
                                                        

 

REQUEST FOR ZONING 
RECLASSIFICATION 

    PLANNING AND DEVELOPMENT 
SERVICES 

FILE NO.: Z0518-0038 P&Z HEARING DATE: January 28, 2019 
  COUNCIL DATE: February 4, 2019 

  
GENERAL INFORMATION 
 

APPLICANT: Warren Corwin, Corwin Engineering, Inc. 
  
REQUESTED ACTION: Approval of a change in zoning from Planned Development – Office 

(PD-O) to Planned Development - Townhomes 
  LOCATION: 
  

2920 Gus Thomasson Rd. 
 

SITE BACKGROUND 
 

EXISTING LAND USE AND 
SIZE: 

The approximately 36.466 +/- acres is developed with a parking 
lot and a small building that was constructed as part of a 
previously approved development for a driving range, golf 
course and office uses; approved in 1993.  Approximately 10.15 
acres will be dedicated to the City for creek channel and erosion 
control improvements. 

SURROUNDING LAND USE 
AND ZONING (see attached 
maps): 

North: Palomino Place Skilled Nursing Center and  
                        City-owned property identified as an unbuildable  
                        drainage channel/O-PD 
East: MISD owned properties and facilities, automobile  
                        dealership, shopping center/C-Terra Overlay  
South: Undeveloped land/GR and C 
West: Gus Thomasson Rd., Town East Park and Eastridge  
                        Park 8, single family subdivision/R-2 and R-3 

  
ZONING HISTORY: 
 

 
1954:  Annexed  
1955:  Zoned Residential   
1963:              Rezoned to R-2 Residential 
1969:              Rezoned to A-Apartments 
1973:               Rezoned to A-1 Apartments 
1993:               Rezoned to PD-Office                        
 

  

PLATTING: The subject property includes a remainder of Triangle East 
Addition Block 2, Lots 3 and 4.  Replatting of the property will 
be required. 

 
GENERAL: The applicant is requesting rezoning of the subject property to a Planned 

Development (PD) to allow a townhome development by Historymaker Homes 
called Cloverleaf.  A maximum density of 8.5 dwelling units per net acre is 
proposed, with a maximum of 227 units and a maximum of 6 units per building.  
The townhomes will be rear-entry, accessed by a rear alley.  The Concept Plan 
illustrates two points of access to Gus Thomasson Rd.  According to the PD 
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Standards (Attachment 5, PD Exhibit A), a minimum 38% of the gross acreage 
shall be maintained as open space.  The proposed 38% open space will exclude 
lots with dwelling units and will include approximately 10.15 acres of land being 
dedicated to the City for creek channel and erosion control improvements.  All 
lots with dwelling units and rights-of-way will be landscaped with turf grass, 
irrigated and planted with trees in accordance with the Mesquite Zoning 
Ordinance (MZO).   
 
In addition to a minimum 40% open space, defined as that portion of a site which 
is not occupied by structures, parking or drives; Section 2-502.B (Recreational 
Facilities) of the MZO requires consideration of recreational and community 
facilities including community buildings, swimming pools and playground areas, 
for townhome developments.  The PD lists a number of amenities to be 
considered including decorative paving at key intersections, community 
gathering and recreational areas, benches and walkability throughout the site, 
close proximity to a city park which will provide residents easy access from their 
dwelling units, landscaping beds, entry monuments, etc.  A detailed landscape 
and amenity plan will be provided at the time of site plan review.   
 
Wrought iron fencing with a living screen a minimum of 6 ft. in height is 
proposed along Gus Thomasson Rd., provided that such fence shall not be 
required to extend into a required front or exterior side yard and shall not be 
erected to obstruct traffic visibility at the alley, street or drive intersections.     
 
As required by the 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. 
 
Of the 36.466 +/- acres, approximately 10.15 acres; much of which is encumbered 
with floodplain, is being dedicated to the City for creek dedication and corridor 
channel improvements for a project entitled South Mesquite Creek Channel and 
Erosion Control Improvements. In cooperation with the City of Mesquite, 
Mesquite Independent School District, Denali Properties (Project Stallion) and 
Historymaker Homes, the project will include improvements on South Mesquite 
Creek, between Town East Blvd. and Towne Centre Dr., to reduce erosion and 
flooding.  The project scope includes removal and replacement of the bridge on 
North Mesquite Dr. for improved flood capacity and reduction in erosion; 
drainage channel improvements between Town East Blvd. and North Mesquite 
Dr. to reduce erosion and flooding of MISD facilities; drainage channel 
improvements between North Mesquite Dr. and Towne Centre Dr. to reduce 
erosion, increase stream valley storage and improve maintenance access and 
characteristics.  
  
The applicant proposes a number of deviations from the MZO regarding 
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standards established for review of townhome developments within a PD.  It is 
important to note; however, that modifications may be approved as part of a PD 
and Concept Plan in order to provide design flexibility which allows for 
innovative and creative developments.  Those standards which are silent in the 
PD will revert to the standards within the MZO.  The applicant is also proposing 
deviations from the Thoroughfare Plan.   
 
The following tables illustrate requirements and specific deviations proposed by 
the applicant:  
 
Mesquite Zoning Ordinance  and Proposed PD Comparison 

 MZO PD-Townhome 
Standards 

Proposed PD Standards 

Min. Lot Area 3,000 sq. ft. 1,870 sq. ft. 

Min. Lot Depth 100 ft. 85 ft. 

Min. Lot Width 25 ft. 22 ft. 

Min. Front Yard 20 ft. – if front entry 
15 ft. – if rear entry 

10 ft. – rear entry 
proposed 

 

Min. Exterior Side Yard 
(from any public/private 
street, drive or alley) 

10 ft. 10 ft. 

Min. Interior Side Yard 5 ft., Per Fire Code 5 ft., Per Fire Code  

Min. Rear Yard 10 ft. – if front entry 
20 ft. – if rear entry 

20 ft. – rear entry 
proposed 

Max. Density 8 units/ gross acre 8.5 units/net acre 

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

Max. Height 2 stories, but up to 35 
ft. on interior lots 

2 stories, but up to 35 
ft. on interior lots 

Min. Masonry 90% of the total 
exterior wall/100% of 
the façade facing a 

public street 

90% of the total 
exterior wall/100% of 
the façade facing Gus 

Thomasson Rd. 

Min. Separation 
Between Buildings 

26 ft. 20 ft. 

Max. Number of Units 
Per Building 

4 6 

Min. Open Space 40%, excluding  lots 
with dwelling units 

 
The district shall include 

a plaza or other 
common space with a 
min. of 10,000 sq. ft. 

not within public ROW 

38% of gross acreage, 
excluding lots with 
dwelling units and 

including 10.15 acres 
being dedicated to the 

City  
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connected to the 
district’s sidewalks 

designed for walking 
and other passive 

recreation. 

Landscaping All lots with dwelling 
units, and each 500 sq. 

ft. of open space, 
including ROW shall be 
landscaped, irrigated 

and planted with trees 
in accordance with 1A-
203(A). Not less than 
20% of the required 

open space and 
pervious area of each 
lot shall be improved 
with landscape beds. 

All lots with dwelling 
units, and each 500 sq. 

ft. of open space, 
including ROW shall be 
landscaped, irrigated 

and planted with trees 
in accordance with 1A-

203(A).  

Resident Parking 2 covered off-street 
spaces/ unit 

2 car garage/unit 

Visitor Parking 1 space/every 2 units, 
off-street in a common 

area 

2 tandem drive-way 
spaces/unit 

Recreational Facility Recreational and 
community facilities, 
including community 
buildings, swimming 

pools and playgrounds 
shall be considered. 

Recreational and 
community facilities, 
including community 
buildings, swimming 

pools and playgrounds 
shall be considered. 

 
PD lists a number of 

amenities to be 
considered and will be 
detailed at the time of 

site plan review. 

Screening 8 ft. long-span precast 
concrete decorative 
screening wall at the 

perimeter of the district  

6 ft. wrought iron fence 
with living screen at the 
perimeter of the district 
along Gus Thomasson 

Rd. 

Homeowner’s 
Association 

Required Required 
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Mesquite Thoroughfare Plan and Proposed PD Comparison 

 Thoroughfare Plan Proposed PD Standards 

Min. ROW Width  55 ft. 
 

50 ft. 

Drivable Pavement 
Width 

31 ft. 31 ft. 

 

STAFF COMMENTS 

Mesquite Comprehensive Plan  
The Comprehensive Plan designation for the property is High Amenity Residential Option (HA), 
which allows conversion of a designated site to a residential use subject to application of the 
“amenity option.”  These standards offer guidelines for the creation of unique neighborhoods 
of great quality and viability.  It further states that this option will only be approved when the 
proposal achieves the goal of providing a housing product which has not been generally 
available in the City.  Amenity options for medium density neighborhoods include a reduction 
of lot sizes and widths, provision of enhanced design and amenities and final lot size approval 
is contingent on the success in addressing design and amenities issues. 
 
Staff Comment 
The proposed zone change and development proposal meet the intent of the High Amenity 
Residential (HAP) Option of the Comprehensive Plan by providing a housing/homeownership 
product that is unique to the City that provides amenity options consistent with the HA 
designation of the Comprehensive Plan.  
 
RECOMMENDATIONS 
 

Staff recommends approval of the request, subject to the following conditions: 
 

1. Except as provided herein, the plat and site plan for the property shall conform 
substantially to the Concept Plan, Typical Building Landscape and the PD Development 
Standards of the PD Document (Attachment 5).   

2. Street trees shall be installed along Gus Thomasson Rd. to establish an opaque, living 
screen using evergreen trees.   

3. The maximum number of dwelling units shall not exceed 227 units. 
4. Interconnectivity among all open space lots is required. 
5. A total of 5 amenities must be incorporated into the development from the list below.  

Additional amenities not listed below may be considered: 

 Dog park 

 Walking paths and benches 

 Plaza or other common open space with a minimum 10,000 square feet, not 
within the public right-of-way that is connected to the district’s system of 
sidewalks and which is designated for walking and other passive recreation 

 Community gathering area for all residents with HOA-organized events 

 Picnic area 

 Rock garden 

 Landscape trees and beds in common areas 
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 Entry monuments at all entrances into development 

 Multiple floor plans 

 Decorative paving at key intersections 

 Water features, i.e. water fountain, pond 

 Historical markers 
 

PUBLIC NOTICE 
Notices were mailed to property owners within 200 feet of the property.  As of the date of this 
writing, staff has received three returned notices; one in favor and two in opposition to the 
request. 
 

ATTACHMENTS 
1 – Aerial Map 
2 – Zoning Map 
3 – Public Notification Map 
4 – Zone Change Application 
5 – PD Standards and Exhibits 
 PD Exhibit A. PD Standards 
 PD Exhibit B. Legal Description 
 PD Exhibit C. Concept Plan 
 PD Exhibit D1. Street Cross Section 
 PD Exhibit D2. City Alley Section 
 PD Exhibit E. Typical Building Landscape 
6 – Site Photos 
7 – Returned Notices 
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ATTACHMENT 1 – AERIAL MAP 
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ATTACHMENT 2 – ZONING MAP 
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ATTACHMENT 3 – PUBLIC NOTIFICATION MAP 
 

 
 



ZONING RECLASSIFICATION 
FILE NO.: Z0518-0038 

Page 10 

 

 

ATTACHMENT 4 – APPLICATION 
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ATTACHMENT 5 – PD STANDARDS AND EXHIBITS 
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ATTACHMENT 6 – SITE PHOTO 
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ATTACHMENT 7 – RETURNED NOTICES 
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