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PLANNING AND ZONING COMMISSION MEETING 

CITY COUNCIL CHAMBERS 

757 North Galloway Avenue 

Mesquite, Texas 

March 23, 2026 - 7:00 P.M. 

 

AGENDA 

The Commission reserves the right to adjourn into a closed meeting at any time during the course 

of this meeting to discuss any of the matters posted on this Agenda, when such closed session is 

authorized by Texas Government Code Section 551.071 (Consultation with Attorney). 

CALL TO ORDER 

1. ROLL CALL. 

PUBLIC COMMENTS 

2. Any individual desiring to address the Planning and Zoning Commission regarding any item on the 

AGENDA (excluding public hearing items) or any matter not listed on the Agenda shall do so on a 

first-come, first-served basis. Comments are limited to three (3) minutes, except for a speaker 

addressing the Planning and Zoning Commission through a translator will be allowed six (6) minutes. 

 

CONSENT AGENDA 

All items on the Consent Agenda are routine items and may be approved with one motion; however, 

should any member of the Planning and Zoning Commission or any individual wish to discuss any item, 

said item may be removed from the Consent Agenda upon request from a Planning and Zoning 

Commissioner or by request of any other individual in attendance. 

 

3. MINUTES. 

Consider approval of the minutes for the March 9, 2026, Planning and Zoning Commission meeting. 

 

PUBLIC HEARINGS 

The City Council may approve modified development standards and/or a different zoning district than the 

one requested, except that the different district will not: (1) have a maximum structure height or density 

that is higher than the one requested; or (2) change the uses to solely nonresidential uses when the request 

is for solely residential uses or vice versa. 

 

4. ZONING APPLICATION NO. Z1125-0427. 

Conduct a public hearing and consider approval of Zoning Application No. Z1125-0427 submitted by 

Mayse Associates on behalf of Chick-fil-A, Inc., for a zoning change from Commercial within the 

Town East Restaurant Retail Area (TERRA) Overlay District to Planned Development – 

Commercial within the TERRA Overlay District to allow uses permitted in Commercial zoning and 

to modify development standards located on a ~1.8-acre portion of 1638 and 1800 N. Town East 

Blvd. 
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5. ZONING APPLICATION NO. Z0126-0435. 

Conduct a public hearing and consider approval of Zoning Application No. Z0126-0435 submitted by 

Jackson Walker LLP on behalf of BJ’s Wholesale Club for zoning change from Planned 

Development (PD) – General Retail and Commercial, Ordinance No. 1643, to PD-General Retail to 

allow uses permitted in General Retail zoning and to modify development standards located at 4355 

Childress Ave. 

 

6. ZONING APPLICATION NO. Z0126-0436. 

Conduct a public hearing and consider approval of Zoning Application No. Z0126-0436 submitted by 

Jackson Walker LLP on behalf of BJ’s Wholesale Club for zoning change to amend Planned 

Development (PD) – Commercial, Ordinance No. 5175, to modify development standards for the 

PD located at 4420 N. Galloway Ave (northeast corner of N. Galloway Ave and Barnes Bridge Rd). 

 

7. ZONING APPLICATION NO. Z0326-0442. 

Conduct a public hearing and consider approval of Zoning Application No. Z0326-0442 submitted by 

Pleasant Grove Community Baptist Church for zoning change from General Retail to General Retail 

with a Conditional Use Permit to allow a day care located at 3216 Military Parkway (also addressed 

as 3210 Military Parkway). 

 

DIRECTOR’S REPORT 

8. DIRECTOR’S REPORT. 

Receive the Director’s Report on recent City Council action taken on zoning-related items at their 

meeting on March 16, 2026. 

9. Discuss training topics and options for the Planning and Zoning Commission. 

 

 

At the conclusion of business, the Chair shall adjourn the meeting. 

 

 

******************************************** 

The Commission reserves the right to adjourn into a closed meeting at any time during the course of this meeting to discuss any of the matters 

posted on this Agenda, when such closed session is authorized by Texas Government Code Section 551.071 (Consultation with Attorney). 

Pursuant to Section 30.06, Penal Code (trespass by license holder with a concealed handgun), a person licensed under Subchapter H, Chapter 

411, Government Code (handgun licensing law), may not enter this property with a concealed handgun. 

Conforme a la Sección 30.06 del Código Penal (entrada ilegal de persona titular de licencia con arma de fuego oculta), personas con 

licencia segun el Sub- capitulo H, Capitulo 411, Código de Gobierno (ley de permiso para portar arma de fuego), no deben entrar a esta 

propiedad portando un arma de fuego oculta. 

Pursuant to Section 30.07, Penal Code (trespass by license holder with an openly carried handgun), a person licensed under Subchapter 

H, Chapter 411, Government Code (handgun licensing law), may not enter this property with a handgun that is carried openly. 

Conforme a la Sección 30.07 del Código Penal (entrada ilegal de persona titular de licencia con arma de fuego a la vista), personas con 

licencia segun el Sub- capitulo H, Capitulo 411, Código de Gobierno (ley de permiso para portar arma de fuego), no deben entrar a esta 

propiedad portando una arma de fuego a la vista. 

Pursuant to Section 551.007 (c) of the Texas Government Code any member of the public wishing to address the Planning and Zoning 

Commission through the use of a translator is granted at least twice the amount of time as a member of the public who does not require the 

assistance of a translator. 

Conforme a la Sección 551.007 (c) del Código de Gobierno de Texas, cualquier miembro del público que desea dirigirse a la Comisión 

través del uso de un traductor se le otorga al menos el doble de tiempo como miembro del público que no requiere la asistencia de un 

traductor. 
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CERTIFICATE 

I, Garrett Langford, Assistant Director of Planning and Development Services for the City of Mesquite, Texas, hereby certify that the 

attached Agenda for the Planning and Zoning Commission meeting to be held on March 23, 2026, was posted on the bulletin boards at 

the Municipal Center and City Hall by March 17, 2026, (at least three (3) business days prior to the date of the meeting) and remained so 

posted until after the meeting. This notice was likewise posted on the City’s website at www.cityofmesquite.com for at least three (3) 

business days prior to the date of the meeting. 
 

Garrett Langford, AICP 

Assistant Director of Planning and Development Services 

http://www.cityofmesquite.com/


 

City of Mesquite, Texas  Page 1 of 4 

 

 

MINUTES  March 9, 2026 

  

PLANNING & ZONING COMMISSION City Hall 

CITY OF MESQUITE, TEXAS   City Council Chambers 

 757 North Galloway Avenue 

REGULAR MEETING Mesquite, Texas 

  

ATTENDANCE:  COMMISSIONERS (REGULAR MEMBERS AND ALTERNATES) 

POSITION NO. REGULAR MEMBER 

NAME 

ATTENDANCE 

   

Position No. 1 Michael Morris  Present In-Person    Absent    Present by 

Telephone/Video     

Position No. 2 Millie Arnold, 

Chairwoman 

 Present In-Person    Absent    Present by 

Telephone/Video     

Position No. 3 Roger Melend  Present In-Person    Absent    Present by 

Telephone/Video     

Position No. 4 Ronnie Chenault   Present In-Person    Absent    Present by 

Telephone/Video     

Position No. 5 Rick Cumby  Present In-Person    Absent    Present by 

Telephone/Video     

Position No. 6 Jeffrey Walker, Vice-

Chairman 

 Present In-Person    Absent    Present by 

Telephone/Video     

Position No. 7 Soira Teferi  Present In-Person    Absent    Present by 

Telephone/Video     
   

ALTERNATE NO. ALTERNATE NAME ATTENDANCE 

Alternate No. 1 Vacant  Present In-Person   Absent (* Attendance 

Required:  No  Yes)  

Alternate No. 2 Debbie Screws  Present In-Person    Absent (* Attendance 

Required:  No  Yes) 

 
 

ATTENDANCE:  STAFF  

Adam Bailey Director, Planning & Development Services  Present In-Person   

Garrett Langford Assistant Director, Planning & Development Services  Present In-Person   

Elizabeth Douglas Planner  Present In-Person   

Carolyn Horner Senior Planner  Present In-Person 

Jennifer Horton Planner  Present In-Person   

Karen Strand Deputy City Attorney  Present In-Person   

Millie Laird Administrative Aide, Planning & Development Services  Present In-Person 
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CALL TO ORDER 

 

1. ROLL CALL 

The meeting was called to order by Chairwoman Arnold at 7:00 p.m.; Planning and 

Development Services Administrative Aide Millie Laird took roll call and declared a quorum 

was present.  

 

PUBLIC COMMENTS 

2. There were no comments. 

 

 CONSENT AGENDA 

3. MINUTES. 

 Consider approval of the minutes for the February 23, 2026, Planning and Zoning Commission 

meeting. 

 

ACTION 

Commissioner Melend motioned to approve the minutes; Commissioner Chenault seconded the 

motion. The motion passed 5-0.  

 

 

PUBLIC HEARINGS 

4. ZONING APPLICATION NO. Z1125-0431. 

Conduct a public hearing and consider approval of Zoning Application No. Z1125-0431 

submitted by Shayla Hamilton, Song Whiddon, PLLC, on behalf of Prosperity Fire Protection, 

for a zoning change from North Gus Thomasson Corridor (NGTC) District to Planned 

Development – Light Commercial to allow office and warehouse operations with an outdoor 

storage yard with modified development standards located at 2909 Live Oak Drive. Postponed 

from the February 23, 2026, Planning and Zoning Commission meeting.  

Carolyn Horner, Senior Planner, presented to the Commission. 

 

DISCUSSION 

There were discussions concerning the North Gus Thomasson Corridor Study and the possible 

impact on the subject property, pending the consultant’s recommendations; the current usage of the 

property and the Applicant’s wish to expand the existing business as well as fencing 

proposals/requirements. There was a lengthy discussion among the Commissioners, Garrett 

Langford, Assistant Director of Planning & Development, and Karen Strand, Assistant City 

Attorney, regarding the possible postponement of the request until after the NGTC study has been 

completed.  
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APPLICANT 

Tailim Song, 8131 Lyndon B. Johnson Freeway, Suite 770, Dallas, TX, spoke to the Commission 

on behalf of the Applicant. Mr. Song provided an overview of the plans to remodel and add 

landscaping to the property. He further advised the Commission that he had prepared a summary of 

neighboring businesses that are similar to the Applicant’s proposed usage. 

 

DISCUSSION 

There were several questions and comments from the Commissioners. Commissioner Chenault 

asked about plans for the existing warehouse at the rear of the property; Commissioner Walker 

asked if any hazardous materials would be stored, to which the Applicant responded there would 

not be. Commissioner Arnold asked what would be stored on the property; Mr. Song advised that 

stored items would include piping for sprinkler systems and related materials. 

 

Commissioner Melend inquired about the current number of staff on location. The owners came 

forward and advised that there are currently seven employees. Commissioner Melend further 

inquired if they would increase the number of on-site employees; owner advised that it is possible.  

 

There were further discussions among the Commissioners and the owners regarding the number of 

sprinkler system installers as well as the current and proposed fencing. Mr. Song advised the 

Commission that they are still working on fencing and improvement plans. Mr. Langford stated that 

the Applicant will need to provide a site plan and come into compliance with the requirements.   

 

PUBLIC COMMENTS 

Chairwoman Arnold opened the public hearing. No one came forward; the public hearing was 

closed.  

 

There was an additional discussion between Mr. Langford and the Commission concerning the three 

possible actions that can be taken tonight.  

 

ACTION 

Commissioner Melend made a motion to approve the application with Staff recommendations; 

Commissioner Walker seconded. The motion passed 4-1, with Commissioner Chenault opposed.   

 

5. ZONING APPLICATION NO. Z1025-0422. 

Conduct a public hearing and consider approval of Zoning Application No. Z1025-0422 

submitted by City of Mesquite for a Comprehensive Plan Amendment to change the future land 

use designation from Park, Open Space, Drainage to Light Industrial, and for a zoning change 

from R-3, Single Family Residential to Planned Development – Industrial with modified 

development standards to allow uses permitted in the Industrial zoning district located at 1396 

W Scyene Rd (also addressed as 201 Gross Rd) and 600 Gross Rd ( also addressed as 601 Gross 

Rd). 
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Mr. Langford presented the item to the Commission.  

DISCUSSION 

There was a discussion concerning the property, which was mostly comprised of floodplain, and 

the inability to develop on that portion. 

 

PUBLIC COMMENTS  

Chairwoman Arnold opened the public hearing. No one came forward; the public hearing was 

closed. 

 

ACTION 

Commissioner Chenault made a motion to approve; Commissioner Melend seconded. The motion 

passed 5-0.  

 

Ms. Strand advised Chairwoman Arnold to enter executive session following the Director’s report.  

 

DIRECTOR’S REPORT 

6. DIRECTOR’S REPORT. 

 

Mr. Langford provided the Director’s report, advising the Commission on recent City Council 

action taken on zoning-related items and items of interest at their meetings on March 2, 2026: 

 

Mr. Langford advised the Commission that there were no Planning and Zoning cases heard by the Council; 

however, there was a presentation from the consultants on the North Gus Thomasson Corridor Study.  

 

Mr. Langford introduced the new staff member, Planner Jennifer Horton.  

 

The Commission entered executive session at 8:06 p.m. No actions were taken or official decisions made 

during the executive session.  

 

The Commission reconvened at 8:14 p.m. 

 

The next meeting will be held on Monday, March 9, 2026. 
 

Vice-Chair Walker adjourned the meeting at 8:15 p.m. 

 

 

 Chairwoman Millie Arnold 
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PLANNING AND ZONING DIVISION 

Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

FILE NUMBER: Z1125-0427 

REQUEST FOR: Planned Development – General Retail  

CASE MANAGER: Garrett Langford, AICP, Assistant Director  

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, March 23, 2026 

City Council: Monday, April 20, 2026 

 

GENERAL INFORMATION 

Applicant: Mayse Associates on behalf of Chick-fil-A, Inc. 

Requested Action: Rezone to Planned Development – Commercial (PD-C) within Town East 

Restaurant Retail (TERRA) Overlay District to modify the development 

standards 

Location: 1638 N. Town East Blvd and 1800 N. Town East Blvd (The site of the 

proposed rezoning is 1638 N. Town East Blvd. 1800 N. Towne East Blvd 

is included as the Dallas Central Appraisal District shows the subject 

property covering two separate parcels. However, these two parcels were 

recently replatted into one lot which is not currently reflected on the DCAD 

website.) 
 

SITE BACKGROUND 

Platting: Portion of Town East Mall Phase 2, Block A, Lot 3R1 

Size: 1.82 +/- acres 

Zoning: Commercial with TERRA Overlay District 

Future Land Use: Commercial 

Zoning History: 1954: Annexed and zoned Residential 

1966: Rezoned to C, Commercial 

1996: Rezoned to C within TERRA Overlay District 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: C within TERRA Overlay District Multi-tenant retail development 

SOUTH: C within TERRA Overlay District Town East Mall and Macy’s  

EAST: C within TERRA Overlay District Chick-fil-A 

WEST: C within TERRA Overlay District Town East Mall and Dick’s Sporting Goods 
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Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

CASE SUMMARY 

The applicant, representing the Chick-fil-A, is requesting to rezone the property to establish a 

new PD based on Commercial zoning to modify the development standards for their location 

at 1638 N. Town East Blvd which is the site of the former Payless shoe store. Chick-fil-A has 

outgrown their current location at 1600 N. Town East Blvd and is looking to redevelop the 

subject property with a new building that will include four drive-through lanes to better serve 

their customers. While the proposed restaurant is permitted by right on the subject property, 

the applicant is requesting a PD to allow some modifications to some of the development 

standards. The requested modifications include the following: 

 

• Allowance for one menu board and one pre-order board per lane, for a total of up to 

eight boards across four lanes and wall signs on all sides of the building. Currently the 

Mesquite Sign Ordinance (MSO) limits menu boards to no more than four per drive-

through facility – two menu and two pre-menu boards. The MSO limits wall signs to 

building sides facing a public street or where there is a customer entrance.  

 

• Allowance for oversized canopies over the drive-through facilities. Currently, the 

Mesquite Zoning Ordinance (MZO) limits accessory structures to 500 square feet in 

size; however, the MZO does state that any structures which comply with the 

requirements for exterior fire resistant construction may be classified as principal 

buildings. As the proposed canopy structure is fire-resistant (made of metal), it is not 

limited to the 500 sq-ft limit. Establishing the proposed oversized canopies within the 

PD resolves any ambiguity on whether they’re permissible.  

    

The image below shows the location of the proposed Chick-fil-A location and their existing 

location. Chick-fil-A has not disclosed what they plan on doing with their existing location once 

their new site is in operation. Presumably it will become available on the market. 

 

 

Proposed 

Chick-fil-A 

 

 

 

 

 

Proposed 

Future 

Development 

Existing 

Chick-fil-A 

Proposed 

Chick-fil-A 
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The Southwest Development Company is the developer working with Macy’s (property owner) 

to prepare the site for the proposed Chick-fil-A and the adjacent pad site shown on the image 

above as Proposed Future Development. The future Chick-fil-A site is the subject property of 

the proposed PD and does not include any other portion of the Macy’s property or the existing 

Chick-fil-A property.  

 

MESQUITE COMPREHENSIVE PLAN 

The subject property is located within an area that the Mesquite Comprehensive Plan 

designates as part of the Town East Special Planning Area on the Future Land Use Map (see 

attachment 4). The Comprehensive Plan describes “the Town East Special Planning Area as 

the largest center of retail in Mesquite. The area is anchored by Town East Mall and surrounded 

by additional retail, restaurants, offices, and North Mesquite High School. The area has seen 

redevelopment over the years with existing structures and new construction. Roadway 

improvements on various roadways have improved vehicular circulation, and district branding 

along Town East Boulevard and the highway designates the area as a special district.”   

 

The Comprehensive Plan noted that "competition from internet shopping and the rise of 

specialty boutiques has led to the closure of malls and brick-and-mortar retail across the 

country. Consideration should be made for changes in the market, and plans should be 

developed for Town East Mall and the surrounding area to evolve." 

 

STAFF COMMENTS: The PD does not alter the proposed land use and does not conflict with 

the future land use designation. 

 

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 requested modifications summarized in the case summary are 

not expected to negatively impact public health or welfare of the City. The modifications 

are not expected to have an impact on public safety or interfere with traffic in the nearby 

intersection.  

 

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 Comprehensive Plan acknowledges the shifting retail landscape 

due to online shopping and changing consumer preferences. Specifically, it calls for 

strategies to help the mall and surrounding area evolve, adapt to market trends, and 

maintain economic vitality. Redevelopment of the former Payless property will bring new 

investment and develop long-underutilized parking areas surrounding the Town East 

Mall.    

 

3. The extent to which the proposed PD District will support and further the City Council’s  

strategic goals. 

 

Staff Comments: The proposed development supports the City Council’s strategic goal 

of a Vibrant Economy (Goals 4.1 and 4.3) by promoting private investment, economic 

growth, and job creation through the development of a property that has long remained 

underutilized in one of the City’s Targeted Areas. 

 

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

 

Staff Comments: The proposed PD will not create any nonconformities.  

 

5. The compatibility with the existing use and zoning of nearby property. 

 

Staff Comments: The proposed PD with the proposed modifications will not interfere 

with how the proposed quick service restaurant is compatible with the similar auto-

oriented developments making the proposed use contextually appropriate. The 

proposed modifications to allow the additional menu boards and larger canopies is to 

accommodate the four-lane drive-through that Chick-fil-A now utilizes at their new 

stores.  

 

6. The trend of development, if any, in the general area of the property in question. 

 

Staff Comments: The N. Town East Blvd corridor has some recent redevelopments 

with new businesses and the ongoing redevelopment of the former Sears property 

located to the west of the subject property.  

 

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 existing zoning allows for the proposed development. The PD is 

being sought to allow for a few modifications related to menu boards, canopies and wall 

signs.  
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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: The site is adequately served by existing roads, utilities, and public 

safety infrastructure. As a non-residential use, the development will not impact schools 

or parks. Fire and police services can be provided without issue, and the project will 

comply with City access standards. The developer has previously provided a Traffic 

Impact Analysis for the proposed Chick-fil-A and the adjacent pad site to the Traffic 

Engineering Division. Along with the developer extending water and sewer mains to the 

property to serve both developments, they will also expand the width of the main access 

drive that is just west of the current Chick-fil-A. This expanded access drive will serve 

as the primary entrance point for the new Chick-fil-A.  

 

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 PD to allow modifications to support a development that will 

represent a significant re-investment along N. Town East Blvd corridor thus providing a 

greater public benefit that supports private investment, efficient site use, and economic 

activity. 

 

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: As mentioned previously, the PD request includes modifications to 

allow additional menu boards, wall signs on all four sides of the building and to allow 

the larger canopies. However, the applicant and the developer have worked with City 

staff to ensure adequate traffic movements into and out of the site. Additionally, the 

applicant is adding additional landscaping as shown on the concept plan and will be 

making sidewalk improvements along N. Town East Blvd and the Town East Mall ring 

road on the south end of the site. The landscaping, parking, screening, and cross 

access requirements in the proposed PD are similar to the standards that were 

incorporated in the PD for the redevelopment of the Sears property.  

 

11. Any other legally sufficient standard under Texas law. 

 

Staff Comments: No comments at this time. 

 

CONCLUSIONS 
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PUBLIC NOTICE 

Staff mailed notices to all property owners within 200 feet of the subject property and courtesy 

notices to all property owners within 400 feet of the subject property. As of March 17, 2026, 

Staff has not received any responses. 

 

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. Signage Plan 

ANALYSIS 

While the proposed use of a quick service restaurant with multiple drive-through lanes is 

permitted by right under the current zoning, the proposed PD does allow for some modifications 

to a few of City’s development standards to accommodate the larger drive-through facility by 

allowing additional menu boards, larger canopies over the drive-through lanes, and additional 

wall signs to be on all sides of the building. The proposed development represents a significant 

re-investment in a portion of the underutilized parking area surrounding Town East Mall and 

continues the trend of redevelopment in the area such as what is currently taking place in the 

nearby former Sears property to the west.  

 

STAFF ASSESSMENT 

Based on the information contained in the application and analysis of the facts of record, 

Planning Staff concludes that approval of the request is warranted, as it meets the review 

criteria in Section 5-311(N) of the Mesquite Zoning Ordinance and is consistent with Mesquite 

Comprehensive Plan. Staff suggests that the proposed ordinance include the following exhibits: 

 

Exhibit A – Legal Description 

Exhibit B – Development Standards 

Exhibit C – Concept Plan 



File No.: Z1125-0427 
Zoning Change 

Page 7 of 24 Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

 

 

 

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 



File No.: Z1125-0427 
Zoning Change 

Page 11 of 24 Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

 
 

 
Rezoning sign facing east 

 

 
Rezoning sign facing west. 

 

 

 

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 (“PD-C”) within the Town East Restaurant Retail 
(“TERRA”) Overlay District must adhere to all conditions of the City of Mesquite, Texas, Mesquite 
City Code, including but not limited to the Mesquite Zoning Ordinance (“MZO”), as amended, and 
adopts Commercial (“C”) District base standards consistent with the Concept Plan for the PD-C 
district property attached hereto and incorporated herein as EXHIBIT “C” (“Concept Plan”), and 
the standards identified below, which apply to this PD-C district. Where these regulations conflict 
with or overlap another ordinance, the regulations contained in the standards identified below will 
control. 

 

1. Permitted Land Uses. The permitted uses on the PD-C district property include 

the permitted uses in the C District classification and TERRA Overlay District, as 

set out in the MZO, and those permitted uses on the PD-C district property are 

subject to the same requirements as set out in the MZO. Prohibited uses on the 

PD-C district property are identified in subsection 1.b. below.  

 

a. Any land use requiring a Conditional Use Permit (“CUP”) in the C Zoning District or 

TERRA Overlay District, as amended, is only allowed if a CUP is issued for the use. 

 

b. Any land use prohibited in the C Zoning District and TERRA Overlay District, as 

amended, is also prohibited. The following uses are also prohibited:  

 

i. SIC Code 40: Railroad Passenger Terminal 

ii. SIC Code 61: Alternative Financial Institutions 

iii. SIC Code 593: Used Merchandise  

iv. SIC Code 593a: Pawnshops  

v. SIC Code 5947: Gift, Novelty, Souvenir Shops 

vi. SIC Code 5993: Tobacco Stores  

vii. SIC Code 5999g: Paraphernalia Shops 

viii. SIC Code 753 Auto Repair Shops 

ix. SIC Code 754 Auto Services 

 
2. Development Standards. In addition to the requirements of the MZO, the planned 

development is subject to the following: 

 
a. Site Plan. The site plan shall comply with the Concept Plan in all material respects. 

Material deviations from the Concept Plan may be permitted to ensure compliance 
with the Mesquite Engineering Design Manual, the Building and Fire Codes, as 
amended, provided that the development continues to meet all requirements of this 
ordinance. 

 

b. Canopies. Canopies over the drive-through lanes are not subject to the size limitations 

applicable to accessory structures, provided they are constructed in accordance with 

the approved Concept Plan. 

 

ATTACHMENT 8 – DEVELOPMENT STANDARDS 
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c. Cross Access. A cross-access easement shall be provided between abutting lots. 

 

d. Parking. The minimum number of off-street parking spaces shall be provided as 
required by Section 3-400 of the MZO, with the following modifications:  

 
i. One (1) parking space for every 250 square feet of gross floor area shall be 

provided for retail, restaurant, and personal service uses.  
 

ii. Off-site parking. Required parking for a use may be provided on a separate lot 
not within the PD-C district property; provided, an easement over the off-site 
parking facilities in favor of the premises to be benefited thereby shall be granted 
and recorded in Dallas County records as a condition of such use. 

 
iii. Reduction in the foregoing parking requirements may be provided as authorized 

by Section 3-403 of the MZO, or by receiving a Special Exception from the Board 
of Adjustment.  

 
e. Landscaping. The landscaping shall comply with Section 1A of the MZO and the 

following stipulations:  

 
i. The amount of landscaping provided shall be consistent with the amount of 

landscaping shown on the Concept Plan.  

 

ii. The development will have cohesive landscaping to create a harmonious 

streetscape edge that will contain native plant materials and drought-tolerant 

shrubs and trees. A variety of species shall be required such that no single 

species shall exceed 25% of the total number of trees. Trees shall be selected 

from the following: 

 

Common Name Scientific Name 

Texas Walnut Juglans microcarpa 

Pecan Carya illinoinensis 

Caddo Maple Acer saccharum var. caddo 

Cedar Elm Ulmus crassifolia 

Chinquapin Oak Quercus muhlenbergii 

Live Oak Quercus virginiana 

Texas Red Oak Quercus texana 

Shantung Maple Acer truncatum 

Lacebark Elm Ulmus parvifolia 

 
f. Screening.  

i. Screening for roof-mounted units shall be incorporated with the building facade.   

 

ii. Drive-through lanes located between the building and the right-of-way will need 

to be screened from the right-of-way by a 4-foot evergreen hedge row.   

 

ATTACHMENT 8 – DEVELOPMENT STANDARDS 
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g. Sidewalks. Sidewalks shall be provided along or within the right-of-way of N. Town 

East Boulevard and along the Town East Mall ring road, as depicted on the approved 

Concept Plan.  

 

h. Signage. All signage shall comply with the Mesquite Sign Ordinance except as 

modified below: 

 

i. Menu Boards. One menu board and one pre-order board are permitted for each 

drive-through lane.   

 

ii. Wall Signs. Wall signs may be permitted on all building facades.  
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FILE NUMBER: Z0126-0435 

REQUEST FOR: Planned Development – General Retail  

CASE MANAGER: Garrett Langford, AICP, Assistant Director  

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, March 23, 2026 

City Council: Monday, May 4, 2026 

 

GENERAL INFORMATION 

Applicant: Jackson Walker, LLC on behalf of BJ’s Wholesale Club 

Requested Action: Rezone to Planned Development – General Retail to modify the 

development standards 

Location: 4355 Childress Avenue 

 

SITE BACKGROUND 

Platting: Portion of Lot 2, Block A of Country Meadows 3 

Size: 13.822 +/- acres 

Zoning: PD – General Retail and Commercial Ordinance No. 1643 

Future Land Use: Commercial 

Zoning History: 1954: Annexed   

1980: Zoned PD – General Retail and Commercial Ordinance No. 1643 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: N/A IH-30 

SOUTH: PD – Single Family Single Family Residential 

EAST: PD – Commercial QuikTrip and Tunnel Carwash 

WEST: PD – Multifamily Multifamily 
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CASE SUMMARY 

The applicant, representing the BJ’s Wholesale Club, is requesting to rezone the property to 

establish a new PD based on General Retail zoning to modify the development standards for 

their grocery store that is currently under construction at 4355 Childress Ave. Under the current 

zoning, the grocery store is allowed for use and has received the necessary permits to proceed 

with construction. BJ’s is requesting a PD to allow larger signs. The following table shows 

proposed sizes vs what is allowed by the Mesquite Sign Ordinance.  

 

Proposed Sign Maximum 

Allowed Height 

Proposed 

Height 

Maximum 

Allowed Size 

Proposed 

Allowed Size 

Wall Sign – Main 

Entrance facing 

IH-30 

10 Feet 17.5 Feet 940 square 

feet 

377 square feet 

Pole Sign – Along 

IH-30 Service 

Road 

35 Feet 50 feet 200 square 

feet 

200 square feet 

 

In addition to the above, the applicant is requesting that the prices for the BJ’s fueling center 

located at 4420 N. Galloway Ave may be displayed on the pole sign at 4355 Childress Ave 

without it being considered an off-premise sign for the proposed PD. Mesquite Sign Ordinance 

does not allow for off-premise signage. The image below is the proposed wall signs that comply 

with the ordinance followed by another image showing the proposed wall signs that exceed the 

Mesquite Sign Ordinance. The two images show the differences in sizes.   

 

Complies with the sign ordinance.  

 
 

Exceeds the sign ordinance.  

 
 

MESQUITE COMPREHENSIVE PLAN 

The Mesquite Comprehensive Plan designates the subject property as Commercial. 

Commercial land uses generally include retail, hotels, restaurants, big box retailers, and 

personal services. This category supports office uses, with developments in this category being 

larger and more intense than those in the Neighborhood Retail category. Land use types may 

include retail, hotels, restaurants, big box retailers, and personal services.  
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STAFF COMMENTS: The PD does not alter the proposed land use and does not conflict with 

the future land use designation. 

 

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 PD to allow larger signs is  not expected to negatively 

impact public health or welfare. The larger signs are not expected to have an impact on 

public safety or interfere with traffic in the nearby intersection.  

 

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

other adopted land use policies. 

 

Staff Comments: The proposed PD does not alter the proposed use on the property 

that is already permitted under the current zoning. The grocery store use is consistent 

with the Commercial future land use designation.   

 

3. The extent to which the proposed PD District will support and further the City Council’s  

strategic goals. 

 

Staff Comments: The proposed development supports the City Council’s strategic goal 

of a Vibrant Economy (Goal 4.1) by promoting private investment, economic growth, 

and job creation through the development of a property that has long remained 

undeveloped. 

 

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

 

Staff Comments: The proposed PD will not create any nonconformities.  

 

5. The compatibility with the existing use and zoning of nearby property. 

 

Staff Comments: The proposed PD to allow larger signs does not interfere with how 

the proposed grocery store is compatible with the similar auto-oriented developments 

making the proposed use contextually appropriate. While the signs are larger, they 

appear to be in proportion to the size of the building. The proposed wall sign height of 

17.5 feet is 45% of the building height of 39 feet while the current sign ordinance limits 
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it to 33% of the building height. The proposed 50-foot height is 15 feet above the height 

limit requirement for pole signs adjacent to the IH-30. The applicant stated the need for 

additional visibility along IH-30 as reason for their request. The pole sign includes fuel 

price that will be provided at their fueling station which is not on the same premise as 

the pole sign making it an off-premise sign.  

 

There have been other PD that have been approved to allow taller pole signs and off-

premise signs within a boundary of a PD district. However, this situation is unique as 

the off-premise advertisement is for a business that is located outside of the PD 

boundary albeit the business will be owned by the same owner. The proposed PD 

ordinance will stipulate that advertisement for the off-premise and the subject property 

must be the same property owner and that it is within 500 feet of the subject property. 

The proposed BJ’s fueling station at 4420 N. Galloway Ave is ~375 feet measured from 

the closest point from property line to property line.   

 

Should City Council approve the request to allow the larger signs in this situation, then 

it would be advisable that the Mesquite Sign Ordinance be evaluated for possible 

amendments to allow different signs size restrictions as it relates to the height and size 

of the buildings.  

 

6. The trend of development, if any, in the general area of the property in question. 

 

Staff Comments: The area along IH 30 and N. Galloway Avenue has experienced 

ongoing commercial development, including the QuikTrip fuel station (2012) and a 

tunnel carwash (2023), demonstrating a continued trend toward service-oriented 

commercial uses compatible with the proposed development.  

 

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 existing zoning allows for the proposed development. The PD is 

being sought to allow for larger signs. 

 

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: The site is adequately served by existing roads, utilities, and public 

safety infrastructure. As a non-residential use, the development will not impact schools 

or parks. Fire and police services can be provided without issue, and the project will 

comply with City access standards. 
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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 PD to allow larger signs does not provide a greater level of public 

benefit. However, the development does provide greater public benefit that supports 

private investment, efficient site use, and economic activity. 

 

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 request is to allow taller wall and pole signs along with off-

premise fuel price signage. However, the applicant has worked with City staff to ensure 

adequate traffic movements into and out from the site, and to ensure adequate 

screening of the development from the residential development. This included adding a 

landscape buffer with evergreen trees along Childress Ave and coordinating 

improvements to the shared access between the existing tunnel carwash and QuikTrip 

on the adjacent properties.  

 

11. Any other legally sufficient standard under Texas law. 

 

Staff Comments: No comments at this time. 

 

CONCLUSIONS 

ANALYSIS 

The request is to allow a 17.5’ tall wall sign and a 50’ tall pole sign along with off-premise fuel 

price signage. The PD will also include a list of prohibited uses that are usually included with 

the PD ordinances. In staff’s opinion, the proposed signs appear to be in proportion to the 

proposed size of the building. For context, the pole sign located on the adjacent QuikTrip 

property is 35 feet while the pole sign at Lowe’s is 50 feet. As noted previously in the report, 

should City Council approve the request to allow larger signs in this situation, then it may be 

advisable that the Mesquite Sign Ordinance be reviewed and updated to ensure it is responsive 

to market demands and community’s desires. 

 

STAFF ASSESSMENT 

Based on the information contained in the application and analysis of the facts of record, 

Planning Staff concludes that the proposed PD meets the review criteria in Section 5-311(N) 

of the Mesquite Zoning Ordinance. Should the City Council find the proposed sign modifications 

acceptable, then reviewing and amending the sign ordinance may be warranted. City Council 

may want to direct staff to initiate a review of the Mesquite Sign Ordinance to establish update 
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PUBLIC NOTICE 

Staff mailed notices to all property owners within 200 feet of the subject property and courtesy 

notices to all property owners within 400 feet of the subject property. As of March 17, 2026, 

Staff has not received any responses. 

 

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. Returned Notices 

standards citywide. Staff suggests that the proposed ordinance include the following exhibits – 

Exhibit A – Legal Description and Exhibit B – Development Standards.   
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ATTACHMENT 2 – PUBLIC NOTIFICATION MAP 
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ATTACHMENT 3 – ZONING MAP 
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Subject property facing west 

 

Facing north from Childress Ave. 
 

 

 

ATTACHMENT 5 – SITE PICTURES 
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EXHIBIT B - PLANNED DEVELOPMENT STANDARDS 
 

This Planned Development – General Retail district (“PD-GR”) 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 General Retail (“GR”) zoning 

district as the base district standards and the standards identified below, which apply to 

this PD-GR district. Where these regulations conflict with or overlap another ordinance, 

this PD-GR ordinance will control. 

 

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

uses in the GR 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.  

 

b. 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 

 

2. Development Standards. In addition to the requirements of the GR zoning district, 

the Planned Development is subject to the following.  

 

a. Signage. All signs within the PD shall comply with the Mesquite Sign Ordinance, 

as amended, with the following modifications.  

 

i. Pole Signs.  

 

1. Pole signs shall have a maximum height of fifty (50) feet.  

 

2. One electronic message center is allowed on the Property. It may 

display prices for a fuel center owned by the owner of the Property 

provided the fuel center is within 500 feet from the Property, 

ATTACHMENT 8 – DEVELOPMENT STANDARDS 
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measured property line to property line. The message center is not 

considered an off-premise sign for this district. 

 
ii. Wall Signs. Wall signs are permitted with the following restrictions: 

 

1. One wall sign may have a vertical height of up to one-half (½) 

the height of the wall, with a maximum height of seventeen 

and a half (17.5) feet. All other wall signs shall not have a 

vertical height which exceeds one-third (⅓) the height of the 

wall, with a maximum height of ten (10) feet. No wall signs 

may exceed seventy-five (75) percent of the width of such 

building or store frontage. In determining the height of the wall, 

the height is defined as the distance from the ground to the 

top of the peak if the wall includes a gable end.  

 

2. If an electronic message center is located on the parcel, no 

reduction in the maximum wall sign area, height, or width is 

required.  

 
3. Wall signs shall only be permitted on building façades that 

face a public street, access easement, or above a customer 

entrance. 

 
iii. Monument Signs. 

 

1. No lighted sign shall be erected within one hundred fifty (150) feet 

of a residential district, unless it is illuminated in such a manner so 

as not to produce intense glare or direct illumination across the 

bounding property line. Sign will be internally lit with no direct 

external illumination. 
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FILE NUMBER: Z0126-0436 

REQUEST FOR: Amend Planned Development – Commercial Ordinance No. 5175  

CASE MANAGER: Garrett Langford, AICP, Assistant Director  

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, March 23, 2026 

City Council: Monday, May 4, 2026 

 

GENERAL INFORMATION 

Applicant: Jackson Walker, LLC on behalf of BJ’s Wholesale Club 

Requested Action: Amend Planned Development – Commercial Ordinance (PD-C) No. 5175 

to modify the development standards (sign regulations) 

Location: 4420 N. Galloway Ave  

 

SITE BACKGROUND 

Platting: Lot 1, Block 2 of the Meadowview Farms Retail (replat will be required)  

Size: 1 +/- acres 

Zoning: PD-C Ordinance No. 5175 

Future Land Use: Commercial 

Zoning History: 1971: Annexed and zoned R-3, Single Family Residential 

1980: Rezoned to PD-C Ordinance No. 1643 

2025: Rezoned to PD-C Ordinance No. 5175 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: PD-C (Ord. 1643) Retail (home improvement store) 

SOUTH: GR - General Retail Retail strip center with fuel sales 

EAST: PD-C (Ord. 1643) Retail (home improvement store) 

WEST: PD-C (Ord. 4670) Tunnel carwash 
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CASE SUMMARY 

The applicant, representing the BJ’s Wholesale Club, is requesting to amend PD-C Ordinance 

No. 5175 to modify development standards for their proposed fueling station located at 4420 

N. Galloway Ave which is on the southwest portion of Lowe’s Home Improvement property 

located at 4444 N. Galloway Ave. The zoning for the proposed fueling station was approved in 

2025 and has obtained the necessary permits to start construction. BJ’s is requesting to amend 

the PD to allow a larger signage on the canopy over the fueling station. No other changes are 

proposed. 

 

The Mesquite Sign Ordinance limits canopy signs to a maximum height of three and one-half 

(3½) feet. The total area of all canopy displays on a canopy face shall not exceed fifty (50) 

percent of the area of the canopy face, or fifty (50) square feet, whichever is less.  The applicant 

is proposing canopy signs that will be 4 feet and 8 inches in height and include two signs totaling 

135 square feet in size. To comply with the sign ordinance, the height of the signs would be 

limited to 3.5 feet, and the combined square-footage of the signs could not exceed 50 square 

feet. The image below is the canopy signs that comply with the ordinance followed by another 

image showing the proposed signs. The two images show the differences in sizes.   

 

Complies with the sign ordinance.  

 
 

Exceeds the sign ordinance.  
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MESQUITE COMPREHENSIVE PLAN 

The Mesquite Comprehensive Plan designates the subject property as Commercial. 

Commercial land uses generally include retail, hotels, restaurants, big box retailers, and 

personal services. This category supports office uses, with developments in this category being 

larger and more intense than those in the Neighborhood Retail category. Land use types may 

include retail, hotels, restaurants, big box retailers, and personal services.  

 

STAFF COMMENTS: The PD amendment does not alter the proposed land use and does not 

conflict with the future land use designation. 

 

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 PD amendment to allow larger canopy signs does not 

change the initial assessment that was made with the initial rezoning to allow the fueling 

station which is that the development will benefit the City as a whole. The larger canopy 

signs are not expected to have an impact on public safety or interfere with traffic in the 

nearby intersection.  

 

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

other adopted land use policies. 

 

Staff Comments: The proposed PD amendment does not alter the proposed use on 

the property.  

 

3. The extent to which the proposed PD District will support and further the City Council’s  

strategic goals. 

 

Staff Comments: The proposed PD amendment does not change the initial 

assessment that was made with the initial rezoning in that the proposed development 

supports the City Council’s strategic goal of a Vibrant Economy (Goal 4.1) by promoting 

private investment, economic growth, and job creation through the redevelopment of an 

underutilized parking area. 

 

4. The extent to which the proposed amendment creates nonconformities. 
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Staff Comments: The proposed PD amendment will not create any nonconformities.  

 

5. The compatibility with the existing use and zoning of nearby property. 

 

Staff Comments: The proposed PD amendment to allow larger canopy signs does not 

interfere with how the proposed fueling station is compatible with the similar auto-

oriented developments making the proposed use contextually appropriate. However, 

the proposed canopy signs are larger than would be allowed at the nearby fueling 

stations. Should City Council approve the request to allow the larger canopy sign in this 

situation, then it would be advisable that the Mesquite Sign Ordinance be amended to 

allow the larger canopy signs at other locations within the City.  

 

6. The trend of development, if any, in the general area of the property in question. 

 

Staff Comments: The area along IH 30 and N. Galloway Avenue has experienced 

ongoing commercial development, including the QuikTrip fuel station (2012) and a 

tunnel carwash (2023), demonstrating a continued trend toward service-oriented 

commercial uses compatible with the proposed development. BJ’s is developing a 

grocery store at 4355 Childress and a fueling station on the subject property.  

 

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 existing PD-C Ordinance No. 5175 allows for the proposed 

development. The PD amendment is being sought in order to allow for larger signs on 

the canopy. 

 

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: The site is adequately served by existing roads, utilities, and public 

safety infrastructure. As a non-residential use, the development will not impact schools 

or parks. Fire and police services can be provided without issue, and the project will 

comply with City access standards. 

 

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. 
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Staff Comments: The PD amendment to allow larger canopy signs does not provide a 

greater level of public benefit. However, as indicated with the initial rezoning the 

development does provide greater public benefit than standard zoning by enabling a 

development that supports private investment, efficient site reuse, and economic 

activity. 

 

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: There are no proposed changes to the concept plan that was 

adopted with PD-C Ordinance No. 5175. The request is to allow larger signs on the 

canopy over the fueling positions. As indicated with the initial rezoning to allow the 

fueling station, the concept plan demonstrates a creative and responsive site design by 

converting underutilized parking into a productive outparcel while incorporating 

enhanced landscaping and adhering to all standard development requirements without 

requesting variances. Allowing larger canopy signs does not take away or add to the 

creative and responsive site design that has already been approved.  

 

11. Any other legally sufficient standard under Texas law. 

 

Staff Comments: No comments at this time. 

 

CONCLUSIONS 

ANALYSIS 

The proposed PD amendment is to allow larger canopy signs than what is permitted in the 

Mesquite Sign Ordinance. No changes are proposed to the PD that was initially approved last 

year to allow BJ’s to develop a fueling station on the property. As noted previously in the report, 

should City Council approve the request to allow the larger canopy sign in this situation, then it 

may be advisable that the Mesquite Sign Ordinance be evaluated and amended to allow larger 

canopy signs at other locations within the city. 

 

STAFF ASSESSMENT 

Based on the information contained in the application and analysis of the facts of record, 

Planning Staff concludes that the proposed PD amendment does not change the assessment 

that was made with the initial zoning request, as it meets the review criteria in Section 5-311(N) 

of the Mesquite Zoning Ordinance. Should the City Council find the proposed sizes of the 

canopies for this development acceptable, then further evaluation and amendments to the 

Mesquite Sign Ordinance may be warranted.  Staff suggests that the proposed ordinance 

amend PD Ordinance No. 5175 by adding the following subsection to Exhibit B – Development 

Standards.   
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PUBLIC NOTICE 

Staff mailed notices to all property owners within 200 feet of the subject property and courtesy 

notices to all property owners within 400 feet of the subject property. As of March 17, 2026, 

Staff has not received any responses. 

 

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. Returned Notices 

 

c. Signage. All signs within the PD shall comply with the Mesquite Sign Ordinance, as 

amended, with the following modifications.  

 

i. Canopy Displays.  

  

1. A canopy display shall have a maximum height of four feet and eight inches 

(4’-8”). 

 

2. The total area of all canopy displays on a canopy face shall not exceed sixty 

(60) percent of the area of the canopy face, or 135 square feet, whichever 

is less. 

 
3. The maximum wall sign area for the principal building on the premises shall 

be reduced by the aggregate area of all canopy displays.   

 

4. A canopy display (excluding price changes) may include an electronic 

message center consisting of no more than eight (8) numbers or letters or 

combination thereof which do not change more rapidly than once every 

twelve (12) hours. Each electronic message center cabinet shall constitute 

a separate sign.  

 



File No.: Z0126-0436 
Zoning Change 

Page 7 of 26 Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

 

 

 

ATTACHMENT 1 – AERIAL MAP 
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ATTACHMENT 2 – PUBLIC NOTIFICATION MAP 



File No.: Z0126-0436 
Zoning Change 

Page 9 of 26 Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

 

 
  

ATTACHMENT 3 – ZONING MAP 
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ATTACHMENT 4 – LAND USE MAP 
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Subject property facing south 
 

 
Subject property facing north 

ATTACHMENT 5 – SITE PICTURES 
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Facing north from N. Galloway Ave and Barnes Bridge intersection. 
 

 

 

ATTACHMENT 5 – SITE PICTURES 
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ATTACHMENT 6 – LETTER OF INTENT 
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EXHIBIT B - PLANNED DEVELOPMENT STANDARDS (EXISTING) 
 

This Planned Development - Commercial district (“PD-C”) 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 Commercial (“C”) 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-C district. Where these regulations conflict with or overlap another ordinance, this PD-

C ordinance will control. 

 

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

uses in the C 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 C District classification: 

 

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

1. Up to 16 fueling positions 

2. Heavy load vehicle refueling is not permitted 

 

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 

 

2. Development Standards. In addition to the requirements of the C 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 

ATTACHMENT 8 – DEVELOPMENT STANDARDS 
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amendment to comply with the adopted Building and Fire Codes, and 

Mesquite Engineering Design Manual.  

 

b. Landscaping.  

 
i. A parking screen shall be provided in accordance with Section 1A-

301.C.3 of the Mesquite Zoning Ordinance. 

 

ii. The minimum required amount of landscaping shall be 20% of the 

lot.  
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ATTACHMENT 9 – CONCEPT PLAN (EXISTING – NO CHANGES) 
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FILE NUMBER: Z0326-0442 

REQUEST FOR: Conditional Use Permit 

CASE MANAGER: Elizabeth Douglas, Planner 
 

PUBLIC HEARING 

Planning and Zoning Commission: Monday, March 23, 2026 

City Council: Monday, April 6, 2026 

  

GENERAL INFORMATION 

Applicant: William Hart, Pleasant Grove Community Baptist Church 

Requested Action: Zoning change from General Retail to General Retail with a 

Conditional Use Permit to allow Child Day Care Services. 

Property Owner: Pleasant Grove Community Baptist Church 

Location: 3216 Military Parkway 

  

  
SITE BACKGROUND 

Legal Description: Pleasant Grove Community Baptist Church, Block A Lot 1R 

Size: 4.62 acres 

Zoning: GR - General Retail 

Existing Land Use: Church  

Future Land Use: Neighborhood Retail 

Zoning History: 1951: Annexed and zoned Residential  

1962: Zoning changed to Local Retail  

1973: Zoning changed to General Retail  

Surrounding Zoning and Existing Land Uses: 

 ZONING EXISTING LAND USE 

NORTH: I – Industrial within the Skyline Logistics Hub 
Convenience Store with Fueling Stations / 

7-Eleven; Skyline Commercial Park 

SOUTH: City of Dallas Single Family Residence 

EAST: GR- General Retail / SS- Service Station 
Family Dollar, Vacant lot / Valero Fueling 

Station 

WEST: General Retail / City of Dallas 
Chevron Fueling Station /  Single Family 

Residence  

 

 

PLANNING AND ZONING DIVISION 
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CASE SUMMARY 

The applicant, William Hart, on behalf of Pleasant Grove Community Baptist Church, is 

requesting approval of a Conditional Use Permit (CUP) to operate a Child Day Care Center 

within a portion of a new multi-space standalone building located at 3216 Military Parkway, 

behind the existing church facility. The proposed Child Day Care Center will occupy 4,118 

square feet of the building. 

 

The applicant previously received site plan approval for a building consisting of a 2,922-square-

foot daycare and a 2,922-square-foot event center. During the building permit review process, 

staff identified that a CUP had not been obtained for the daycare use. Staff coordinated with 

the applicant to bring the request forward in accordance with standard review timelines. 

 

The applicant is now proposing to increase the building size to 4,118 square feet for the daycare 

and 5,077 square feet for the event center, for a total of 9,441 square feet. As this differs from 

the previously approved site plan, a revised site plan will be required for review and approval. 

The Planning and Zoning Commission’s action on the CUP should be based on the proposed 

building sizes reflected in the updated plan. 

 

Representatives from the church have worked with City staff throughout the development 

process to ensure compliance with applicable City ordinances. The proposed event center will 

remain under 6,000 square feet, which is permitted in the General Retail zoning district as a 

minor reception facility in accordance with the City’s Zoning Ordinance (Section [insert section 

number]). Any approval of the CUP will be subject to final site plan review and compliance with 

all City development standards, including review by Fire and Building officials to confirm 

compliance with occupancy load, egress, and parking requirements for the combined uses. 

 

According to the applicant’s letter of intent, the daycare will provide infant, toddler, preschool, 

and pre-kindergarten programs in a faith-based learning environment. The facility is proposed 

to include seven classrooms and serve up to 90 children at full capacity. This enrollment is 

subject to state licensing requirements and maximum capacity limits established by the Texas 

Health and Human Services Commission. 

 

The church will directly manage and operate the daycare and will be responsible for hiring staff 

and overseeing daily operations. Staff has confirmed with the applicant that all employees will 

be required to meet certification and training requirements established by the State of Texas. If 

approved, the applicant must also comply with all applicable state licensing requirements, as 

well as City building, fire, and landscaping regulations prior to the daycare becoming 

operational. 

 

MESQUITE COMPREHENSIVE PLAN 

The Mesquite Comprehensive Plan designates this area as Neighborhood Retail on the Future 

Land Use map. The vision for a Neighborhood Retail area is to provide a variety of retail and 

personal service businesses that meet the daily needs of the residents. 
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STAFF COMMENTS: 

The proposed CUP to allow a child day care center at this location is consistent with the 

Mesquite Comprehensive Plan. The plan’s Neighborhood Retail designation supports uses that 

provide convenient goods and services to surrounding residential areas, including personal and 

community services (Chapter 2, p. 43). Child care is an essential daily need, and the 

surrounding residential neighborhoods would be well-served by the proposed use. 

 

MESQUITE ZONING ORDINANCE 

SECTION 5-310.N: REVIEW CRITERIA FOR CONDITIONAL USE PERMITS 

 
1. The extent to which the proposed CUP promotes public health, safety, and welfare. 

 
STAFF COMMENTS: The proposed child day care center will provide childcare services to 

families within the surrounding community in a regulated environment that must comply with 

all applicable State licensing requirements and City building and fire codes. These 

requirements help ensure that the facility operates in a safe and secure manner. As such, 

the proposed use promotes public health, safety, and general welfare. 

 

2. The consistency of the proposed CUP with the Comprehensive Plan and any other 
adopted land use policies.  

 
STAFF COMMENTS: The proposed CUP is consistent with the goals and policies of the 

Mesquite Comprehensive Plan, which encourages the development of community-serving 

uses that support surrounding neighborhoods. The proposed daycare will provide a service 

that supports nearby residents and working families. 

 

3. The extent to which the proposed CUP will support and further the City Council's 
strategic goals.  

 
STAFF COMMENTS: The proposed daycare supports the City Council’s 2025–2026 

Strategic Goal 4.5 to cultivate a robust pool of skilled workers and stakeholder partnerships 

by providing childcare services that support workforce participation and neighborhood 

stability. 

 

4. The extent to which the proposed CUP creates nonconformities.  
 
STAFF COMMENTS: The proposed CUP will not create any non-conformities. 
 

5. The compatibility with the existing use and zoning of nearby property such that the 

proposed CUP will not be injurious to the use and enjoyment of other property in the 

immediate area for purposes already permitted, nor substantially diminish property 

values within the immediate vicinity. 
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STAFF COMMENTS: Staff does not believe the proposed CUP will be injurious to the use 

and enjoyment of nearby properties. The proposed daycare will operate within an existing 

church property and is compatible with surrounding uses. Additionally, staff has confirmed 

the site design and building placement adequately address potential concerns regarding the 

proximity of nearby industrial activity by providing appropriate separation (e.g. 150- foot 

buffer) between the daycare area and adjacent properties. Staff does not anticipate the use 

will substantially diminish property values within the immediate vicinity. 

 

6. The trend of development, if any, in the general area of the property in question. 

 

STAFF COMMENTS: The surrounding area consists primarily of established development, 

including residential neighborhoods and community-serving uses. The proposed daycare is 

consistent with the existing development pattern and complements the surrounding land 

uses. 

 

7. 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 CUP were adopted. 

 

STAFF COMMENTS: Staff has verified adequate public facilities and services are available 

to serve the proposed development. Existing utilities, roadway access, drainage 

infrastructure, and emergency services are in place and are expected to adequately 

accommodate the proposed daycare use.  

 

8. The extent to which adequate measures have been or will be taken to provide sufficient 

off-street parking and loading spaces to serve the proposed conditional uses. 

 

STAFF COMMENTS: The site contains an existing parking lot that is expected to provide 

sufficient parking for the proposed daycare use. In accordance with Section 3-405 of the 

Mesquite Zoning Ordinance, daycare centers require one parking space per 500 square feet 

of floor area. Staff has verified the existing parking supply meets or exceeds this requirement 

(required: 19 spaces; provided: 28). Additionally, the site plan for initial 7,441-square-foot 

building has been reviewed by City staff, including Traffic Engineering and Fire, to ensure 

adequate circulation and spacing to accommodate pick-ups and drop-offs associated with 

the daycare use. Staff has also reviewed the proposal to increase the building to 9,441 

square feet to ensure compliance. 

 

9. Whether adequate measures have been or will be taken to prevent or control offensive 

lights, odor, fumes, dust, noise, and vibration so that none of these will constitute a 

nuisance and/or violate the Mesquite City Code, including the MZO. 
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STAFF COMMENTS: City staff does not anticipate offensive lighting, odor, noise, fumes, 

dust, or vibrations that would constitute a nuisance or violate the Mesquite City Code, 

including the Mesquite Zoning Ordinance. 

 

10. Any other legally sufficient standard under Texas law.  

 

STAFF COMMENTS: No staff comments. 
 

 
CONCLUSION 

STAFF ASSESSMENT  

The proposed Conditional Use Permit (CUP) is consistent with the goals and policies outlined 

in the Mesquite Comprehensive Plan and warrants approval. Staff finds that the request 

appears to meet the criteria for approval of a Conditional Use Permit. The proposed child day 

care center is not expected to negatively impact surrounding businesses or residential uses. 

Additionally, the location is well-suited to provide childcare services to nearby neighborhoods 

and the surrounding community. 

 

Alternatively, based on the information provided at the public hearing, the Commission may:  

 

1. Recommend approval of the request with stipulations 

or 

2. Recommend denial of the request. 

 

 
PUBLIC NOTICE 

Staff mailed notices to all property owners within 200 feet of the subject property and courtesy 

notices within 400 feet. As of March 17, 2026, Staff has not received any returned property 

owner notices for the request.   

 
 
ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Site Photos 

6. Application Materials 
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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 USE MAP 
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Front view of the subject property 

 
 
 
 
 
 
 
 
 
 
 
 

ATTACHMENT 5 – SITE PHOTOS 
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Aerial view (Military Parkway) of subject property 

 
 

 

 
Rear/Side view of subject property, proposed Child Day Care/ Event Center area 
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ATTACHMENT 6 – APPLICATION MATERIALS 
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ATTACHMENT 6 – APPLICATION MATERIALS 
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