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PLANNING AND ZONING DIVISION 

 

Planning and Zoning Division 

Prepared by Garrett Langford, AICP 

FILE NUMBER: Z0822-0251 

REQUEST FOR: Conditional Use Permit would allow a charter high school (Premier 

High School) 

CASE MANAGER: Garrett Langford, AICP 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, September 12, 2022 

City Council: Monday, October 3, 2022 

 

PLANNING AND ZONING ACTION 

Decision: On Spetember 14, 2022, the Planning and Zoning Commission 

recommended approval of the request by a vote of 5 in favor and 2 opposed 

with the following conditions: 
 

1. The Traffic Impact Analysis shall be reviewed and verified prior to final 

approval of the site plan. 

2. Traffic Management Plan be evaluated after implementation to 

determine if additional measures are necessary 
 

GENERAL INFORMATION 

Applicant: Mark Cohen, on behalf of Responsive Education of Texas 

Requested 

Action: 

Rezone from Commercial w/ TERRA to Commercial and TERRA with a 

Conditional Use Permit to allow a charter high school (Premier High School 

Location: 3677 and 3733 Emporium Circle 

  

SITE BACKGROUND 

Platting: Emporium 1, Block A, Lots 10R and 11R 

Size: 5.5 +/- Acres 

Zoning: C – Commercial within the TERRA Overlay 

Future Land Use: Town East Special Planning Area 

Zoning History: 1951: Annexed into the City of Mesquite, Zoned Residential 

1967: Rezoned to Multi-Family 

1984: Rezoned to Commercial 

1996: Rezoned to Commercial and TERRA Overlay 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING LAND USE 

NORTH: PD-SF – Planned Development Single 

Family (Ord. No. 1668) 

Single Family Residences  
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SOUTH: C – Commercial within the TERRA Overlay 24 Hour Fitness 

EAST: C – Commercial within the TERRA Overlay Sam’s Beauty Supply 

WEST: C – Commercial within the TERRA Overlay 

with a CUP 

Urban Air  

 

CASE SUMMARY 

The applicant is requesting a Conditional Use Permit (CUP) to allow Responsive Education of 

Texas to open a charter high school, to be known as Premier High School, at 3733 Emporium 

Circle. The proposed charter high school will occupy 11,455 square feet of the 45,060 square-

foot building. Circuit City previously occupied the building from 1996 to 2010. Carrington 

College occupied the building from 2011 to 2021. The proposal will include installing two 

external storm shelters per the International Building Code.     

 

In 2018, City Council approved a text amendment to the Mesquite Zoning Ordinance to require 

all new or expanding primary and secondary schools to obtain a CUP. In addition, the text 

amendment requires that applicants submit a Traffic Impact Analysis (TIA) with the Conditional 

Use Permit to be reviewed by the City's Traffic Engineering Division. The applicant provided a 

completed TIA and a Traffic Management Plan (TMP) to the Traffic Engineering Division. The 

Manager of Traffic Engineering reviewed the TIA and TMP and found them acceptable.   

  

MESQUITE COMPREHENSIVE PLAN 

The Mesquite Comprehensive Plan designates the subject property within the Town East 

Special Planning Area on the Future Land Use Map (see attachment 4). The vision of the Town 

East Special Planning Area is to be a thriving regional retail and entertainment area that meets 

the changing needs and desires of the community. Town East Mall shall continues to serve as 

an anchor with complementary retail, offices, and hotels in the surrounding area.   

 

STAFF COMMENTS: 

While the proposed CUP will not include a retail use, it will allow for adaptive reuse of an existing 

building that may otherwise remain vacant. As a destination use, the proposed school may 

bring more potential patrons to the immediate area, which may assist in supporting the 

surrounding businesses.   
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MESQUITE ZONING ORDINANCE 

SECTION 5-503: REVIEW CRITERIA FOR CONDITIONAL USE PERMITS 

1. Existing Uses 

The Conditional Use will not be injurious to the use and enjoyment of other property in the 

immediate area for the purposes already permitted, nor substantially diminish and impair 

property values within the immediate vicinity.  

STAFF COMMENTS: 

The proposed use is compatible with surrounding uses. The proposed use also conforms to 

the current zoning of the subject property as well as to the Comprehensive Plan. It is not 

anticipated that the proposed use will have an adverse impact on the surrounding area.  

 

2. Vacant Properties 

The Conditional Use will not impede the normal and orderly development and improvement of 

surrounding vacant property for uses predominant in the area.  

STAFF COMMENTS: 

Staff does not anticipate the school to negatively impact the development or redevelopment of 

any nearby property.  

 

3. Services 

Adequate utilities, access roads, drainage, and other necessary facilities have been or are 

being provided.  

STAFF COMMENTS: 

The applicant will be required to provide adequate utilities, access roads, and drainage facilities 

to the site if not already available.  

 

4. Parking 

Adequate measures have been or will be taken to provide sufficient off-street parking and 

loading spaces to serve the proposed uses.  

STAFF COMMENTS: 

The proposed school will be required to provide sufficient parking spaces and stacking. The 

site has sufficient parking to meet the parking requirements for the proposed high school and 

future retail/office uses that may occupy the remainder of the building. The required off-street 

parking for the high school and future retail uses is 215 parking spaces. The site has 292 

parking spaces.  

 

5. Performance Standards 

Adequate measures have been or will be taken to prevent or control offensive odor, fumes, 

dust, noise, and vibration, so that none of these will constitute a nuisance and to control lighted 

signs and other lights in such a manner that no disturbances to neighboring properties will 

result.  
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STAFF COMMENTS: 

Staff does not anticipate disturbances to neighboring businesses or residences as a result of 

the school use.   

 

CONCLUSIONS 

ANALYSIS 

The proposed CUP for education use is consistent with the future land use designation of the 

Mesquite Comprehensive Plan and the existing zoning. As indicated previously, the applicant 

submitted a TIA and a TMP which the Manager of Traffic Engineering reviewed and has 

accepted its preliminary findings. The TIA states that Responsive Education’s expected 

enrollment will be 150 - 200 students. However, the TIA further states that due to flexible 

scheduling, they do not anticipate all students being on campus at one time. TIA anticipates 

that the majority of the traffic flow would come in the morning. It states the proposed campus 

“will offer two standard time periods for class with a 70/30 split of student population between 

the morning and afternoon.” The TIA reviewed an existing Responsive Education Premier High 

School in Arlington, Texas and found the following. 

 

The Responsive Education Premier High School campuses are quite unique in 

that the students are self-paced and have a flexible school schedule. As such, 

there was not the typical peaking characteristics of vehicles lined up to pick up the 

students. Two vehicles were observed as the highest number of “queued” vehicles 

during the observations. 

 

If additional queuing is needed than what was observed at the other school, the site has 620 

feet of queuing space from the primary entry point and 420 feet of queuing space from the 

secondary entry point.  

 

RECOMMENDATIONS 

Staff recommends approval of the Conditional Use Permit with the following stipulations: 

 

1. The Traffic Impact Analysis shall be reviewed and verified prior to final approval of the site 

plan.  

2. Traffic Management Plan be evaluated after implementation to determine if additional 

measures are necessary. 

 

PUBLIC NOTICE 

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

September 16, 2022, Staff received two returned notices in favor of the request. Two of the 

three board members of the Emporium Association provided favorable comments on the 

request.  
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CODE CHECK 

Staff conducted a site visit to the subject property and did not find any visible code issues or 

possible violations as of the date of this writing.  

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Application Materials 

6. Concept Plan 

7. Floor Plan 

8. Queuing Plan 

9. TIA 

10. Returned Notice 
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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 MAP 
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ATTACHMENT 5 – APPLICATION MATERIALS 
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ATTACHMENT 6 – CONCEPT PLAN 
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ATTACHMENT 7 – FLOOR PLAN 
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ATTACHMENT 8 – QUEUING PLAN 
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ATTACHMENT 9 – TIA 
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ATTACHMENT 9 – TIA 
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ATTACHMENT 9 – TIA 
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ATTACHMENT 9 – TIA 
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ATTACHMENT 9 – TIA 

 



File No.: Z0822-0251 
Conditional Use Permit 

Page 21 of 30 
 

Planning and Zoning Department 

Prepared by Garrett Langford, AICP 

 
 
 

ATTACHMENT 9 – TIA 
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ATTACHMENT 9 – TIA 
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ATTACHMENT 9 – TIA 
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ATTACHMENT 10 – RETURNED NOTICE 

 


