of 110 feet, except for lots on cul-de-sacs and “eyebrows”. Within these areas, the 

minimum lot width will be reduced to 30 feet, with a minimum lot depth of 90 feet. The maximum 

lot coverage is proposed to be 60%. Each lot will be required to have one 3-inch caliper tree in 

the front yard. Carports are prohibited.  

 

The applicant submitted a Traffic Impact Analysis (TIA) on Wednesday, July 21, 2021. City 

Staff is in the process of reviewing the TIA.  

 

Along with rezoning, the applicant is pursuing a Development Agreement with the City to 

purchase 20 +/- acres of city-owned property (2800 Mesquite Valley Road). The agreement is 

subject to City Council approval. If approved, the agreement will detail the obligations of both 

the developer and the City. The agreement will specify additional standards and conditions that 

will govern the development. These standards and conditions will mirror those requirements in 
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the PD and will include additional standards. This will include architectural requirements that, 

due to state law, are no longer enforceable through zoning.  

 

MESQUITE COMPREHENSIVE PLAN 

The subject property is located within the Low Density Residential and Parks, Open Space, and 

Drainage. The Low Density Residential land use designation represents a traditional single-

family detached neighborhood where each dwelling unit is located on an individual lot. Densities 

may vary from one neighborhood to the next, as well as within the same subdivision to 

encourage diverse housing options.” The Mesquite Comprehensive Plan identifies Low Density 

Residential as 3-5 units per acre.  

 

The Parks, Open Space and Drainage land use designation is intended to preserve open 

spaces for the protection and enjoyment of natural areas. Areas within this designation are 

primarily located along the floodway running throughout the City. Preservation of these areas 

as public and neighborhood-oriented open spaces, incorporating trails and drainage which are 

left in a natural state is recommended. Active or passive recreation playing fields, recreational 

facilities, trails and playgrounds are recommended uses. Supporting uses include related 

storage of maintenance facilities. 

STAFF COMMENTS: 

The proposed zoning change to PD-Single Family aligns with the Low Density Residential 

designation of the Mesquite Comprehensive Plan. The property is surrounded by single-family 

subdivisions and schools, which are zoned residential or agricultural. The proposed 

development will have a gross density of 4.5 units per acre. The gross density for Cantura Cove 

subdivision to the west of the subject property is 3.6 units per acre, while the Indian Trails 

subdivision to the north is 2.2 units per acre. The density of the proposed development and its 

variation from adjacent subdivisions is in line with the Mesquite Comprehensive Plan. 

 

A portion of the property, 11.32 acres, along the eastern property line will remain as open 

space. Much of this area that will remain as open space is encumbered by a 100-year 

floodplain. The developer is proposing a trail system and some amenities within the open 

spaces, which aligns with the Parks, Open Space, and Drainage land use designation of the 

Mesquite Comprehensive Plan.  

 

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.” 
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STAFF COMMENTS: 

The proposed PD is for a residential subdivision including 235 lots, open space, and various 

other amenities. Any standards silent in the PD will revert to the standards of the underlying 

zoning district of R-3, Single Family Residential. There are no other primary uses allowed within 

the PD.  

 

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 City’s standard 

regulations. 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 

 Existing Zoning 

District (R-3) 

Proposed PD Standards 

Min. Lot Size 7,200 sq. f. 4,400 s.f. 

Min. Lot Width 60 ft. 40 ft. except along cul-de-sacs 

and “eyebrows”, then 30 ft 

Min. Lot Depth 110 ft. 110 ft. except along cul-de-sacs 

and “eyebrows”, then 90 ft 

Min. Front Yard 25 ft. 20 ft. 

Exterior Side Yard (Key Lot) 25 ft. 20 ft. 

Exterior Side Yard (Not on Key 

Lot) 

10 ft. 10 ft. 

Interior Side Yard 5 ft. 5 ft. 

Rear Yard 25 ft. 10 ft.  

Max. Height 35 ft. or 2.5 stories 35 ft. or 2.5 stories 

Min. Living Area 1,500 sq. ft. 1,500 sq. ft. 
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Thoroughfare Plan and Proposed PD Comparison 

 Thoroughfare Plan Proposed PD Standards 

Min. ROW Width  
(local streets with no alley) 

65 ft. 
 

50 ft. 

Pavement Width 31 ft. 31 ft. 

 

Tree Preservation 

The City of Mesquite adopted rules and regulations that encourage the preservation and 

protection of significant trees while providing for the replacement and replanting of trees that 

are necessarily removed during construction, development, and redevelopment.  

 

Through the PD, the applicant proposes that a tree survey is not required and all tree 

preservation or remediation be addressed by the planting of street trees, buffer trees, entry 

trees, parkway trees, and lot trees. 

 

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 7 includes the proposed Concept Plan, which illustrates the layout of the 

subdivision.  The site is encumbered with floodplain due to an existing, nearby creek. A portion 

of the existing floodplain, approximately 3.4 acres, is proposed to be reclaimed to allow 

development. The remainder of the floodplain and the existing creek will not be disturbed and 

will be used as open space.   
 

CONCLUSIONS 

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 high-quality development while maintaining safe and adequate infrastructure. It is 

Staff’s opinion that the proposed subdivision at this location is the highest and best use of the 

property and is compatible with the surrounding existing developments.  

RECOMMENDATIONS 

Staff recommends approval of the zoning change from Agriculture to Planned Development – 

Single Family Residential, with an underlying zoning district of “R-3,” to allow a 235-lot single-

family subdivision 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 July 28, 

2021, Staff received five (5) returned notices in opposition and one (1) returned notice in favor 

of 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. Street & Utility Section (Exhibit D) 

10. Application Materials 

11. Traffic Impact Analysis Executive Summary 

12. Returned Property Owner 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 – FUTURE LAND USE MAP 
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Subject property from across Mesquite Valley Road at Quapaw Trail, facing south. 

 

 
Subject property from across Mesquite Valley Road at Osage Trail, facing southeast. 

 
 
 

ATTACHMENT 5 – SITE PHOTOS 
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ATTACHMENT 6 – LEGAL DESCRIPTION (EXHIBIT A) 
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ATTACHMENT 6 – LEGAL DESCRIPTION (EXHIBIT A) 
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ATTACHMENT 6 – LEGAL DESCRIPTION (EXHIBIT A) 
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ATTACHMENT 6 – LEGAL DESCRIPTION (EXHIBIT A) 
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ATTACHMENT 7 – PLANNED DEVELOPMENT STANDARDS (EXHIBIT B) 
 
 
 



File No.: Z0521-0196 
Zoning Change 

Page 17 of 30 
 

Planning and Zoning Division 

Prepared by Lesley Frohberg 

 
 

ATTACHMENT 7 – PLANNED DEVELOPMENT STANDARDS (EXHIBIT B) 
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ATTACHMENT 7 – PLANNED DEVELOPMENT STANDARDS (EXHIBIT B) 
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ATTACHMENT 8 – CONCEPT PLAN (EXHIBIT C) 
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ATTACHMENT 8 – CONCEPT PLAN (EXHIBIT C) 
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ATTACHMENT 9 – STREET & UTILITY SECTION (EXHIBIT D) 
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ATTACHMENT 10 – APPLICATION MATERIALS 
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ATTACHMENT 10 – APPLICATION MATERIALS 
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ATTACHMENT 11 – TRAFFIC IMPACT ANALYSIS EXECUTIVE SUMMARY 
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ATTACHMENT 12 – RETURNED PROPERTY OWNER NOTICES 
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ATTACHMENT 12 – RETURNED PROPERTY OWNER NOTICES 



File No.: Z0521-0196 
Zoning Change 

Page 27 of 30 
 

Planning and Zoning Division 

Prepared by Lesley Frohberg 

 
 
 

ATTACHMENT 12 – RETURNED PROPERTY OWNER NOTICES 
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ATTACHMENT 12 – RETURNED PROPERTY OWNER NOTICES 
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ATTACHMENT 12 – RETURNED PROPERTY OWNER NOTICES 
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ATTACHMENT 12 – RETURNED PROPERTY OWNER NOTICES 
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