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PLANNING AND ZONING DIVISION 

 

Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

FILE NUMBER: Z0125-0379 

REQUEST FOR: Rezone to Planned Development – Light Commercial (PD-LC) to 

allow a convenience store with 20 fueling positions and a tunnel 

carwash. 

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

Development Services 
 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, July 14, 2025 

City Council: Monday, August 18, 2025 

 

GENERAL INFORMATION 

Applicant: QT South, LLC (QuikTrip) 

Requested Action: Zoning change to PD-LC to allow the following: 

1) to permit a tunnel carwash within the required 100-foot separation 

from a residential district;  

2) to allow a convenience store with fuel sales within the required 

500-foot separation from a residential zoning district;  

3) and to increase the maximum number of vehicle fueling positions, 

allowing a total of 20 fueling positions on the property 

Location: Northwest corner of IH-20 and FM 740 

 

PLANNING AND ZONING ACTION 

  Decision: On July 14, 2025, the Planning and Zoning Commission recommended 

approval of the request by a vote of 6-1 (Commissioner Dharmarajan 

abstaining) to approve the rezoning to PD-LC with the recommended 

stipulations. 
 

SITE BACKGROUND 

Platting: Unplatted (plat will be required)  

Size: 3.4 +/- acres 

Zoning: Agricultural within the K-20 Floating Zone 

Future Land Use: Trinity Pointe Special Planning Area 

Zoning History: 2006: Annexed and zoned AG 
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Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: Agricultural within the K-20 Floating Zone Undeveloped and a single-family home 

SOUTH: Agricultural within the K-20 Floating Zone Undeveloped Land and RV Park 

EAST: Agricultural within the K-20 Floating Zone Undeveloped Land and Storage 

WEST: Agricultural within the K-20 Floating Zone Undeveloped Land 

 

CASE SUMMARY 

The applicant, QuikTrip, is requesting a zoning change to establish a Planned Development–

Light Commercial (PD-LC) district to allow for the development of a new QuikTrip convenience 

store with fuel sales and a Bubble Bath tunnel carwash on approximately 3.4 acres at the 

northwest corner of FM 740 and IH-20. Although the proposed carwash will be owned by 

QuikTrip, it will be located on a separate lot and operate independently from the convenience 

store. QuikTrip acquired Bubble Bath Carwash in 2023 as part of its efforts to expand into the 

carwash market. 

 

Under the Mesquite Zoning Ordinance (MZO), convenience stores with fuel sales are permitted 

in the Light Commercial (LC) district with a Conditional Use Permit (CUP) and must be located 

at least 500 feet from a residential district. Carwashes are also permitted in the LC district but 

must be located at least 100 feet from a residential district. Although the surrounding properties 

include a mix of undeveloped land, a few residential homes, and nonresidential uses, all are 

zoned Agricultural, which is classified as a residential district. 

 

Rather than requesting straight LC zoning with a CUP, the applicant is proposing a PD-LC to 

allow modifications to development standards, including increasing the number of fueling 

positions from eight to 20 and reducing the separation requirements from nearby residentially 

zoned properties. There are two occupied single-family homes located approximately 280 feet 

to the east and west of the subject property. 

 

In addition to the proposed modifications to separation requirements, the PD-LC will establish 

tailored development standards for signage, landscaping, and screening. A summary of the 

proposed standards includes: 

 

• Increasing the minimum landscaping requirement from 10% to 20% of the lot area. 

• Waiving the screening wall requirement adjacent to agriculturally zoned properties. 

• Requiring any fencing on the property to be limited to wrought iron. 

• Allowing off-premise signage for businesses within the PD-LC district. 

• Allowing a multi-tenant pole sign up to 50 feet in height and a maximum of 250 square 

feet in total sign area. 

• Requiring 35% transparency for the convenience store façade, with the carwash 

excluded from this requirement. 
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MESQUITE COMPREHENSIVE PLAN 

The Mesquite Comprehensive Plan designates the subject property as part of the Trinity Pointe 

Special Planning Area, which “is envisioned as a thriving business corridor with a variety of 

residential opportunities and outdoor spaces that interconnect. It is envisioned to be a premier 

community with a distinct character, while setting itself apart as a destination for family-friendly 

entertainment, high-quality retail, and innovative business services.” As the main retail area for 

the I-20 corridor, retail uses should include major retailers that will draw visitors from the 

surrounding area for their shopping needs. Other traditional commercial and office uses should 

be located along the highway frontage to take advantage of the visibility and to buffer residential 

uses from the highway.  

 

STAFF COMMENTS: 

The applicant is not requesting a Comprehensive Plan amendment. It is the intent of the 

Mesquite Comprehensive Plan for the City to perform additional land-use planning and 

establish additional zoning requirements for the desired land uses within the Trinity Pointe area. 

The additional land-use planning, which has not been conducted, would determine whether 

further design standards and or use restrictions should be implemented in the area. In general, 

the proposed QuikTrip aligns with the Plan's direction to locate commercial uses along the I-20 

frontage to take advantage of highway visibility. The proposed convenience store with fuel 

sales is a highway-oriented use that serves both local and regional traffic, potentially 

contributing to corridor activation and further development along the IH-20 corridor.   

 

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 the public health, safety, and 

welfare and will benefit the City as a whole. 

 

Staff Comments:  The proposed amendment promotes public health and safety 

through modern, regulated design and access to essential services, and it supports 

general welfare by enhancing economic activity, tax revenue, and corridor activation. 

While the use is utilitarian in nature, its placement and operational standards contribute 

positively to the community and the City's broader goals. 

 

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

other adopted land use policies. 
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Staff Comments:  The proposed amendment is consistent with the Comprehensive 

Plan’s functional goals for highway frontage development and service-oriented retail. 

However, it is only partially consistent with the aspirational vision for the Trinity Pointe 

Special Planning Area, which seeks a more distinctive and higher-intensity mix of uses. 

The degree of alignment could be improved by incorporating elevated design standards 

and ensuring the development complements surrounding future uses. 

 

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. 

 

4. The extent to which the proposed amendment creates nonconformities. 

 

Staff Comments: As undeveloped property, 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:  While there is currently no established development trend in the 

area, the proposed rezoning and development can help initiate activity and establish a 

commercial presence at a key intersection and may positively influence the pace and 

direction of future growth within the area. 

 

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 current Agricultural zoning is no longer suitable for this property 

due to its location at a major highway intersection and its inclusion in a designated 

special planning area intended for higher-intensity, economically productive uses. 

Rezoning the property to a Planned Development – Light Commercial district is a logical 

and necessary step to support feasible, appropriate development that aligns with long-

term planning objectives. 
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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:  Adequate public facilities are either already in place or can be 

reasonably extended to serve the proposed development. QuikTrip is working with City 

staff regarding the extension of sanitary sewer service to the area, which may serve as 

a catalyst for future development in the area. The rezoning would not overburden City 

services and is consistent with the City's capacity to support growth in this location. 

 

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 offers a greater level of public benefit than 

would be achieved under standard Light Commercial zoning by enabling enhanced 

design, infrastructure planning, and site-specific development controls. These benefits 

help bridge the gap between a utilitarian land use and the broader vision of the Trinity 

Pointe Special Planning Area, making the PD a more effective zoning tool for this 

location. 

 

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 has the potential to incorporate creative 

site design solutions that enhance safety, aesthetics, and long-term compatibility with 

surrounding development. It provides a higher level of design control and overall quality 

than would be possible under the standard Light Commercial zoning district.  

 

11. Any other legally sufficient standard under Texas law. 

 

Staff Comments: No comments at this time. 

 

CONCLUSIONS 

ANALYSIS 

The proposed rezoning to a PD-LC district for a QuikTrip convenience store with fuel sales and 

a carwash is appropriate given the site’s strategic location at the intersection of FM 740 and 

IH-20. The use aligns with the Comprehensive Plan’s intent to place commercial development 

along highway corridors where visibility and access are high, and it can serve as a catalyst for 

further investment in an area that has seen little recent development. 
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PUBLIC NOTICE 

Staff mailed statutory notices to all property owners within 200 feet of the subject property, as 

required, and also sent courtesy notices to property owners within 400 feet. As of August 4, 

2025, no responses have been received in regard to the statutory notices. One response in 

opposition has been received from the courtesy notice recipients. 

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

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. Freestanding Signs (Exhibit D) 

11. Public Notice 

 

RECOMMENDATIONS 

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

to allow a convenience store with 20 fueling positions and a tunnel carwash with Exhibits A 

(Legal Description), B (Development Standards), C (Concept Plan), and D (Freestanding Sign) 

located at northwest corner of FM 740 and IH-20 (as described in Exhibit A). 
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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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Facing south towards FM 740 and IH-20 Intersection 

 

 
Subject property facing west 

ATTACHMENT 5 – SITE PICTURES 
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Subject property facing North. 

 

 
Subject property facing Northwest. 

 

 
 

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-LC”) 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 Light Commercial (“LC”) 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-LC district. Where these regulations conflict with or overlap another ordinance, this 

PD-LC ordinance will control. 

 

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

uses in the LC 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 in addition to those outlined 

under the LC District classification: 

 

i. SIC Code 549a. Convenience Stores are permitted only in 

conjunction with self-service fuel sales. 

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

1. Up to 20 fueling positions 

2. Heavy-load vehicle refueling is not permitted 

iii. SIC Code 7542 Car Washes, except self-service car washes, are 

prohibited (does not preclude self-service vacuum provided with a 

non-self-service carwash) 

 

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 

 

ATTACHMENT 8 – DEVELOPMENT STANDARDS 
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2. Development Standards. In addition to the requirements of the LC 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 

amendment to comply with the adopted Building and Fire Codes, and the 

Mesquite Engineering Design Manual.  

 

b. Landscaping and Screening.  

 
i. The minimum amount of landscaping shall be at least 20% of the lot. 

 

ii. One shade tree, or one evergreen tree, or three ornamental trees 

shall be provided and maintained for each 650 square feet of 

required open space area. 

 
iii. District screening is not required adjacent to Agricultural zoned 

property.  

 
iv. Any fencing on the Property shall consist of a wrought iron. In this 

PD ordinance, wrought iron refers to tubular steel or aluminum 

commonly used in commercial fencing placed vertically between 3 

and 6 inches on center. 

 
c. Signage. 

 

i. Multi-tenant signs may advertise any business located within the 

Planned Development, regardless of individual lot lines, without 

being considered off-premise (billboard) signage. 

 

ii. Pole signage will be allowed at a rate of 1 (one) per lot at a maximum 

height of 5O feet with a maximum of 250 square feet per sign face. 

 
iii. All pole signage must have an irrigated landscaped area consisting 

primarily of bushes, shrubs, and ornamental grasses that is equal to 

or greater in size than the total surface area of the largest pole sign 

face and shall be installed around the base of the sign. 

 
iv. All pole signs greater than 35 feet shall have a decorative masonry 

base measuring 8 feet in height. 

 
v. The design of all freestanding signs shall be consistent with the 

conceptual signage designs shown in the attached Exhibit "D." The 
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freestanding signs shall be located on the Property as shown on 

Exhibit “C." 

 
d. Transparency. The front and side elevations shall incorporate a minimum 

of 35% transparency consisting of windows and doors. Excluded from this 

requirement will be a tunnel car wash where glazing will not be required. 
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ATTACHMENT 9 – CONCEPT PLAN 
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ATTACHMENT 9 – CONCEPT PLAN 
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ATTACHMENT 10 – FREESTANDING SIGNS 
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ATTACHMENT 10 – FREESTANDING SIGNS 
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ATTACHMENT 11 – PUBLIC NOTICE 


