PLANNING AND ZONING COMMISSION PRE-MEETING
CITY COUNCIL CONFERENCE ROOM
757 North Galloway Avenue
March 26, 2018 - 6:30 P.M.
To discuss the items on the regular agenda
PLANNING AND ZONING COMMISSION MEETING
CITY COUNCIL CHAMBERS
757 North Galloway Avenue
March 26, 2018 - 7:00 P.M.
Pursuant to Section 551.071 of the Texas Government Code, the Planning and Zoning Commission may meet in a closed executive session to
consult with the City Attorney regarding matters authorized by Section 551.071, including matters posted on this agenda.

AGENDA
I. APPROVAL OF THE MINUTES OF THE MARCH 12, 2018 MEETING

II. PUBLIC HEARINGS
A.

Conduct a public hearing and take action on a replat of Ben F. Tisinger Elementary School
Addition, Block A, Lot 1, submitted by Nathan D. Maier Consulting Engineers on behalf of
Mesquite ISD, located at 1701 Hillcrest Street. (PL0318-0057)

B.

Continue a public hearing and consider an application submitted by Ryan Dykstra for a Zoning
Change to amend Planned Development – General Retail No. 3872 to allow additional uses on a
property described as Samuel Park Farms Retail, Block A, Lot 2, City of Mesquite, Dallas County,
Texas, located at 705 State Highway 352 (Z0218-0022). This item was tabled from the March
12, 2018 Planning and Zoning Commission meeting.

C.

Conduct a public hearing and consider an application submitted by Chetan Patel for a Zoning
Change from “C” Commercial zoning district to “C” Commercial zoning district with a Conditional
Use Permit to allow a limited service hotel on a property described as 2.051 acres being all of Lot
10 and a portion of Lot 11, Block 3 of the Grand Junction Addition, City of Mesquite, Dallas
County, Texas, located at 100 Grand Junction (Z0118-0019).

D.

Conduct a public hearing and consider an application submitted by Joe Hicks, Cumberland
Presbyterian Church, for a Zoning Change from Planned Development – Single Family No. 1427
to Planned Development – Office to allow an office building on a property described as Green
Canyon Estates, Block 4, Lot 22, City of Mesquite, Dallas County, Texas, located at 819 N. Town
East Boulevard (Z0318-0026).

E.

Conduct a public hearing and consider an application submitted by Mohammad Qureshi for a
Zoning Change to amend Planned Development – General Retail, Ordinance No. 3870, to allow
additional commercial uses on a property described as Skyline Business Park No. 2, Block D, Lot
2, City of Mesquite, Dallas County, Texas, located at 3730 E US HWY 80 (Z0218-0024).
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F.

Conduct a public hearing and consider a text amendment to the Mesquite Zoning Ordinance,
Chapter 1-300, Nonconforming Situations; pertaining to new and revised regulations for
amortization of nonconforming situations. (ZTA 2018-03)

G.

Conduct a public hearing and consider a text amendment to the Mesquite Subdivision Ordinance,
Article V, Section F. Lots; pertain to residential replats. (File No. SubTA 2018-01)

III. DIRECTOR’S REPORT
A.

Director’s Report on recent City Council action on zoning items at their meeting on March 19,
2018.
At the conclusion of business, the Chairman shall adjourn the meeting.

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.

CERTIFICATE

I, Garrett Langford, Manager of Planning and Zoning for the City of Mesquite, Texas, hereby certify that
the attached agenda for the Planning and Zoning Commission meeting to be held March 26, 2018, was
posted on the bulletin boards at the Municipal Center and City Hall on March 23, 2018, by 5:00 p.m. and
remained so posted until after the meeting. This notice was likewise posted on the City’s website at
www.cityofmesquite.com for a minimum of 72 hours prior to the meeting.

Garrett Langford, AICP
Manager of Planning and Zoning
City of Mesquite, Texas
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MINUTES OF THE PLANNING AND ZONING COMMISSION MEETING, HELD AT 7:00 P.M.,
MARCH 12, 2018, 757 NORTH GALLOWAY AVENUE, MESQUITE, TEXAS
Present: Chairman Ronald Abraham, Vice Chair Sherry Williams, Dharma Dharmarajan,
Sergio Garcia, Yolanda Shepard, Jennifer Vidler, Alternate Debbie Anderson,
Alternate Elizabeth Allen
Absent
Staff:

Interim Director Jeff Armstrong, Manager of Planning & Zoning Garrett Langford,
Assistant Senior City Attorney Cindy Steiner

Chairman Ronald Abraham called the meeting to order and declared a quorum present.
I.

APPROVAL OF THE MINUTES OF THE FEBRUARY 26, 2018 MEETING
A motion was made by Ms. Vidler to approve with the correction of adding Jennifer Vidler as
present on the February 26, 2018 minutes. Mr. Dharmarajan seconded and the motion passed
unanimously.

II.

PLAT
A.

Consider and take action on a preliminary plat for Lone Star Acres, Block 1, Lot 1,
submitted by Mike Hood, on property described as being 5.432 acres in the Stephen
White Survey, Abstract No. 567, Kaufman County, Texas, located east of FM 2932 and
south of IH 20. (PL1117-0045)
Mr. Langford briefed the Commissioners. Staff recommended approval with the conditions
1-13 listed in the staff report. A motion was made by Vice Chair Williams to approve per
staff’s recommendation. Mr. Dharmarajan seconded. The motion passed unanimously.

III. PUBLIC HEARINGS
A.

Conduct a public hearing and consider an application submitted by Donna Woodson for
a Zoning Change to amend Planned Development – Industrial No. 1848 to allow the
subject to be developed for a nonresidential use on a property described as being 1.79
acres in the Thomas J Sewell Survey, Abstract No. 1359, City of Mesquite, Dallas
County, Texas, located at 2821 Newsom Rd (Z0218-0021).
Mr. Langford briefed the Commissioners. Staff received one notice in opposition to the
request with no comments. Staff recommended that the property be rezoned to the Office
zoning district. Chairman Abraham asked without the zoning change then nothing else can be
done on the property. Mr. Langford answered that it is correct. Jennifer Keathly, North Central
Reality, came up to speak on behalf of the applicant, Donna Woodson. No one had questions
for the applicant. Chairman Abraham opened the public hearing. Daniel Signs, 2909 Fowler
Ct., spoke in opposition to the zoning change. Mr. Signs stated that he doesn’t know what the
use is for, but feels that the property is so small nothing can be done with the property and
that it should be acquired by one of the adjacent churches. Ms. Keathly returned to the lectern
and stated that they contacted both churches and neither church wanted the property. No one
else came up to speak. Chairman Abraham closed the public hearing.
Ms. Vidler stated that she feels that there is a hardship on the owner under the current zoning
and that an office use would be more in tune with the neighborhood. A motion was made by

Ms. Vidler to recommend approval to rezone the property to the Office zoning district. Mr.
Garcia seconded. The motion passed unanimously.
B.

Conduct a public hearing and consider an application submitted by Game X Change for
a Zoning Change from the “GR” General Retail zoning district to the “GR” General
Retail zoning district with a Conditional Use Permit to allow used merchandise sales on
a property described as Mall East Addition Phase II, Block 1, Lot 3R1, City of Mesquite,
Dallas County, Texas, located at 1220 N. Town East Boulevard, Suite 100 (Z0218-0023).
Mr. Langford briefed the Commissioners. Staff recommended approval with 9 conditions,
with a change to condition No. 6 to eliminate the requirement for shrink-wrapping the games.
Ms. Vidler asked if this CUP will be limited to this particular applicant at this location. Mr.
Langford answered yes.
Representative for Game X Change, Coy Johnson, came up to answer any questions that the
Commissioners might have. Ms. Vidler asked approximately how much of the product is used.
Mr. Johnson answered 90% is used. Ms. Vidler asked if this is standard for this type of
business. Mr. Johnson answered yes. Ms. Shepard asked what kind of ratings the products
have. Mr. Johnson answered they carry E for everyone through M for mature. They do not
have adult only video. There were no more questions for the applicant.
Chairman Abraham opened for public hearing. No one came to speak. Chairman Abraham
closed the public hearing. A motion was made by Ms. Vidler to approve the request as
presented. Seconded by Ms. Shepard. The motion passed unanimously.

C.

Conduct a public hearing and consider an application submitted by Les Pritchett for a
Zoning Change from the “GR” General Retail zoning district to the “LC” Light
Commercial zoning district with a Conditional Use Permit to allow indoor recreation in
Suite 620 on a property described as Mall East Addition Phase II, Block 1, Lot 3R1, City
of Mesquite, Dallas County, Texas, located at 1220 N. Town East Boulevard (Z02180020).
Mr. Langford briefed the Commissioners. Staff recommended rezoning the property to
Planned Development – General Retail with two stipulations listed in the staff report.
Chairman Abraham opened for staff questions. There were no questions for staff. Chairman
Abraham asked if the applicant or representative was here to speak. The applicant, Les
Pritchett, came up to speak. Vice Chair Sherry Williams asked what the primary ages of the
patrons. Mr. Pritchett answered it is opened to everyone but primarily ages 5-15 years old.
Ms. Shepard asked if parents can just drop off children. Mr. Pritchett answered that parents
have to come in and sign a waiver and he further stated that this business is not intended for
parent drop off. Chairman Abraham asked if there will be any snacks. Mr. Pritchett answered
that they do have a café consisting of mostly pre-package foods. He stated that food sales
constitute less than 10% of their revenue. Chairman Abraham opened for public hearing. No
one came up to speak. Chairman Abraham closed the public hearing. A motion was made by
Vice Chair Williams to approve per staff’s recommendation. Ms. Shepard seconded. The
motion passed unanimously.

D.

Conduct a public hearing and consider an application submitted by Ryan Dykstra for a
Zoning Change to amend Planned Development – General Retail No. 3872 to allow
additional uses on a property described as Samuel Park Farms Retail, Block A, Lot 2,
City of Mesquite, Dallas County, Texas, located at 705 State Highway 352 (Z0218-0022).

Mr. Langford briefed the Commissioners. Staff recommended approval to add additional uses
to the PD but leave the existing concept plan in place. Chairman Abraham asked if the
applicant or representative was here. The applicant, Ryan Dykstra, came up to speak. Mr.
Dykstra presented a new concept plan to the Commissioners. Ms. Vidler asked if staff needs
time to review the new concept plan. Mr. Langford answered yes and recommended that the
Commission table this item to give staff enough time to work with the applicant and make
adjustments to the new concept plan, if needed. Chairman Abraham opened for public hearing.
Rita Trammell, 901 Old Barn Ln, came up to speak. Ms. Trammell asked if TXDOT will take
any additional right-of-way for State Highway 352 and how that might affect her property.
Mr. Langford answered that staff was unaware of additional right-of-way being needed by
TXDOT. Mr. Dykstra indicated that TXDOT is acquiring easements from the subject property
in order to address drainage issues. Sunil Edward, 921 Old Barn Ln, came up to ask how all
of this will affect his property. Ms. Vidler answered that they need time to review the new
concept plan. Ms. Steiner explained if the Commission votes to leave the public hearing open,
then Mr. Edwards can come to that meeting and get more information. No one else came up
to speak. Ms. Vidler made a motion to postpone until the March 26, 2018 meeting leaving the
public hearing open. Vice Chair Williams seconded. The motion passed unanimously.
DIRECTOR’S REPORT

IV.
A.

Director’s Report on recent City Council action on zoning items at their meeting on
March 5, 2018.
Interim Director Jeff Armstrong briefed the Commissioners. There were two items City
Council addressed at the March 5, 2018 Council meeting: 1) truck parking at hotels would be
eliminated and 2) the new wording addressing heavy load vehicle refueling and limited fuel
sales was approved.
There being no further items before the Commission, the Chairman adjourned the meeting at
8:13 pm.
Chairman Ronald Abraham

FILE NO.:

Ben F. Tisinger Elementary P&Z HEARING
School, Block A, Lot 1R DATE:
(PL0318-0057)

March 26, 2018

GENERAL INFORMATION
APPLICANT:

Nathan D. Maier Consulting Engineers, Inc. on behalf of
Mesquite Independent School District

REQUESTED
ACTION:

A replat to dedicate new easement as a result of proposed
addition to Tisinger Elementary.

LOCATION:

1701 Hillcrest Street (Attachment 1 – Location Map)

SITE BACKGROUND
EXISTING LAND USE
AND SIZE:

Tisinger Elementary School on 10.8543 acres.

SURROUNDING LAND
USE AND ZONING:

The subject property is surrounded by within an existing
single family subdivisions zoned R-3, Single Family
Residential

GENERAL:

The applicant is proposing to replat the subject property in order to
dedicate a new easement over a new water line and drainage
easement as a result of the proposed addition to Tisinger Elementary.
Water lines are publicly maintained and an easement is required in
order to allow the City to legally access this public infrastructure for
maintenance purposes.

STAFF COMMENTS
Chapter 212 of Texas Local Government Code states that the Planning and Zoning
Commission shall approve a replat when it satisfies all applicable regulations, which
include Mesquite Zoning Ordinance and the Mesquite Subdivision Ordinance. City staff
from the Planning and Engineering Divisions have reviewed the proposed replat and
find it to be in compliance with the Mesquite Zoning Ordinance and the Mesquite
Subdivision Ordinance and therefore recommend approval of this request.
RECOMMENDATIONS
Staff recommends approval with the following conditions.
Correct the 1st course in the Metes and Bounds description so that is agrees with the first
course on exhibit.
2. 8. The plat must show grid coordinates for two property corners. Grid coordinates must
1.

3.
4.

5.

6.
7.

be referenced to a City GPS point. The grid coordinates must be in North American Datum
(NAD) 83, Texas State Plane, North Central FIPS Zone 4202.
Plat should tie down property corners/iron rods found on the opposite side of the street
(list streets) to verify width of the existing ROW. Please identify existing actual ROW
Please note that the project and plat requires the abandonment of easements or right-ofway (ROW). The process for abandonment of easements or ROW can be found on the City
web site at: http://www.cityofmesquite.com/DocumentCenter/Home/View/418 or in the
attached document. Engineering plans and the final plat cannot be approved until the
abandonment ordinance is approved by City Council.
All drainage pipe (greater than 15-inches in diameter), inlets and other drainage structures
and facilities shall be in a public drainage easement with maintenance governed by the
terms of the drainage maintenance agreement on the plat. All drainage easements shall
have a minimum width of 15-feet.
Public water and sewer easements shall have a minimum width of 15-feet. Widths of all
easements must be shown.
An electronic version of the final plat is required before the plat will be released for
recording. The electronic file must be a “.dwg” file composed in any version of AutoCAD.
The electronic version must be submitted on CD-ROM.

ATTACHMENTS
Attachment 1 – Location Map
Attachment 2 – Proposed Replat

Attachment 1 – Location Map

FILE NO.:

Z0218-0022

P&Z HEARING DATE:
COUNCIL DATE:

March 12, 2018
April 2, 2018

GENERAL INFORMATION
APPLICANT:

Ryan Dykstra, Vaquero Ventures

REQUESTED ACTION:

Amend the current Planned Development ordinance #3872 to allow
additional uses on the subject property.

LOCATION:

705 State Highway 352

SITE BACKGROUND
EXISTING LAND USE AND
SIZE:

The subject property is 4.89 acres and is undeveloped. The
proposed rezoning request applies to the 2.428 acres located
along the front of the property. The subject property has split
zoning with the back portion zoned General Retail and the
front portion zoned Planned Development (PD) – General
Retail #3872.

SURROUNDING LAND USE
AND ZONING (see attached
map):

To the north and to the west is an electrical substation zoned
PD Single Family. To the northeast is a single family subdivision
zoned PD single family. To the east across SH 352 are medical
office buildings zoned General Retail. To the south is a small
strip center zoned General Retail.

ZONING HISTORY:

1963 – Annexed and zoned Residential
1972 – Zoning changed to General Retail
1982 – Zoning changed to PD (1856) Single-Family
2007 – Zoning changed to PD (3872) General Retail

PLATTING:

Samuel Park Farms Retail, Block A, Lot 2

GENERAL:

On March 12, 2018, the Planning and Zoning Commission tabled the public
hearing for this request until March 26th Commission meeting. This was done
to allow staff time to review the revised concept plan that was presented by
the applicant at the March 12th meeting. The followings sections have been
updated.
The subject property was rezoned in 2007 to allow phase two of a small three
building retail/office development. Phase one includes a small retail building to
the south of the subject property that was built in 2002. In 2007, the subject
property had two zoning designations with the zoning boundary running north
& south through the middle of the property. The western edge of the tract is
zoned General Retail while the eastern edge is zoned PD (1856) Single Family.

The residential portion was rezoned to PD – General Retail #3872 that allowed a
limited number of General Retail uses. The PD was also approved with a concept
plan (Attachment 5) showing where future buildings will be located on the site.
The subject property has not been developed since the rezoning in 2007.
The applicant is requesting to amend the current PD Ordinance #3872 to allow
additional retail uses on the subject property. The applicant has clarified that
they are requesting that the uses that are allowed by right in the General Retail
zoning district be permitted in the PD. A list of these uses are shown as
Attachment 7. The applicant is also proposing to replace the existing concept
plan with a new concept plan (Attachment – 6). The applicant has not indicated
an end user for the subject property.
The site has a major drainage feature along the west side of the property that
will require an enclosed storm sewer system per the Mesquite’s Drainage
Ordinance. The development including site plan and all drainage improvements
will be in accordance with the City of Mesquite Storm Water and Flood Protection
Ordinance. The major drainage feature along the rear property will most likely
limit development to the front of the property. Additionally, the Zoning
Ordinance requires proper screening and sufficient setback from adjacent
zoning designations to minimize any impact that a development might have on
neighboring properties.

STAFF COMMENTS
Mesquite Comprehensive Plan
According to the Mesquite Comprehensive Plan, the subject property is located in the
Community Business Area North and is designated as low-density community area, which
provides goods and services to the surrounding neighborhoods. These areas are generally not
appropriate for highway-related uses, entertainment/recreational uses, uses with outdoor
storage and outdoor sales, and display lots.
Analysis
The existing PD - General Retail zoning is consistent with the Mesquite Comprehensive Plan
which designated the area for a low-density nonresidential uses that serve the surrounding
area. Allowing more uses that are allowed in General Retail to be added to the PD would not
conflict with the intent of the Comprehensive Plan or cause an adverse impact on nearby
residential properties. Staff does not see an issue with replacing the existing concept plan with
the new concept plan. In the following section, staff proposes additional uses that are
permitted in General Retail zoning that are consistent with the intent of the Comprehensive
Plan. Staff also proposes removing stipulation #3 which states that the development should
generally comply with the Community Appearance Manual. Removal stipulation #3 will require
the development to fully comply with the Community Appearance Manual.

RECOMMENDATIONS
Staff recommends the following amendments to the PD Ordinance #3872. The new text is
underlined and the text to be removed is strike through.
1.

Development of the site shall conform generally to the concept plan, attached hereto
as Exhibit “B,” and subject to the City’s environmental and site development
regulations.

2. Only uses that are classified under the following SIC codes shall be permitted:
Retail:

523
525
54
553
56
57
58
591
594
5992
5995

Paint, Glass, Wallpaper
Hardware Store
Food Stores
Auto Supply Stores
Apparel, Accessory Stores
Furniture, Home Furnishings
Eating, Drinking Places
Drug, Proprietary Stores
Miscellaneous Shopping Goods Except 5947, Gift,
Stores
Souvenir Shops
Florists
Optical Goods Stores

Finance,
Insurance,
Real
Estate:

60 - 67

Depository Institutions, Security
& Commodity Services,
Insurance Carriers, Agents &
Brokers, Real Estate, Holding
Companies

Services:

722
723
724
7291
7299

Photographic, Portrait Studios
Barber Shop
Beauty Shop
Tax Preparation Services
Tanning Salon only

7334

Photocopying, Duplicating
Services

80
81
82
83
87

Health Services
Legal Services
Educational Services
Social Services
Engineering, Accounting,
Research, Management Services

Except 61
Nondepository
Institutions and
61a Alternative
Financial
Establishments

3. Architectural design, landscaping, and screening shall be consistent with the
proposed Community Appearance Manual.

PUBLIC NOTICE
Notices were mailed to property owners within 200 feet of the property. As of the date of this
writing, staff has received a response from the owner of the subject property in favor of the
request. Staff has received one response in opposition to the request.
ATTACHMENTS
1 – Aerial Map
2 – Public Notification Map
3 – Zoning Map
4 – Application
5 – Existing PD Concept Plan
6 – Proposed Concept Plan
7 – List of Requested Uses
8 – Site Pictures
9 – Public Responses

Attachment 1 – Aerial Map

Attachment 2 – Notification Map

Attachment 3 – Zoning Map

ATTACHMENT 4 – Application

ATTACHMENT 5 – Existing PD Concept Plan

ATTACHMENT 6 – Proposed Concept Plan

ATTACHMENT 7 – Requested Uses
Below are uses allowed in General Retail but are not currently allowed in PD #3872
523
525
53
531
533
539
54
541
542
543
544
545
546
549
553
554
591
594
596

599

7215
7219
724
723
725
726
7299
7311
7313
732
733

Paint, Glass, Wallpaper Stores
Hardware Stores
GENERAL MERCHANDISE STORES
Department Stores
Variety Stores
Miscellaneous General Merchandise Stores
FOOD STORES
Grocery Stores
Meat, Fish Markets
Fruit, Vegetable Markets
Candy, Nut, Confectionery Stores
Dairy Products Stores
Retail Bakeries
Miscellaneous Food Stores (except)
a.
Convenience Stores
Auto & Home Supply Stores
Refueling Stations
a.
Limited Fuel Sales (other than heavy load vehicles)
Drug, Proprietary Stores
Miscellaneous Shopping Goods Stores
5947 Gift, Novelty, Souvenir Shops
Non-Store Retailers
5961 Catalog, Mail Order Houses
5962 Automatic Machine Operators
5963 Direct Selling Establishments
Retail Stores, NEC
5992 Florists
5993 Tobacco Stores
5994 News Dealers/Newsstands
5995 Optical Goods Stores
5999 Miscellaneous Retail, NEC (except)
a.
Auction Rooms
d.
Pet Shops (Ord. 3848/1-2-07)
Coin Operated Laundries/Dry Cleaning
Laundry, Garment Services, NEC
Barber Shops
Beauty Shops
Shoe Shine & Repair, Hat Cleaning Shop
Funeral Service
Miscellaneous Personal Services NEC
Advertising Agencies
Media Advertising Representatives
Credit Reporting, Collection
Reproduction, Stenographic Services

7331
7334
7338
7359
736

7389

7514
7515
752
753
7549
7622
763
7699

7832
784
791
792
7991
7992
7999

841
842
86

Direct Mail Advertising Services
Photocopying, Duplicating Services
Secretarial, Court Reporting
Household Equipment Only
Personnel Supply Services
737
Computer, Data Processing Services (except)
a.
Computer Equipment Repair
b.
Computer Sales/Rental
Business Services
a.
Trading Stamp Services
b.
Post Office Contract Station
Passenger Car Rental
Passenger Car Leasing
Automobile Parking (Lots and Structures)
a.
Automobiles, Trucks, and Vans not exceeding 3/4 ton
Automobile Repair Shops - Minor Automobile Repair
Other Automotive Services - Diagnostic, Inspection Services
Radio & Television Repair
Watch, Clock, Jewelry Repair
Repair Shops, Services, NEC
a.
Camera Repair
b.
Key Duplicating, Locksmiths
c.
Musical Instrument Repair
d.
Office Equipment, Typewriter Repair
Motion Picture Theaters
Video Tape Rental
Dance Studios, Schools
Ticket Agencies, Entertainment
Physical Fitness Facilities
Public Golf Course
Amusement Services
c.
Commercial Art Galleries,
Museums
d.
Sports Instruction (Indoor)
e.
Ticket Agencies, Sports/Recreation
f.
Escape Rooms
Museums, Art Galleries
Arboreta, Botanical Gardens (except – Zoological Gardens)
Membership Orgaizations

Attachment 8 - Pictures

View of subject property facing north

View of subject property facing west

Existing building to the south

Across SH 352

Attachment 9 – Public Response

FILE NO.:

Z0118-0019

P&Z HEARING DATE:
COUNCIL DATE:

March 26, 2018
April 2, 2018

GENERAL INFORMATION
APPLICANT:

Chetan Patel, RK Patel Design & Planning, LLC

REQUESTED
ACTION:

A Conditional Use Permit (CUP) to allow a Limited Service Hotel

LOCATION:

100 Grand Junction Blvd

SITE BACKGROUND
EXISTING LAND USE AND The subject property includes approximately 2.051 acres of
SIZE:
land (89,331 sq. ft.) and is currently undeveloped.
SURROUNDING LAND
USE AND ZONING (see
attached map):

The subject property is surrounded by undeveloped land
zoned “C,” Commercial to the north and south under
common ownership. The property to the west, also zoned
“C” is developed with a motel; Motel 6. East of the property
is IH-635 and further east is undeveloped land.

ZONING HISTORY:

1951: Annexed and zoned “R” Single Family Residential
1955: Zone change to “C” Commercial
1959: “Special Permit” approved for Brickyard
1969: Zone change to “I” Industrial
1985: Zone change to “C” Commercial

PLATTING:

The request includes two platted lots within the Grand
Junction Addition; being all of Lot 10 and a portion of Lot 11;
Block 3. If approved, a replat will be required to combine Lot
10 and a portion of Lot 11 into one lot.

GENERAL:

The applicant is requesting a Conditional Use Permit (CUP) to allow a
“Limited Service Hotel;” Home 2 Suites, within the “C,” Commercial
Zoning District. The proposed 4-story hotel will include approximately
13,652 square feet and 91 guest rooms with primary access through
internal hallways. According to the floor plan submitted by the applicant,
the hotel will include a lobby, outdoor patio and an outdoor pool.

A “General Service Hotel” is permitted by right in the “C” Zoning District
and requires a minimum of 150 guest rooms. Additionally, the following
design standards of Section 3-506 of the Mesquite Zoning Ordinance are
required for “General Service Hotels”:
 Internal hallways;
 Meeting room and business center;
 Recreational facility;
 Restaurant; and
 All elevations are considered primary facades for the purposes of
the Community Appearance Manual.
A hotel that does not meet the minimum requirements for a “General
Service Hotel” as referenced above is defined as a “Limited Service Hotel”
which requires a CUP when located within the “C” Zoning District. The
proposed hotel does not meet the definition of a “General Service Hotel,”
as a meeting room and business center are not proposed; the hotel does
not have a restaurant component; the number of guest rooms does not
meet the minimum; and all elevations do not meet the requirements of
the CAM, as it relates to principal facades.
Currently, there are 22 hotels located within the City of Mesquite, plus
one under construction located near the City’s Convention Center. Based
on the 2016 Texas Hotel Performance Factbook, there are 1,624 hotel
rooms within the City with an overall occupancy rate of 71.7%.
STAFF COMMENTS
Mesquite Comprehensive Plan
The subject property is located within the Regional Retail and Entertainment future land
use designation of the Comprehensive Plan. The Regional Retail and Entertainment
designation incorporates the core of the regional business corridor along LBJ Freeway
(Interstate I-635). According to the Plan, the core is suitable for large-scale, high intensity
business uses focusing on retail, office and compatible entertainment uses. The Plan
recommends restrictions on specific uses which have been identified as potentially
problematic. These uses include outdoor storage yards, motor freight and trucking
operations, wholesale trade, warehousing, major automobile repair or collision services,
trade and construction contractors, service-related businesses (exterminators,
refrigeration repair, welding, carpet cleaning, etc.), used merchandise sales, mini
warehouses, and outdoor sales/display lots.

Mesquite Zoning Ordinance Sec. 5-303- Review Criteria for a Conditional Use Permit
Existing Uses
The Conditional Use will not be injurious to the use and enjoyment of other property in the
immediate area for purposes already permitted, nor substantially diminish and impair
property values within the immediate vicinity.
It is not anticipated that the Conditional Use will be injurious to the use and enjoyment of
other property in the immediate area for purposes already permitted, nor substantially
diminish and impair property values within the immediate area.
Vacant Properties
The Conditional Use will not impede the normal and orderly development and
improvement of surrounding vacant property for uses predominant in the area.
The Conditional Use will not impede the normal and orderly development and
improvement of surrounding vacant property for uses predominant in the area. Adjacent
properties to the north and south are currently undeveloped and are under common
ownership as the subject property. The owner of the subject property owns multiple
adjacent lots on Grand Junction Blvd. The property is zoned for commercial uses as is
adjacent properties. Development of the site may lead to development of adjacent
undeveloped land.
Services
Adequate utilities, access roads, drainage, and other necessary facilities have been or are
being provided.
Adequate utilities, access roads and drainage facilities exist or will be provided as part of
the development of the site. Staff will ensure that services are sufficient for
accommodating the demands associated with the proposed use.
Parking
Adequate measures have been or will be taken to provide sufficient off-street parking and
loading spaces to serve the proposed uses.
Parking for a hotel is based on a ratio of 1 parking space for each sleeping unit, plus
specified requirements for restaurants, meeting rooms and related facilities. Based on 91
guest rooms, 91 parking spaces are required and are shown on the concept plan. A
restaurant is not proposed.
Performance Standards
Adequate measures have been or will be taken to prevent or control offensive odor, fumes,
dust, noise, and vibration, so that none of these will constitute a nuisance and to control
lighted signs and other lights in such a manner that no disturbance to neighboring
properties will result.

The property is surrounded by similar uses and/or zoning districts and undeveloped land
to the north and south under common ownership. Staff does not anticipate any nuisances
or other disturbances to nearby properties.
Analysis
According to the Mesquite Comprehensive Plan, the future land use designation for the
property is Regional Retail and Entertainment. The Plan recommends large scale, regional
retail, service, office and entertainment uses serving customers from the entire City and
beyond. The location of the hotel will offer regional services to travelers through the area.
The proposed limited service hotel, if approved, will be required to comply with all current
development regulations including the Community Appearance Manual.

RECOMMENDATION
Staff recommends approval of the CUP to allow a “Limited Service Hotel” with the
following stipulation.
1.

Development of the limited service hotel shall conform generally to the concept plan,
attached hereto as Exhibit “A,” and subject to the City’s environmental and site
development regulations.
2. A minimum of 91 guest rooms shall be provided.

PUBLIC NOTICE
Notices were mailed to property owners within 200 feet of the subject property. As of the
date of this writing, one notice was returned in opposition to the request.
ATTACHMENTS
1 – Aerial Map
2 – Public Notification Map
3 – Zoning Map
4 – Application and Supporting Materials
5 – Site Photos

ATTACHMENT 1: AERIAL MAP

ATTACHMENT 2: NOTIFICATION MAP

ATTACHMENT 3: ZONING MAP

Street view of subject property taken on the west side Grand Junction Blvd. looking east
towards the site.

Photo taken on the subject property looking south.

Photo taken on Grand Junction Blvd. looking southwest toward existing Motel 6.

Photo taken looking north toward subject property.

FILE NO.:

Z0318-0026

P&Z HEARING DATE:
COUNCIL DATE:

March 26, 2018
April 16, 2018

GENERAL INFORMATION
APPLICANT:

Joe Hicks, Cumberland Presbyterian Church

REQUESTED ACTION:

Rezone from Planned Development – Single Family to Planned
Development Office

LOCATION:

819 N. Town East Boulevard

SITE BACKGROUND
EXISTING LAND USE AND
SIZE:

The 2.7133-acre property is the site of Cumberland Presbyterian
Church. The property is zoned Planned Development – Single
Family No. 1427.

SURROUNDING LAND USE
AND ZONING (see attached
map):

North:

West:

Single family subdivision zoned
Development – Single Family.
Car wash zoned General Retail
Single family subdivision zoned
Development – Single Family
Grocery store zoned General Retail

ZONING HISTORY:

1971:
1971:
1978:

Annexed and zoned Residential
Rezoned to Townhomes
Rezoned to Planned Development – Single Family

PLATTING:

Lot 22, Block 4, Green Canyon Estates (Replat will be required)

GENERAL:

East:
South:

Planned

Planned

The applicant is requesting a rezoning to Planned Development – Office (PD-O) to
allow a new office building. Cumberland Presbyterian Church is wanting sell the
western portion (.47 acres) of their property to Barbara Cooper who is a member
of the church. Ms. Cooper is proposing to build an approximately 3,000 square-foot
office building for her accounting firm which is currently located at 3819 Towne
Crossing Blvd. Mesquite ISD (MISD) acquired 3819 Towne Crossing in 2016 to
houses their administration offices. MISD is continuing to honor the existing leases
for the tenants including Ms. Cooper’s accounting firm that are located at 3819
Towne Crossing; however, the leases will not be renewed. Ms. Cooper is now
looking to relocate her business to another location preferably within the City of
Mesquite.
Cumberland Presbyterian Church is willing to replat the unused portion of their
property located next to the Walmart Neighborhood Market grocery store into a
separate 0.47 acre lot for Ms. Cooper’s new office building. The concept plan for

the proposed office building is shown in Attachment 4. The newly created lot will
be subject to all of the development standards that apply to nonresidential uses.
This includes landscaping, parking, screening and architectural requirements. Due
to not meeting driveway separation requirements, the new lot will be accessed
through the Church’s parking lot.
The proposed rezoning not only includes the portion of the property for the new
office building but also the rest of the Cumberland Presbyterian Church property.
The rezoning of the existing church will not require any changes to the existing
development or create any nonconforming issues for the church. By rezoning the
entire property to PD-O, it eliminates the setback and screening requirements that
would apply to the newly created lot if the church were to remain zoned
residential. If the reminder of the church were not included in the rezoning and it
retained its current residential zoning, then the new lot for the office building
would be required to meet the 25-ft setback from the church’s property and would
have to provide an 8-ft screening wall between the new office and the church.
The applicant is also requesting as part of the PD to allow a wrought-iron fence
with a tree line instead of an 8-ft masonry screening wall along the rear property
line adjacent to the residential neighborhood. The new office building is
expected to be a low intensity use and would not have any more impact on the
residential area to the north than the existing church.

STAFF COMMENTS
Mesquite Comprehensive Plan
The subject property is located within a Neighborhood Community Area as designated in the
Mesquite Comprehensive Plan. The Plan states the following regarding Neighborhoods:
The areas are intended primarily for housing, but may accommodate elementary schools and parks
in internal locations… Other nonresidential uses which might be permitted, such as churches and
neighborhood retail, should be located on the periphery of the neighborhood along an arterial
street.
Additionally, the subject property is directly adjacent to the Business Community Area at the
intersection of N. Town East Boulevard and Galloway Avenue. The Comprehensive Plan describes
business areas as follows:
In addition to retail, personal service and office uses, the general business areas accommodate
light commercial-type uses including business, commercial and automotive services and trade
contractors where no outdoor storage is involved.
Zoning Ordinance Sec. 3-101: Nonresidential Districts Established and Purpose
The Mesquite Zoning Ordinance describes the purpose of the Office designation:

The O district is established to accommodate professional, management, research, and
other similar offices.

Given the subject property’s position at the edge of a residential area and adjacent to a
community business hub, a Zoning Change to PD-Office is consistent with the Mesquite
Comprehensive Plan’s vision. Allowing for a small office building for an accounting firm on a
portion of a property that already has an existing non-residential use (church) is not expected
to have any more of an adverse impact on nearby residential lots. The PD-Office zoning will not
allow a high intensity uses such as retail. As shown on the concept plan, the new parking spaces
will be located in front of the office building and will have no vehicular access to the nearby
alley. If the Zoning Change is approved, the property will be subject to all development
standards including architectural, setbacks, and screening requirements that apply to the
Office zoning district plus any requirements established in the PD.
RECOMMENDATIONS
Staff recommends approval of a Zoning Change from PD – Single-family Residential to PD – Office
with the following stipulations:
1.

Development of the office building shall conform generally to the concept plan,
attached hereto as Exhibit “A,” and subject to the City’s environmental and site
development regulations.
2. Uses shall be limited to those uses permitted by right in the Office Zoning District, as
prescribed in the City of Mesquite Zoning Ordinance.
3. In lieu of installing a masonry screening wall along the north property line, a 6-ft
wrought-iron fence with masonry columns placed 35 feet on center and with a tree line
consisting of large shade trees shall be installed as noted on the Exhibit “A”. One tree
shall be provided for each 35 linear feet and trees shall be planted no more than 35 feet
apart (on center).
PUBLIC NOTICE
Notices were mailed to property owners within 200 feet of the property. Staff received one
response in opposition to the request.
ATTACHMENTS
1 – Aerial Map
2 – Public Notification Map
3 – Zoning Map
4 – Concept Plan
5 – Site Pictures
6 – Public Response

ATTACHMENT 1: AERIAL MAP

ATTACHMENT 2: NOTICE MAP

ATTACHMENT 3 – ZONING MAP

ATTACHMENT 4 – Concept Plan (Exhibit “A”)

6-ft Wrought Iron Fence with
masonry columns and tree line.

Office Building
3,000 sq. ft.

Shared Access

Attachment 5 – Site Pictures

Attachment 6 – Public Response

FILE NO.:

Z0218-0024

P&Z HEARING DATE:
COUNCIL DATE:

March 26, 2018
April 16, 2018

GENERAL INFORMATION
APPLICANT:

Mohammad Qureshi, Qureshi and Nguyen Properties

REQUESTED
ACTION:

Planned Development (PD) Amendment to Ordinance 3870 to
allow for additional commercial uses

LOCATION:

3730 US Highway 80 East

SITE BACKGROUND
EXISTING LAND USE AND The subject property includes approximately 0.69 acres of
SIZE:
land (29,969 sq. ft.) and is currently developed with a onestory, 2,856 square foot multi-tenant building. There are 2
tenant spaces and one tenant space is occupied by a
restaurant; Charleys. The second tenant space is unoccupied.
SURROUNDING LAND
USE AND ZONING (see
attached map):

North:
South:
East:
West:

US Hwy. 80 E.
Riddell Plumbing Company, zoned “C” Commercial
Riddell Plumbing Company, zoned “C” Commercial
Fuel City, zoned “PD-I” PD-Industrial

ZONING HISTORY:

1954:
1967:
1989:
2007:

PLATTING:

The subject property is platted in the Skyline Business Park
Addition, Block D, Lot 2. No platting is required.

GENERAL:

The applicant is requesting an amendment to Ordinance Number 3870 to
allow for additional commercial uses. Ordinance Number 3870 was
approved in 2007 as an amendment to a previous ordinance, to allow for
a Planned Development with an underlying zoning district of “GR”
General Retail. The ordinance included conditions requiring
improvements to the building façade, landscaping, and a list of permitted
uses (See Attachment 6 for Ordinance 3870). According to the applicant,
due to the current restrictions on permitted uses, obtaining full
occupancy of the multi-tenant space is difficult. The multi-tenant building

Annexed and zoned Residential
Zone change to “C” Commercial
Zoned change to “PD-SS” PD-Service Station
Zone change to “PD-GR” PD-General Retail

is currently occupied by a restaurant. The other tenant space is
unoccupied and has been unoccupied for 6 months or more.
The applicant proposes to add the following uses, as permitted uses:
SIC Code
539
549
573
724
723
7299
737

7389
7699
804
829
866

Use Description
Miscellaneous General Merchandise Store including
Beauty Supply Store
Miscellaneous Food Store:
Convenience Store with no gasoline sales
Radio, TV, Electronics, Music Stores (Cell Phones)
Barber Shop
Beauty Shop including Nail Salon
Miscellaneous Personal Services:
Tax Preparation
Computer Equipment Repair
Learning Center:
Driving School
Business Services NEC (Signs, Advertising)
Repair Shops:
Key Duplicating Locksmiths
Offices of Other Health Practitioners
Schools, Educational Services, NEC: (Automobile driving
instruction)
Religious Organizations (Churches)

STAFF COMMENTS
Mesquite Comprehensive Plan
According to the Comprehensive Plan, the subject property is located within the
Industrial/Business Parks future land use designation. The Industrial/Business Parks future
land use designation provides specialized areas for basic employment by providing
locations for manufacturing, wholesale distribution and heavy commercial uses.
Additionally, the Plan recommends that retail and personal service type uses should
generally be discouraged.
Analysis
Although the Comprehensive Plan discourages retail and personal service type uses in the
area, in 2007 a PD was approved with an underlying zoning district of “GR” General Retail.
The “GR” district was established to accommodate the sale of convenience goods and
personal services primarily for persons residing in the area. While the subject property is
in a primarily industrial area, the property is located along Highway 80 and of a small size
(0.69 acres) which makes it unsuitable for industrial uses. The uses currently permitted
and the uses proposed would both serve nearby neighborhoods that use the intersection
and those working in the area.

RECOMMENDATION
Staff recommends approval of the change in zoning to allow for additional uses, as
referenced in this staff report.
PUBLIC NOTICE
Notices were mailed to property owners within 200 feet of the subject property. As of the
date of this writing, no notices have been returned.
ATTACHMENTS
1 – Aerial Map
2 – Public Notification Map
3 – Zoning Map
4 – Application and Supporting Materials
5 – Site Photos
6 – Ordinance Number 3870

ATTACHMENT 1: AERIAL MAP

ATTACHMENT 2: NOTIFICATION MAP

ATTACHMENT 3: ZONING MAP

Photo taken in the parking lot of the subject property looking south towards the existing
multi-tenant building.

P&Z amortization memo

Draft Dated 02/08/18
1-304. Termination of nonconforming situations.
C.

Amortization.
1.

Compliance regulations for nonconforming uses. It is the declared purpose of this
subsection that nonconforming uses be eliminated and be required to comply with
the regulations of the Mesquite Zoning Code, having due regard for the property
rights of the persons affected, the public welfare, and the character of the
surrounding area.
a.

Amortization of nonconforming uses.
(1)

Request to establish compliance date. The City Council may
request that the Board of Adjustment (“Board”) consider
establishing a compliance date for a nonconforming use. In
addition, any person who resides or owns real property in the City
may request that the Board consider establishing a compliance date
for a nonconforming use. Upon receiving such a request, the Board
shall hold a public hearing to determine whether continued
operation of the nonconforming use will have an adverse effect on
nearby properties. If, based on the evidence presented at the public
hearing, the Board determines that continued operation of the use
will have an adverse effect on nearby properties, it shall proceed to
establish a compliance date for the nonconforming use; otherwise,
it shall not.

(2)

Factors to be considered. The Board shall consider the following
factors when determining whether continued operation of the
nonconforming use will have an adverse effect on nearby properties:
(a)

The character of the surrounding neighborhood.

(b)

The degree of incompatibility of the use with the zoning
district in which it is located.

(c)

The manner in which the use is being conducted.

(d)

The hours of operation of the use.

(e)

The extent to which continued operation of the use may
threaten public health or safety.

(f)

The environmental impacts of the use’s operation, including
but not limited to the impacts of noise, glare, dust, and odor.

(g)

The extent to which public disturbances may be created or
perpetuated by continued operation of the use.
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(h)

The extent to which traffic or parking problems may be
created or perpetuated by continued operation of the use.

(i)

Any other factors relevant to the issue of whether continued
operation of the use will adversely affect nearby properties.

(3)

Finality of decision. A decision by the Board to grant a request to
establish a compliance date is not a final decision and cannot be
immediately appealed. A decision by the Board to deny a request to
establish a compliance date is final unless appealed to state court
within 10 days in accordance with Chapter 211 of the Local
Government Code.

(4)

Determination of amortization period.

(5)

(a)

If the Board determines that continued operation of the
nonconforming use will have an adverse effect on nearby
properties, it shall, in accordance with the law, provide a
compliance date for the nonconforming use under a plan
whereby the owner’s actual investment in the use before the
time that the use became nonconforming can be amortized
within a definite time period.

(b)

The following factors must be considered by the Board in
determining a reasonable amortization period:
i.

The owner’s capital investment in structures, fixed
equipment and other assets (excluding inventory and
other assets that may be feasibly transferred to
another site) on the property before the time the use
became nonconforming.

ii.

Any costs that are directly attributable to the
establishment of a compliance date, including
demolition
expenses,
relocation
expenses,
termination of leases and discharge of mortgages.

iii.

Any return on investment since inception of the use,
including net income and depreciation.

iv.

The anticipated annual recovery of investment,
including net income and depreciation.

Compliance requirement. If the Board establishes a compliance
date for a nonconforming use, the use must cease operations on that
date and it may not operate thereafter unless it becomes a
conforming use.
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(6)

Definition of owner. For purposes of this paragraph, “owner” means
the owner of the nonconforming use at the time of the Board’s
determination of a compliance date for the nonconforming use.

P&Z residential replats memo

MESQUITE SUBDIVISION ORDINANCE
ARTICLE V
F.
LOTS
(1) The area of each platted lot must comply with the minimum regulations for the zoning district in which the lot is
located. In residential zoning districts, lots must conform in width, depth and area to the pattern already established in
the adjacent areas, having due regard to the character of the area, its particular suitability for development, and taking
into consideration the natural topography of the ground, drainage, wastewater facilities, and the proposed layout of
streets.
Lots shall conform to the minimum requirements of the zoning classification district in which the subdivision is
located.
(2) Every lot shall abut a dedicated public street or a private street.
(3) Where corner lots are key lots, that is where the lots face the frontage street and other lots face the side street, the
corner lot shall have a building setback line on both streets as required by the Zoning Ordinance and subsequent
revisions.
(4) Key lots or irregular shaped lots shall have sufficient width at the building line to meet frontage requirements of
the appropriate zoning classification district in which they are located. The rear width shall be sufficient to provide
access for all utilities including sanitation services, but not less than ten (10) feet.
(5) No lot shall be platted less than one-hundred (100) feet in depth unless specifically approved in the applicable
zoning, except that the Commission may waive the depth requirement to prevent a hardship to the developer in cases
where an irregular shaped tract is platted into lots and a remnant piece of property is sufficient to plat one or more
lots. (Ord. 2351, 10-20-86)
(6) Side lot lines shall be substantially at right angles or radial to street lines.
(7) Double frontage and reverse frontage lots should be avoided except where essential to provide separation of
residential development from traffic arteries or to overcome specific disadvantage of topography and orientation.
Where lots have double frontage, a front building line shall be established for each street.
(8) It shall be lawful to increase the size of lots from that originally platted, provided, that there is no remaining portion
of a lot or lots smaller than the original lot and provided that the final plat is submitted in accordance with the
requirements of a final plat as contained hereinabove.
(9) In areas where city sewer is not immediately available, a lot shall be platted of such area as to meet the minimum
requirements' of the State of Texas, pertaining to septic tank operation. When the sewer line is within one hundred
(100) feet of the lot, the property owner is required to connect to same.
(10) No lot shall be replatted to reduce the size of lots originally platted by a common dedicator without public hearings
and procedures as set out in State Law. No lot may be reduced below the minimum size and width required in its
zoning classification. (Ord. 2351, 10-20-86)
(11) When an applicant exhibits a duly executed and recorded deed covering a lot having dimensions of fifty (50) feet
by one hundred twenty (120) feet or more, which has been sold by metes and bounds prior to May 15$ 1953, and such
lot is being assessed for city taxes and conforms to the established lot pattern and zoning classification in the block
where located, then a building permit may be issued provided the requested use of such property conforms to the
permanent zoning of the property covered by the application.

