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PLANNING AND ZONING DIVISION 

 

Planning and Zoning Division 

Prepared by Ellen Soward 

FILE NUMBER: Z0521-0201 

REQUEST FOR: Rezoning to amend Planned Development – General Retail to modify 

development standards for a self-storage facility 

CASE MANAGER: Ellen Soward, Planner 
 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, June 28, 2021 

City Council: Monday, July 19, 2021 

 

GENERAL INFORMATION 

Applicant: Roger Albright, Sheils Winnubst PC 

Requested Action: Rezoning to amend Planned Development – General Retail (Ordinance 

No. 3517 and 3581) to modify development standards for an existing 

self-storage facility. 

Location: 4809 N Belt Line Rd 

  
PLANNING AND ZONING ACTION 

Decision: On June 28, 2021, the Planning and Zoning Commission unanimously 

recommended approval to amend Planned Development – General 

Retail, Ordinance No. 3517 and 3581, including the replacement of the 

existing stipulations with those in Exhibit A (Development Standards). 
 

SITE BACKGROUND 

Platting: Palos Verdes 11 Retail, Block B, Lot 1 

Size: 4.0091 Acres 

Zoning: Planned Development – General Retail (Ord. No. 3517 and 3581) 

Existing Land Use: Miniwarehousing 

Zoning History: 1971: Annexed and zoned Residential (Ord. 922) 

1971: Zoning changed to Commercial (Ord. 936) 

1982:  Zoning changed to PD-Multifamily (Ord. 1782) 

2000: Zoning for north tract changed to Office (Ord. 3383) 

2002: Zoning for south tract changed to PD-General Retail (Ord. 3517) 

2003: Zoning for north tract changed to PD-General Retail (Ord. 3581) 
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Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING LAND USE 

NORTH: PD-MF, Planned Development – Multifamily 

(Ord. 1782) 

City Lift Station 

SOUTH: C, Commercial; PD-SF, Planned 

Development – Single Family (Ord. 3435) 

Single Family Residences; Health 

Food Store 

EAST: N/A (Mesquite City Limits) Steel Fabricator and Supplier 

WEST: PD-MF, Planned Development – Multifamily 

(Ord. 1782) 

Single Family Residences 

 

CASE SUMMARY 

The Storage Place was completed on the subject property in 2005, after receiving approval of 

Planned Development Ordinances No. 3517 and 3581, in 2002 and 2003, respectively. (See 

Attachments 7 and 8.) 

 

The existing zoning (PD-GR Ord. 3517 and 3581) permits miniwarehousing as a use but fails to 

account for discrepancies between the existing facility and the miniwarehousing development 

standards that were in the Mesquite Zoning Ordinance (MZO) at the time. It appears that the site 

plan with the building permit was approved in error by staff in 2005. These discrepancies include 

required building separation, maximum building height, and minimum setbacks from adjacent 

properties. As a result, the facility is nonconforming. 

 

Upon discovering these discrepancies, the applicant decided to seek an amendment to the 

existing Planned Development ordinances so that the subject property might be considered a 

legal conforming structure and premise. There are no proposed changes to the existing 

development. 

 

Staff conducted a site visit and found the property to be well-maintained and equipped with fire 

sprinklers. The Fire Marshall reviewed a recent survey of the property and did not express any 

concerns. 

 

MESQUITE COMPREHENSIVE PLAN 

The Mesquite Comprehensive Plan designates the desired future land use for this property as 

Neighborhood Retail. The vision for this type of development includes a variety of retail and 

personal service businesses that meet the daily needs of the residents. A combination of 

screening, increased rear setbacks, and enhanced landscaping should be used to ensure 

adequate buffering from adjacent residential areas. 

STAFF COMMENTS: 

It is Staff’s opinion that the proposed PD amendment will meet the intent of the Neighborhood 

Retail land use designation by continuing a personal service to the community that meets the 

storage needs of residents. Staff believes that the existing fortress design and setbacks provide 

adequate screening and buffering from adjacent residential areas. 
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PLANNED DEVELOPMENT STANDARDS 

As mentioned in the case summary, there are no proposed changes to the existing 

development. The goal of the PD amendment is to update the zoning with the standards that 

exist on the ground. In terms of zoning regulations, the proposed amendment would permit 

the current building separation (ranging between 3 and 40 feet). It would not permit any 

changes to the existing maximum height of the storage buildings (13 feet). The proposed 

minimum setback from residential properties is nine feet, which is one foot less than the 

setback in the MZO for miniwarehouses adjacent to residential districts. 

 

 LOT, SETBACK, AND HEIGHT REGULATIONS 

 REQUIRED BY 3-502 
AS-BUILT 

STANDARD 

PROPOSED ZONING 

STANDARD 

Minimum Front Yard 25 feet 25 feet 25 feet 

Minimum Yard Adjacent to 

Residential 
10 feet 9.4 feet 9 feet 

Minimum Yard Adjacent to 

Nonresidential 
None 1 foot None 

Minimum Building 

Separation 
20 feet 3 feet 

None except as 

required by Fire Code 

Height: Office/apartment 

building 

One-story adjacent to 

residential, district 

height (35 feet) adjacent 

to nonresidential 

28.6 feet 
District height (35 feet) 

with district setbacks 

Height: Storage buildings 11 feet 13 feet 13 feet 
 

 

CONCLUSIONS 

ANALYSIS 

It is Staff’s opinion that the PD amendment is not contrary to the public interest. The property 

has been providing storage services for over 15 years, and the Staff is unaware of any issues. 

Staff understands the applicant’s desire to rectify discrepancies between the zoning ordinance 

and the as-built development standards, which were approved by Staff at the time despite not 

being specified in the original PD ordinances. No changes to the development are proposed, 

and any significant site alterations would require compliance with zoning requirements and 

approval of a site plan. 

RECOMMENDATIONS 

Staff recommends approval of the amendment to the existing Planned Development – General 

Retail, Ordinance No. 3517 and 3581, including the replacement of the existing stipulations 

with those in Exhibit A (Development Standards).  
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PUBLIC NOTICE 

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

date of this writing, Staff has received two returned notices in opposition. 

CODE CHECK 

Beside the zoning code issues addressed in this report, there are no other outstanding code 

violations.  

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Application Materials 

6. Site Photos 

7. Planned Development Ordinance No. 3517 

8. Planned Development Ordinance No. 3581 

9. Miniwarehousing Supplementary Use Regulations (MZO 3-502) 

10. Exhibit A – Development Standards 

11. 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 



File No.: Z0521-0201 
Planned Development Amendment 

Page 8 of 36 
 

Planning and Zoning Division 

Prepared by Ellen Soward 

 

ATTACHMENT 4 – FUTURE LAND USE MAP 
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ATTACHMENT 5 – APPLICATION MATERIALS 
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ATTACHMENT 5 – APPLICATION MATERIALS 
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ATTACHMENT 5 – APPLICATION MATERIALS 
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ATTACHMENT 5 – APPLICATION MATERIALS 
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ATTACHMENT 5 – APPLICATION MATERIALS 
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ATTACHMENT 5 – APPLICATION MATERIALS 
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ATTACHMENT 5 – APPLICATION MATERIALS 
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ATTACHMENT 5 – APPLICATION MATERIALS 
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Subject property as seen from N Belt Line Rd 

 

 
Entrance to front office 

 

 

ATTACHMENT 6 – SITE PHOTOS 
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Entrance gate to storage units 

 

 
View inside facility 

 

 

ATTACHMENT 6 – SITE PHOTOS 
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Separation (3 ft.) between Building C (right) and Building D (left) 

 

 
Separation (4.2 ft.) between Building E (right) and Building F (left) 

 

ATTACHMENT 6 – SITE PHOTOS 
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View, facing north, of drainage channel along western property line 

 

 
View of southern property line adjacent to PD-SF district 

 

ATTACHMENT 6 – SITE PHOTOS 
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ATTACHMENT 7 – PLANNED DEVELOPMENT ORDINANCE NO. 3517 
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ATTACHMENT 7 – PLANNED DEVELOPMENT ORDINANCE NO. 3517 
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ATTACHMENT 7 – PLANNED DEVELOPMENT ORDINANCE NO. 3517 
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ATTACHMENT 7 – PLANNED DEVELOPMENT ORDINANCE NO. 3517 
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ATTACHMENT 7 – PLANNED DEVELOPMENT ORDINANCE NO. 3517 
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ATTACHMENT 8 – PLANNED DEVELOPMENT ORDINANCE NO. 3581 
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ATTACHMENT 8 – PLANNED DEVELOPMENT ORDINANCE NO. 3581 
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ATTACHMENT 8 – PLANNED DEVELOPMENT ORDINANCE NO. 3581 
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ATTACHMENT 8 – PLANNED DEVELOPMENT ORDINANCE NO. 3581 



File No.: Z0521-0201 
Planned Development Amendment 

Page 31 of 36 
 

Planning and Zoning Division 

Prepared by Ellen Soward 

 
  

ATTACHMENT 8 – PLANNED DEVELOPMENT ORDINANCE NO. 3581 
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3-502 Miniwarehousing. 

Miniwarehousing shall mean those facilities designed for self-storage by patrons in individual, 
compartmentalized, controlled-access stalls or lockers. Miniwarehousing shall comply with the following 
standards.  

A. Use provisions. 

1. Dead storage. Miniwarehousing shall be used for storage purposes only and not for any other 
use, processing, services, or activities. Outdoor storage is prohibited in conjunction with this use 
except as listed below.  

2. Recreational vehicle storage. A miniwarehousing use may include recreational vehicle, boat 
(watercraft) and automobile storage, provided that the storage area is screened from view and 
paved. The site/concept plan must show the designated parking/storage area. No 
parking/storage of recreational vehicles or boats shall be allowed adjacent to a residential 
district. This accessory use is permitted in the industrial district and may be allowed only when 
specifically permitted by a conditional use permit in the commercial district or specifically 
requested and approved in a planned development district.  

3. Apartment. One (1) apartment, located in the principal building, shall be permitted for use by an 
on-site manager/security guard.  

B. Parking and access. 

1. Paving. All drives, parking, loading and vehicular circulation areas shall be paved in accordance 
with section 3-400.  

2. Office parking. One (1) parking space shall be provided in the office/apartment area for each ten 
thousand (10,000) square feet of floor area in the miniwarehousing development. These spaces 
are in addition to the required loading areas.  

3. Fire lanes. Continuous marked fire lane access is required throughout the project. Fire lanes shall 
be a minimum twenty-two (22) feet in width with thirty-foot interior radius and fifty-foot exterior 
radius unless otherwise permitted by the Fire Code.  

4. Loading area. A continuous loading area, minimum eight (8) feet in width, shall be provided for 
parking and loading in addition to the fire lane along any building where there is access to the 
storage units.  

C. Design criteria. Miniwarehouse/self-storage projects shall be developed in the "fortress design" so that 
the rear of the buildings, face outward and have no doors, windows or other openings. Buildings shall 
be connected by masonry walls designed to match the building exterior except at the entrance area 
where wrought iron fencing may be utilized. The following standards shall also apply:  

1. Separation. The minimum separation between buildings shall be twenty (20) feet, provided that 
additional separation will be necessary where loading and fire lanes are required.  

2. Screening. Projects shall be designed with solid exterior masonry walls with no openings, so that 
access doors to the storage units are not visible from the public sides of the project. Unless lined, 
buildings shall be connected by masonry walls, eight-feet in height, designed to match the 
building exterior except at the entrance area, where wrought iron fencing may be used.  

ATTACHMENT 9 – MINIWAREHOUSING SUPPLEMENTARY USE 

REGULATIONS (MZO 3-502) 
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3. Liners. The outermost wall of buildings with storage units and any connecting walls shall have 
liner buildings with leasable space for the first and second stories along collector, arterial and 
highway frontage streets. "Leasable space" shall mean an enclosed area designed and intended 
for any use permitted in the district, except self-storage or warehousing, which requires a valid 
certificate-of-occupancy and the physical presence of one or more persons to conduct the use.  

4. Office/Apartment. The leasing office, manager's apartment shall be 100 percent masonry with a 
"residential-style" design, including materials, doors, windows, roofing, roof pitch, etc., typically 
used in residential design and construction and shall not exceed one-story in height if adjacent to 
a residential district. In areas adjacent to nonresidential districts, the zoning district height limit 
shall apply.  

5. Exterior Appearance. All building exteriors shall be 100 percent masonry. Principal façades shall 
comply with the Community Appearance Manual; provided that on the façade of unlined 
buildings and connecting walls fronting a local street, the Transparency Principle shall not apply 
and shall include, in addition to other requirements of the Manual, articulated columns, pilasters 
or other design features with a minimum relief from the wall of 12 inches.  

6. Setbacks. The minimum setback adjoining any residential district line shall be ten feet; provided 
that the rear of the buildings may be utilized as the required screening wall. All other district 
setback lines shall apply.  

7. Building Height. Maximum building height adjacent to a residential district line shall be one story, 
generally limited to a maximum of 11 feet. In areas adjacent to nonresidential districts, the 
district height limit shall apply.  

8. Landscaping. Professionally designed landscaping, full irrigated, shall be provided on all public 
sides of the property and shall include at a minimum, foundation plantings and a tree line. A 
buffer tree line shall be established within the ten-foot landscape strip adjoining a residential 
district in accordance with Section 1A-301.  

9. Mechanical Equipment. No roof-mounted equipment shall be allowed.  

10. Signage. Signage shall be limited to wall and monument signs, i.e., no pole signs shall be 
permitted.  

11. Lighting. Lighting shall be installed with no fixtures extending above the rooflines and/or shining 
toward the residential district.  

(Ord. No. 2650, 12-18-89; Ord. No. 3105, § 1, 8-19-96; Ord. No. 3308, § 1, 7-19-99; Ord. No. 4269, § 1, 7-1-13) 

Editor's note(s)—3-501Editor's note(s)— Outdoor sales lots was deleted by Ord. No. 2650, 12-18-89.  

 

  

ATTACHMENT 9 – MINIWAREHOUSING SUPPLEMENTARY USE 
REGULATIONS (MZO 3-502) 
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DEVELOPMENT STANDARDS 

 
A. All uses permitted in the General Retail district as indicated in the Schedule of Permitted Uses 

shall be permitted in the District. 

B. Mini-warehouses shall be permitted in accordance with the site plan submitted and subject to the 

following design, conditions and stipulations. 

1. Except as amended or modified herein, all provisions of Section 3-502 of the Mesquite 

Zoning Ordinance shall apply. 

2. The project shall be designed as a “fortress” with no doors or windows on the rear of the 

building or facing outward; outside walls of the buildings shall be connected by masonry 

walls designed to match the building exterior except at the entrance area and exit gate 

where wrought iron fencing may be utilized. 

3. Professionally designed landscaping, fully irrigated, shall be provided on all public sides 

of the property. 

4. No parking/storage of recreational vehicles or boats shall be allowed. 

5. Hours of operation shall be limited to 7:00 a.m. to 10:00 p.m. 

6. Building height for the office/apartment shall comply with the standard zoning district 

maximum height, provided that the office/apartment building meets the standard zoning 

district setbacks. All other buildings shall have a maximum height of 13 feet. 

7. The minimum setback adjoining any property used for residential use shall be 9 feet, 

provided that the rear of the buildings may be utilized as the required screening wall. 

There shall be no minimum setbacks adjoining any property used for nonresidential use. 

All other district setback lines shall apply. 

8. No fire lane or loading area requirements except as required by the Fire Code. 

9. No building separation requirements except as required by the Fire Code. 

10. The number of required off-street parking spaces shall be 8. 

11. No liner building is required. 

 

  

ATTACHMENT 10 – EXHIBIT A – DEVELOPMENT STANDARDS 
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ATTACHMENT 11 – RETURNED PROPERTY OWNER NOTICES 
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ATTACHMENT 11 – RETURNED PROPERTY OWNER NOTICES 


