
 
  
                                                       

 

  

 

FILE NO.: Z1018-0071 P&Z HEARING DATE: February 28, 2019 
  COUNCIL DATE: March 4, 2019 
    

  
GENERAL INFORMATION 
 

APPLICANT: Masterplan Land Use Consultants on behalf of Project Services 
Group, Inc. (PSG) 

  

REQUESTED 
ACTION: 

A Zoning Change from GR, General Retail to PD-GR, Planned 
Development – General Retail to allow for the development of 
a “Miniwarehousing/Self-Storage Facility” and a retail shopping 
center.  
 

  LOCATION:  23300 IH-635 

  

SITE BACKGROUND 
 

EXISTING LAND USE 
AND SIZE: 
 

The subject property includes approximately 15.2 acres of 
land, is the former site of the Mesquite landfill and is 
currently undeveloped.  

 
SURROUNDING LAND 
USE AND ZONING (see 
attached map): 

The subject property is surrounded by single family homes 
to the north and east zoned SF-PD, Single Family-Planned 
Development. A small lot located at the southwest corner 
of the subject property is zoned SS, Service Station and is 
undeveloped. Further south, on the south side of W. 
Cartwright Rd. is a gas station zoned SS and a multi-family 
development, zoned PD-MF, Planned Development-Multi-
Family; and west of the property is IH-635. 
 

 ZONING HISTORY: 1953:  Annexed and zoned “AG” Agriculture 
 

PLATTING: The subject property is not platted. Preliminary and final 
platting will be required prior to the issuance of building 
permits. 
 

GENERAL: The applicant is requesting rezoning of the 15.2 acre tract to 
accommodate a mini-warehousing self-storage facility and a retail 
shopping center. The existing zoning district of “GR” does not permit 
a self-storage facility.  However, most retail uses are permitted by right. 
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The subject property includes approximately 15.2 acres of land 
identified as Sub-areas A and B on the Concept Plan.  Sub-area A 
includes approximately 6.63 acres of land and is generally located on 
the north side of the property.  A flag lot is proposed, which includes a 
narrow strip along W. Cartwright Rd.  Within Sub-area A, immediate 
development of a 1-story self-storage facility including 7 buildings 
identified as buildings A-G, a 2-story on-site manager’s residence and an 
office building at the southeast corner of the property are proposed.  
The storage facility will include approximately 49,550 square feet (52%) 
storage units which are climate controlled.  The remaining 45,825 
square feet will be non-climate controlled.  The applicant proposes a 
number of amenities including a fortress style development, with all 
internal drives and inward facing doors; enhanced landscaping and 
hardscape to include a minimum 800-square foot area of enhanced 
paving at vehicular access points on Cartwright Rd., in the form of brick 
pavers or stamped and stained concrete, with the appearance of hand 
laid units.  Hours of operation will be from 6:00 am to 10:00 pm, 7 days 
per week.   
 
The remaining 8.57 acres of land, identified as Suba-area B will 
accommodate a retail development in the future.  It is important to 
note that most retail uses are permitted within the existing zoning 
district.    The Concept Plan illustrates 5 buildings within Suba-area B for 
retail uses and associated parking. Front and side elevations will 
include a minimum 80% masonry. Horizontal articulation along the 
front facades of buildings is proposed with a minimum off-set of 25% of 
the length of the façade.  Four architectural features is required along 
any façade that faces a public street. These features may include 
awnings, display windows, benches for outdoor seating, etc.  Future 
direct access to Cartwright Rd. must have a minimum of 800 square 
feet of enhanced paving.  The PD proposes phasing of a minimum 6-
foot wide sidewalks along W. Cartwright Rd. with the development of 
Sub-areas A and B. 
 
The subject property is encumbered with various constraints due to its 
former use as a landfill. According to the applicant, the proposed 
storage facility is planned for the most challenging portion of the site.  
The applicant has highlighted the main issues in his letter of intent 
(Attachment 4) and they are summarized below: 

1. The landfill cap (containment technology that forms a barrier 
between contaminated media and the surface, shielding its 
contents and limiting migration) is 4 ft. deep, which limits 
development, as waste below the cap cannot be disturbed.   
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2. Buried landfill materials are up to 60 feet deep and continue to 
shift.  Excavation or any other disturbances below the 4 ft. cap 
is prohibited.  

3. Texas Commission on Environmental Quality (TCEQ) 
requirements. 
 

Within Sub-area A, the applicant proposes a number of deviations from 
Section 3-500 of the Mesquite Zoning Ordinance (MZO) regarding the 
standards for self-storage facilities.  It is important to note that through 
a Planned Development, uses can be added and modifications from 
standards may be approved in order to provide design flexibility, while 
allowing for innovative and creative projects.   
 
The following table illustrates requirements and specific deviations 
from the standards for self-storage facilities: 
 

 MZO 
Section 3-502 

Proposed PD Standards 

Apartment 1 apartment located 
in the principal 

building for on-site 
manager/security 

guard 

2-story detached 
residence 

Liner The outermost wall 
of buildings with 

storage units and any 
connecting walls shall 

have liner buildings 
with leasable space 

along collectors, 
arterials and 

highways 

Faux retail liner along 
IH-635 (Building E) 

Recreational 
Vehicle Storage 

Outdoor storage; 
shall be screened 

from view and on a 
paved surface 

Indoor storage of 
recreational vehicles in 

Building A only 

Building Height 1-story/11 ft. adjacent 
to a residential 

district 

 Building A:  15 ft. 

 All other storage 
buildings:  13 ft. 

 Residential 
building: 28 ft. 

 Office building: 
18 ft. 
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Screening 8-foot long span pre-
cast concrete 

decorative wall and 
buffer tree line where 
nonresidential abuts 

residential 
 

Unless lined, 
buildings shall be 

connected by 8-ft. 
masonry walls 

 
 

Existing 6-foot masonry 
wall between the 

subject property and 
the residential property 

Masonry wall is not 
required along the 

north and east property 
lines, adjacent to 

residential districts. 
Storage buildings shall 
serve as the perimeter 

screening wall. 
 

8ft. tall masonry wall 
with pedestrian access 

shall span between 
ends of storage 

buildings B and C; C and 
D; D and E; F and G 

 
Wrought iron fence 

shall extend between 
buildings A & B; and G 

and the residential 
dwelling 

Separation 
Between 
Buildings 

Min. 20 ft.  Min. 15 ft. 

Parking 1 parking space in the 
office/apartment 

area for each 10,000 
sf of floor area 

Min. 8 parking spaces 
required for the 

development 

Landscaping Required on all public 
sides of the property 
and shall include at a 

min., foundation 
plantings and a tree 

line. 
 

Buffer tree line 
required within the 

10-ft. landscape strip 
adjoining any 

residential district. 

Row of trees required 
along the northern and 
eastern property lines. 

 
Shrubs, ornamental 
grasses and other 

ground cover shall be 
provided as generally 
shown on exhibits D1-

D3. 
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Minimum 76 trees 
required on the 

property. 
 

Minimum 15% of Sub-
area A shall be devoted 
to landscaped area in 

the form of turf grass or 
other vegetative ground 

material. 

   
 

STAFF COMMENTS 
Mesquite Comprehensive Plan 
The subject property is located within the General Business future land use designation, 
designed to accommodate a wide variety of retail, personal service and office uses 
which serve customers from the surrounding sectors of the City. This designation is 
used to indicate locations where business is appropriate, but where the relationship to 
neighborhoods warrants a more limited business scope. This designation is generally 
assigned along the fringe of Development Areas, indicating that goods and services 
should be oriented to the surrounding community, although some regional services 
may be included. 
 
Staff Comment 
The proposed mini-storage facility will be setback 25 feet from the single family 
subdivisions to the north and east.  Within the 25-foot setback, the applicant proposes 
enhanced landscaping.  Additionally, a solid masonry wall exists, separating the single 
family subdivision from the commercially zoned property.  The design of the facility 
emphasizes aesthetics with a masonry perimeter and enhanced landscaping.  Due to 
the site’s formal use as a landfill, developing the site; particularly the 6.63 acres where 
the self-storage facility is proposed, may be difficult due to foundation piers required 
to stabilize a building.  However, the proposed single story self-storage facility can be 
built slab on grade with only 2 feet of excavation and without piers because buildings 
will be supported by steel.  
 

RECOMMENDATION 
 
Staff recommends approval of the change in zoning from GR, General Retail to PD-GR, 
Planned Development-GR to allow a “mini-warehousing/self-storage” facility within 
Subarea A and a future retail development within Subarea B, subject to the following 
conditions:  

1. All openings to storage buildings must be oriented away from any residential 
use. 

2. Businesses shall not be allowed to operate in individual storage units. 
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3. Compliance with the Community Appearance Manual (CAM) is required for the 
self-storage facility. 

4. Maintenance of the existing 6-foot masonry wall between the subject property 
and the residential subdivision to the north and east shall be the responsibility 
of the owner of the subject property. 

5. Compliance with all rules and regulations of the Texas Commission on 
Environmental Quality (TCEQ) is required. 

 

PUBLIC NOTICE 
Notices were mailed to property owners within 200 feet of the subject property. Staff 
received 2 notices in favor of the request. One of the returned notices was from the 
subject property owner.  The other was from a property owners outside of the 200 foot 
notification area. 
 

ATTACHMENTS 
1 – Aerial Map 
2 – Public Notification Map 
3 – Zoning Map 
4 – Application Materials and Supporting Documentation 
5 – PD Standards 
6 – Site Photos 
7 – Section 3-502, Mesquite Zoning Ordinance 
8 – Returned Notices 
 



                                                       

 

 

ATTACHMENT 1:  AERIAL MAP 



                                                       

 

 

ATTACHMENT 2:  NOTIFICATION MAP 



                                                       

 

 

ATTACHMENT 3:  ZONING MAP 



                                                       

 

 

ATTACHMENT 4:  APPLICATION MATERIALS 
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ATTACHMENT 4:  APPLICATION MATERIALS 
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ATTACHMENT 4:  APPLICATION MATERIALS 
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ATTACHMENT 4:  APPLICATION MATERIALS 



   

Planning and Development Services Department 
Planning & Zoning Division 

Prepared by: Johnna Matthews  

ZONING RECLASSIFICATION 
FILE NO.:  Z1018-0071 
Page 14 
 

ATTACHMENT 5:  PLANNED DEVELOPMENT STANDARDS 
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ATTACHMENT 5:  PLANNED DEVELOPMENT STANDARDS 
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ATTACHMENT 5:  PLANNED DEVELOPMENT STANDARDS 
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ATTACHMENT 5:  PLANNED DEVELOPMENT STANDARDS 
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ATTACHMENT 5:  PLANNED DEVELOPMENT STANDARDS 
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ATTACHMENT 5:  PLANNED DEVELOPMENT STANDARDS 
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ATTACHMENT 5:  PLANNED DEVELOPMENT STANDARDS 

ATTACHMENT 5:  PLANNED DEVELOPMENT STANDARDS 
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ATTACHMENT 5:  PLANNED DEVELOPMENT STANDARDS 
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ATTACHMENT 5:  PLANNED DEVELOPMENT STANDARDS 
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Photo taken along N. Cartwright Rd. looking east (subject property on left). 

 

 
Photo taken along N. Cartwright Rd. looking west (subject property on right). 

 

ATTACHMENT 6:  SITE PHOTOS 
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Photo taken along N. Cartwright Rd. looking north at subject property. 

 

 
Photo taken along IH-635 Service Rd. looking east at subject property 

ATTACHMENT 6:  SITE PHOTOS 
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ATTACHMENT 7:  SECTION 3-502, MZO 
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ATTACHMENT 7:  SECTION 3-502, MZO 
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ATTACHMENT 8:  RETURNED NOTICES 
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ATTACHMENT 7:  RETURNED NOTICES 


