PLANNING AND ZONING COMMISSION PRE-MEETING
CITY COUNCIL CONFERENCE ROOM
757 North Galloway Avenue
March 25, 2019 - 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 25, 2019 - 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 11, 2019 MEETING

II. PRELIMINARY PLAT
A.

Consider and take action on Application No. PL0219-0103 for a Preliminary Plat for Cloverleaf,
submitted by Corwin Engineering, Inc. on behalf of Mesquite Joint Venture, for a 227 townhome
subdivision on property described as being 26.32 acres, Triangle East Addition Block 2, Lots 3 and
4, City of Mesquite, Dallas County, Texas, located at 2920 Gus Thomasson Road.

B.

Consider and take action on Application No. PL0219-0104 for a Preliminary Plat for Ramsgate
Addition, submitted by A&W Surveyors, Inc. on behalf of PRS Ramsgate, L.P., for a two lot
subdivision on property described as being 15.177 acres in the Alexander Chumley Survey Abstract
No. 340 and L.J. Sweet Survey, Abstract, No. 1367, located at 23300 IH 635.

III. RESIDENTIAL REPLAT
A.

Consider a public hearing and take action on Application No. PL0219-0101 for a Residential Replat
of Sherwood Forest 1 & 2, Lot 78, submitted by Leal Maricurz to subdivide the property into four
lots located at 909 S. Peachtree Road.

IV. PD SITE PLAN
A.

Consider and take action on Application No. SP1118-0082 for a PD – Site Plan for Trailwind,
submitted by Petitt Barraza, LLC on behalf of DR Horton – Texas, Ltd., for a 210-lot residential
development on property described as being 110.971 +/- acres in the Martha Musik Survey,
Abstract No. 312, City of Mesquite, Kaufman County, Texas, located south of IH-20 and east of
FM 741.

V. ZONING CASES
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The City Council may approve 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.
A.

Conduct a public hearing and consider Application No. Z0119-0085 submitted by WRA Architects,
Inc. on behalf of Mesquite ISD for a Zoning Change from Planned Development – Single Family
#2344 to Planned Development – Single Family #2344 with a Conditional Use Permit to allow a
new high school on a property described as being 44.097 +/- acres in the JP Anderson Survey,
Abstract No. 1, City of Mesquite, Dallas County, TX, located at 4200 Faithon P. Lucas Sr. Blvd.
(Tabled from the March 11, 2019, Planning and Zoning Commission meeting.)

B.

Conduct a public hearing and consider Application No. Z0219-0086 submitted by Scott Woodruff
for a Zoning Change from R-2, Single Family Residential within the Town East Retail and
Restaurant Overlay District to Planned Development – General Retail within the Town East Retail
and Restaurant Overlay District to allow restaurant and retail uses on a property described as being
5 +/- acre portion of Lot 1, Block A of the North Mesquite High School Addition, City of Mesquite,
Dallas County, TX, located 18201 IH 635.

VI. DIRECTOR’S REPORT
A.

Director’s Report on recent City Council action on zoning items at their meetings on March 18,
2019.

B.

Discuss the requirements and methods for public notices for a rezoning.
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 Subcapitulo 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 Subcapitulo 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 25, 2019, was posted on the bulletin boards at the Municipal
Center and City Hall on March 22, 2019 before 6:00 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 11, 2019, 757 NORTH GALLOWAY AVENUE, MESQUITE, TEXAS
Present:
Absent:
Staff:

Chairman Ronald Abraham, Vice-Chair Sherry Williams, Jennifer Vidler,
Debbie Anderson, Yolanda Shepard, David Gustof, Sheila Lynn
Alternate Jerome Geisler, Alternate Claude McBride
Manager of Planning & Zoning Garrett Langford, Planner Ben Callahan,
Assistant City Attorney Cynthia Steiner, Senior Administrative Secretary
Devanee Winn

Chairman Abraham called the meeting to order and declared a quorum present.
I. APPROVAL OF THE MINUTES OF THE FEBRUARY 25, 2019 MEETING
Ms. Williams made a motion to accept the minutes with no corrections. Ms. Vidler seconded.
The motion passed unanimously.
II. PD SITE PLAN
A.

Consider and take action on Application No. SP1118-0080 for a PD – Site Plan
for Iron Horse, submitted by Kimley Horn and Associates on behalf of MM
Mesquite 50, LLC, for a 336-lot residential development on property described
as being 38.38 acres in the Daniel Tanner Survey, Abstract No. 1462, Dallas
County, Texas, generally located west of Rodeo Center Blvd and south of W.
Scyene Road.
Manager of Planning & Zoning Garrett Langford gave a brief presentation. Staff
recommended approval. Chair opened for staff questions. There were no questions.
A motion was made by Ms. Vidler to approve. Mr. Gustof seconded. The motion
passed unanimously.

III. ZONING CASE
The City Council may approve 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.
A.

Conduct a public hearing and consider Application No. Z0119-0085 submitted
by WRA Architects, Inc. on behalf of Mesquite ISD for a Zoning Change from
Planned Development – Single Family #2344 to Planned Development – Single
Family #2344 with a Conditional Use Permit to allow a new high school on a
property described as being 44.097 +/- acres in the JP Anderson Survey,
Abstract No. 1, City of Mesquite, Dallas County, TX, located at 4200 Faithon
P. Lucas Sr. Blvd.
Mr. Langford briefed the Commissioners. Staff recommended that the case be
tabled until the March 25, 2019 Planning and Zoning Meeting. Chair opened the
public hearing. Ms. Melinda Blair came up to speak. Ms. Blair wanted to make sure

Staff received her notice and letter listing her concerns. Ms. Blair also wanted to
know about the repairs that will be done on Faithon P. Lucas Sr. Blvd. Mr. Langford
answered that staff did receive her notice and letter and those will be included in
the Commissioner’s packets for the next meeting. Mr. Langford responded that
there would be repairs done on Faithon P. Lucas. There will be more details for the
repairs presented at the March 25, 2019 meeting. Ms. Judy Lot came up to speak.
Ms. Lot asked if staff could send out notices earlier and include more detail in the
notices. Ms. Williams wanted to discuss the notice issues. Assistant Attorney
Cynthia Steiner advised that Staff could put the notice issues on the next meeting
agenda for a more open discussion on public notices. A motion was made by Mr.
Gustof to table until the March 25, 2019 meeting. Ms. Shepard seconded. The
motion passed unanimously. Chairman Abraham left the public hearing open until
the March 25, 2019 Planning and Zoning meeting.
V. DIRECTOR’S REPORT
A.

Director’s Report on recent City Council action on zoning items at their
meeting on March 4, 2019.
Mr. Langford briefed the Commissioners. City Council postponed the rezoning case
Z1018-0071 to develop a self-storage facility until March 18th to allow the
applicant and city staff to discuss other options regarding the screening wall.

There being no further items before the Commission, the Chairman Abraham
adjourned the meeting at 7:30 PM

___________________________________________
Chairman Ronald Abraham

REQUEST FOR PRELIMINARY
PLAT

FILE NO.:

Preliminary
0103)

PLANNING & DEVELOPMENT
STAFF REPORT

Plat

(PL0219- P&Z HEARING DATE:

March 25, 2019

GENERAL INFORMATION
APPLICANT:

Corwin Engineering, Inc. on behalf of Mesquite Joint Venture

REQUESTED ACTION:

Approval of the Preliminary Plat for the Cloverleaf townhome
subdivision (227 lots and 21 open space lots)

LOCATION:

2920 Gus Thomasson Road

SITE BACKGROUND
EXISTING LAND USE AND
SIZE:

Former site of the par 3 golf course; 26.32 acres

SURROUNDING LAND USE
AND ZONING:

North:

East:
South:
West:
GENERAL:

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

The Preliminary Plat is one of the first steps in the development process and
provides an overview of the proposed subdivision, street layout, and
drainage areas for the site. The proposed Preliminary Plat is for a townhome
subdivision with a total of 227 residential lots. The subject property is zoned
Planned Development No. 4650 which was approved by City Council on
February 4, 2019.

STAFF COMMENTS
Chapter 212 of Texas Local Government Code states that the Planning and Zoning Commission
shall approve a plat when it satisfies all applicable regulations, which includes the Mesquite
Zoning Ordinance and the Mesquite Subdivision Ordinance. It is staff's opinion that the
proposed Preliminary Plat complies with the City's zoning and subdivision ordinances and PD
Ordinance No. 4650. Staff recommends approval of this request with the conditions.
RECOMMENDATIONS
Staff recommends approval of the Preliminary Plat with the following conditions.
1. Remove overlapping texts.
2. Include the Metes and bounds on the plat.
3. Add access easement on Lot 1 Block A for access to the channel.

Planning and Development Services Department
Planning & Zoning Division
Prepared by: Garrett Langford

Preliminary Plat

Cloverleaf
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4. The final plat will not be released for filing until detailed engineering plans have been
released for construction. Final Plat shall match proposed easements and ROW
dedications shown in engineering plans.
5. Plat should tie down property corners/iron rods found on the opposite side of the street
to verify width of the existing ROW. Please identify existing actual ROW widths based
on these measurements and label on the plat.
6. Limits of the ultimate (fully developed conditions) 100-year flood plain and floodway
including water surface elevations shall be shown on the plat.
7. The 100-year fully developed water surface elevation shall be shown at upstream,
downstream and 300ft intervals along the creek on the plat, site plan. Reference for
the source information for the 100-year fully developed water surface elevation shall be
noted on the plat (such as new FEMA Revised FIS Dallas County Flood Study (adopted
July 7, 2014)).
8. Finished floor elevations for all structures, including garages, for all lots within or
adjacent to the 100-year floodplain and/or sag points shall be shown on the plat, site
plan, drainage area map and grading plan.
9. The plat must show grid coordinates for two property corners. Grid coordinates must
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.
10. An electronic copy of the Final Plat (without signatures) must be submitted to the
Planning and Zoning Office on CD-ROM in AutoCAD 2006 or later in .dwg file format.
The AutoCAD drawing must be in “model-space”. This electronic copy does not need a
seal.
ATTACHMENTS
Attachment 1 – Preliminary Plat

Attachment 1

REQUEST FOR PRELIMINARY
PLAT

FILE NO.:

Preliminary
0104)

PLANNING & DEVELOPMENT
STAFF REPORT

Plat

(PL0219- P&Z HEARING DATE:

March 25, 2019

GENERAL INFORMATION
APPLICANT:

A&W Surveyors, Inc. on behalf of PRS Ramsgate, L.P.

REQUESTED ACTION:

Approval of the Preliminary Plat for the Ramsgate Addition, a two lot
subdivision (future site of 1st Choice Self Storage)

LOCATION:

23300 IH 635

SITE BACKGROUND
EXISTING LAND USE AND
SIZE:

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

SURROUNDING LAND USE
AND ZONING:

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

GENERAL:

The Preliminary Plat is one of the first steps in the development process and
provides an overview of the proposed subdivision, street layout, and
drainage areas for the site. The proposed Preliminary Plat is to subdivide the
property into lots. Lot 1 is intended for the self-storage facility that is
currently under consideration by City Council. The subject property is zoned
General Retail.

STAFF COMMENTS
Chapter 212 of Texas Local Government Code states that the Planning and Zoning Commission
shall approve a plat when it satisfies all applicable regulations, which includes the Mesquite
Zoning Ordinance and the Mesquite Subdivision Ordinance. It is staff's opinion that the
proposed Preliminary Plat complies with the City's zoning and subdivision ordinances. The
proposed self-storage facility will still need City Council approval. Approval of the preliminary
plat does not approve the use of the land. The applicant is moving forward with the preliminary
plat so that they can complete the purchase of Lot 1 if City Council approves the rezoning
approved on April 1st. Staff recommends approval of this request with the conditions.
RECOMMENDATIONS
Staff recommends approval of the Preliminary Plat with the following conditions.
1.

Add case number PL0219-0104 to the plat.
Planning and Development Services Department
Planning & Zoning Division
Prepared by: Garrett Langford
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2. The final plat will not be released for filing until detailed engineering plans have
been released for construction. Final Plat shall match proposed easements and
ROW dedications shown in engineering plans.
3. The preliminary plat is missing the required MAINTENANCE AGREEMENT FOR
DRAINAGE FACILITIES on face of plat. The current version is available at:
http://www.cityofmesquite.com/DocumentCenter/Home/View/403
4. Plat should tie down property corners/iron rods found on the opposite side of the
street and alleys to verify width of the existing ROW. Please identify existing actual
ROW widths based on these measurements and label on the plat.
5. 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.
6. Provide a drainage easement for the detention pond. This drainage easement
should include an additional 15 ft on both sides or 20 ft on one side of the detention
pond for drainage maintenance access. The drainage maintenance portion of the
drainage easement should be relatively unobstructed and flat (10H:1V).
7. Remove contours from the final plat.
8. Remove fire lane easements.
9. Public water and main easements shall have a minimum width of 15-feet.
10. Fire hydrants must be in a water easement.
11. Mutual access easements between Lot 1 and 2 are required and shall be shown on
the final plat.
12. The plat must show grid coordinates for two property corners. Grid coordinates
must 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.
13. An electronic copy of the Final Plat (without signatures) must be submitted to the
Planning and Zoning Office on CD-ROM in AutoCAD 2006 or later in .dwg file format.
The AutoCAD drawing must be in “model-space”. This electronic copy does not
need a seal.
ATTACHMENTS
Attachment 1 – Preliminary Plat
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REQUEST FOR RESIDENTIAL
REPLAT

FILE NO.:

PLANNING & DEVELOPMENT
STAFF REPORT

Sherwood Forest
(PL0219-0101)

No.

2 P&Z HEARING DATE:

March 25, 2019

GENERAL INFORMATION
APPLICANT:

Leal Maricurz

REQUESTED ACTION:

Approval of the Replat of Sherwood Forest 1 & 2, Lot 78, to create
four lots, 78A, 78B, 78C & 78D.

LOCATION:

909 S Peachtree Road

SITE BACKGROUND
EXISTING LAND USE AND
SIZE:

A single family home; 1.33 acres

SURROUNDING LAND USE
AND ZONING:

North:
East:
South:
West:

GENERAL:

Single family homes zoned R-3, Single Family
Single family homes zoned PD – Single Family
Single family homes zoned R-3, Single Family
Single family homes zoned R-3, Single Family.

The applicant, Leal Maricurz, is proposing to replat the subject property into
four lots. The new lots could be sold for new single family development in
the future. The subject property is zoned R-3, Single Family Residential, and
is located within the Sherwood Forest Overlay District. The proposed replat
meets the minimum lot size requirements for R-3 zoning.

STAFF COMMENTS
Chapter 212 of Texas Local Government Code states that the Planning and Zoning Commission
shall approve a plat when it satisfies all applicable regulations, which includes the Mesquite
Zoning Ordinance and the Mesquite Subdivision Ordinance. It is staff's opinion that the
proposed Replat complies with the City's zoning and subdivision ordinances. The proposed lots
will be compatible with the surrounding R-3 Single Family lots and will be similar in size to the
abutting lots located east and west of the proposed replat. Staff recommends approval of this
request with conditions.
PUBLIC NOTICES
As required by the Texas Local Government Code, staff mailed notices of this public hearing to
property owners within 200 feet of the subject properties and a published a legal notice. Staff
has not received any returned responses from property owners.
RECOMMENDATIONS
Staff recommends approval of the Replat with the following conditions.
1. Add owner’s signature.
2. Remove “Preliminary” from title.
3. Add case number PL0219-0101 to the Plat.
Planning and Development Services Department
Planning & Zoning Division
Prepared by: Ben Callahan

Residential Replat

Sherwood Forest No. 2, Lots 78A, 78B, 78C & 78D
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4. Plat should tie down property corners/iron rods found on the opposite side of the
streets to verify width of the existing ROW.
5. Please identify existing actual ROW widths based on these measurements and label on
the plat.
6. A 10’ ROW dedication may be needed along S. Peachtree Road.
7. A 10’ by 10’ corner clip is needed at the intersection of S. Peachtree and Picadilly Blvd.
ATTACHMENTS
Attachment 1 – Replat

Attachment 1

FILE NO.:

Trailwind (SP1118-0082)

P&Z HEARING DATE:

March 25, 2019

GENERAL INFORMATION
APPLICANT:

Petitt Barraza, LLC on behalf of DR Horton – Texas, Ltd.

REQUESTED ACTION:

Approval of the Planned Development – Site Plan for Phase 1 of the
Trailwind development (210 lots)

LOCATION:

Located south of IH-20 and east of FM 741.

SITE BACKGROUND
EXISTING LAND USE AND
SIZE:

Undeveloped; 111 +/- acres

SURROUNDING LAND USE
AND ZONING:

To the east is an undeveloped property outside of Mesquite’s
city limits but within the City’s extraterritorial jurisdiction (ETJ).
To the north is Interstate Highway 20. To the west is
undeveloped property zoned General Retail. To the south is
Heartland, a single-family development that is outside of city
limits and outside Mesquite’s ETJ.

GENERAL:

City staff typically approve site plans. However, the Mesquite Zoning
Ordinance requires that the Planning and Zoning Commission approve PD
site plans for projects of ten acres or more. The proposed PD Site Plan is for
a single family subdivision known as Trailwind. The development is entitled
up to 450 single-family lots. The proposed site plan is for Phase 1 consisting
of 210 lots. The site plan shows the lot types, street layout, open spaces, and
landscaping.

STAFF COMMENTS
City staff reviewed the PD-Site Plan and found it to comply with Planned Development
Ordinance No. 4625 that City Council adopted on November 19, 2018. It also complies with the
City's zoning and subdivision ordinances. Staff recommends approval of this request.
RECOMMENDATIONS
Staff recommends approval of the PD Site Plan.
ATTACHMENTS
Attachment 1 – Proposed PD Site Plan
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REQUEST FOR ZONING
RECLASSIFICATION

FILE NO.:

PLANNING & DEVELOPMENT
STAFF REPORT

Z0119-0085

P&Z HEARING DATE:
COUNCIL DATE:

March 11, 2019
April 1, 2019

GENERAL INFORMATION
APPLICANT:

WRA Architects, Inc., on behalf of Mesquite ISD (MISD)

REQUESTED ACTION:

Rezone from Planned Development (PD) – Single Family Residential
to Planned Development – Single Family Residential with a
Conditional Use Permit to allow a high school

LOCATION:

4200 Faithon P. Lucas Sr. Blvd.

SITE BACKGROUND
EXISTING LAND USE AND SIZE:

The 44 +/- acres site is undeveloped.

SURROUNDING LAND USE AND
ZONING (see attached map):

To the east is undeveloped property zoned PD – Single
Family. To the south are single family homes zoned
Agriculture. To the north is a single family subdivision
zoned PD – Single Family. To the west is the City’s Softball
Complex zoned General Retail.

ZONING HISTORY:

1984:
1985:
1986:

PLATTING:

The property is currently unplatted. A plat will be required
with development.

GENERAL:

The applicant is requesting a Conditional Use Permit (CUP) to allow a new
high school generally located east of City’s softball complex and north side
of Faithon P. Lucas Sr. Blvd. The new school will be MISD’s sixth high school
that will have a 2,000-student capacity and is anticipated to be completed
by the Summer of 2021. The funding for the new high school was approved
as part of the 2018 MISD Bond election.

Annexed and zoned Agriculture.
Zoned PD – Single Family 2130
Zoned PD – Single Family 2344

The new high school, currently referred to as the Choice High School, will
have a career-oriented curriculum that will serve students from all of MISD's
school attendance zones. Unlike a traditional high school, the new school
will not offer extracurricular programs and will focus on academics and
career preparation. The campus will not include outdoor athletic fields. The
new school will allow the school district to reduce student population at the
other five high schools by allowing incoming high school students to enroll
in one of the career-oriented programs at the new school, thereby reducing
the dependence on portable buildings at the existing high schools.
In 2018, City Council approved a text amendment to the Mesquite Zoning
Ordinance (MZO) to require all new or expanding primary and secondary
schools to obtain a CUP. In addition, the text amendment requires that
applicants submit a Traffic Impact Analysis (TIA) with the Conditional Use
Planning and Development Services Department
Planning & Zoning Division
Prepared by: Garrett Langford, AICP

ZONING RECLASSIFICATION
FILE NO.: Z0119-0085
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Permit for review by the Traffic Engineering Division of the City. The
applicant provided a completed TIA to the Traffic Engineering Division. The
Manager of Traffic Engineering reviewed the TIA and its preliminary
findings.
STAFF COMMENTS
The Mesquite Comprehensive Plan designates the subject property as Low Density
Neighborhood. The Plan describes the intent of the Low Density Neighborhood designations
as follows:
The Low Density Neighborhood designation sets aside residential areas of
lower than average densities to provide larger lots and increased privacy,
thereby assuring that a full range of housing choices are available in the City.
This designation is applied in existing areas of R-1-standard homes and in
developing areas in the southeast sector of the City which have high levels of
accessibility and where new, updated development standards, including
special design features and amenities, can be applied.
The subject property was rezoned in 1986 to a PD – Single Family Residential that was never
developed. Staff does not expect the proposed use to conflict with the Mesquite
Comprehensive Plan or with the existing zoning.
Mesquite Zoning Ordinance Sec. 5-303: Review Criteria for Conditional Use Permits (Staff
comments are provided below each criteria.)
1.

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.
The proposed use is compatible with surrounding residential uses. The proposed use
also conforms to the current zoning of the subject property as well as to the
Comprehensive Plan. It is not anticipated that the proposed use will have an adverse
impact on the surrounding area.

2. 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.
Staff does not expect this proposed use to impact the development or redevelopment
of any nearby property. The proposed school can be an incentive to attract additional
residential developments in the area.
3. Services
Adequate utilities, access roads, drainage, and other necessary facilities have been or are
being provided.
The applicant will be required to provide adequate utilities, access roads and drainage
facilities to the site.
4. Parking

ZONING RECLASSIFICATION
FILE NO.: Z0119-0085
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Adequate measures have been or will be taken to provide sufficient off-street parking and
loading spaces to serve the proposed uses.
The proposed high school will be required to provide sufficient parking spaces and
stacking.
5. 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.
Staff anticipates no disturbances to neighboring businesses as a result of the
proposed use.
Analysis
The proposed CUP to allow a new high school is consistent with the future land use designation
of the Comprehensive Plan as well as with the existing PD zoning. The proposed career high
school will allow the school district to reduce the need for portable buildings at the district’s
other five high schools. As indicated previously, the applicant submitted a TIA which the
Manager of Traffic Engineering reviewed and has accepted its preliminary findings. The TIA
states that based on the enrollment of 2,000 students, the model estimates an average queue
length of 1,170 feet with a maximum length of 1,350 feet for high demand days for drop-offs
and pick-ups. The proposed layout of the high school will have over 1,600 feet of queueing
capacity which is sufficient to meet the anticipated demand and will allow for queueing of dropoffs and pick-ups without backing up into the streets.
The TIA also included recommendations for three intersections that will be impacted by the
new high school. Below are the TIA’s recommendations for mitigation at the three
intersections. The three intersections are located within the City of Balch Springs. MISD and
their consultants met with City of Balch Springs staff on March 19, 2019. Balch Springs indicated
that they very are supportive of the new school. Summary of their comments is provided in
italics.
Mercury Road and Faithon P. Lucas Sr. Boulevard (FPLS) and McKenzie Road
• Stop signs should be installed on the Mercury Road and FPLS Boulevard approaches of
this intersection to provide all-way stop control. City of Balch Springs concurs with this
recommendation.
Pioneer Road and McKenzie Road
• Stop signs should be installed on the Pioneer Road approaches of this intersection to
provide all-way stop control. City of Balch Springs concurs with this recommendation.
However, it was indicated that Balch Springs may eventually install a traffic signal.
Mercury Road and Belt Line Road
• Improvements are needed to this intersection to mitigate the deficiencies in the
existing and future scenarios. Three possible intersection control types were analyzed
including, all-way stop control, signalization and installation of a roundabout. Balch
Springs’ Staff expressed that a traffic signal is the desired improvement but is open to an

ZONING RECLASSIFICATION
FILE NO.: Z0119-0085
Page 4

all-way stop until funding is secured and the traffic increases. Improvements to this
intersection will involve a collaborate effort between the City of Balch Springs, MISD and
the developer of approximately 400 single family homes near Belt Line Road and Mercury
Road.
RECOMMENDATIONS
Staff recommends approval of the Conditional Use Permit to allow the choice high school with
the following stipulation:
1.

The Traffic Impact Analysis shall be reviewed and verified prior the final approval of the
site plan.
2. Traffic Management Plan be evaluated after implementation to determine if additional
measures are necessary.
PUBLIC NOTICE
Staff mailed notices to property owners within 200 feet of the property. Staff has received one
responses in favor of the request and four opposed.
ATTACHMENTS
1 – Aerial Map
2 – Zoning Map
3 – Public Notification Map
4 – Site Pictures
5 – Public Notice Responses
6 – Concept Plan
7 – TIA Executive Summary
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Attachment 4 – Site Pictures

Looking north from intersection of Faithon P. Lucas Sr Blvd and McKenzie Rd

Looking west from Faithon P. Lucas Sr. Blvd.
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Attachment 5 – Public Notice Responses
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Attachment 7 - TIA Executive Summary

TRAFFIC IMPACT ANALYSIS
for

Choice High School – Mesquite ISD
in Mesquite, Texas
EXECUTIVE SUMMARY
The Mesquite Independent School District (MISD) plans to construct a new high school in the City
of Mesquite, Texas. The location of the proposed school is north of the intersection of Faithon P.
Lucas Sr. (FPLS) Boulevard and McKenzie Road. McKenzie Road serves as the dividing line
between the City of Mesquite and the City of Balch Springs.
A total of three driveways are proposed with two taking access from FPLS Boulevard and one
taking access from McKenzie Road. A layout of the proposed school and driveways is provided
in the Appendix.
It is intended that the school will be constructed in one phase and provide a capacity for 2,000
students. The project is anticipated to be completed in Summer 2021. This report analyzed the
site, its proposed access points and its surrounding area under the following conditions:
•
•

Existing (2019)
Full Build (2021)

This preliminary traffic impact analysis is being submitted to meet the Conditional Use Permit
requirements of the City of Mesquite for a new school facility. It is expected that the overall site
design will change as the project continues through the City’s review process. Once these
changes have been finalized, an updated final TIA will be prepared and submitted for approval.
It should be noted that the three driveway locations currently shown on the site plan are
preliminary and will likely change. For this reason, this preliminary TIA does not analyze any
location-specific criteria, including auxiliary lanes, access connection spacing or sight distance.
INTERSECTION CAPACITY ANALYSIS FINDINGS
There is a heavy left-turn volume from Mercury Road turning onto Belt Line Road during both
peak hours in 2019. The analysis shows an undesirable LOS E during the AM Peak Hour. All
other intersections and approaches were found to currently operate at acceptable levels of service
during both peak hours.
When the existing traffic volumes are extrapolated to 2021 volumes, operations at Mercury Road
and Belt Line Road worsen, resulting in LOS E in the AM Peak Hour and LOS F in the PM Peak
Hour. All other intersections and approaches were found to currently operate at acceptable levels
of service during both peak hours.
When site generated traffic is added in 2021, the approaches of McKenzie Road at Pioneer Road
and of McKenzie Road at FPLS Boulevard/Mercury Road degrade to LOS F.
DROP-OFF AND PICK-UP QUEUEING ANALYSIS
The analysis of the on-site stacking capacity found that there is adequate stacking capacity
available within the proposed drop-off location to prevent adversely impacting the adjacent
roadways.
Traffic Impact Analysis – Choice High School – Mesquite, TX
Binkley & Barfield, Inc
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RECOMMENDATIONS
Mercury Road/Faithon P. Lucas Sr. Boulevard & McKenzie Road
• Stop signs should be installed on the Mercury Road and FPLS Boulevard approaches of
this intersection to provide all-way stop control.
Canyon Ridge Drive/Mercury Road & Belt Line Road
• Improvements are needed to this intersection to mitigate the deficiencies in the existing
and future scenarios. Three possible intersection control types were analyzed, including
all-way stop control, signalization and installation of a roundabout.
• This study does not recommend one single option, but instead offers these potential
solutions for discussion between the City of Mesquite, City of Balch Springs and Mesquite
Independent School District.
Pioneer Road & McKenzie Road
• Stop signs should be installed on the Pioneer Road approaches of this intersection to
provide all-way stop control.
Faithon P. Lucas Sr. Boulevard & Driveway #2
• No improvements are currently proposed to mitigate the deficient operations for traffic
exiting the site.
• The site engineer should reconsider the location of Driveway #2 relative to the northbound
crossover where FPLS Boulevard transitions from a four-lane divided to a two-lane
undivided cross-section.
Preparation of Final Traffic Impact Analysis
• The assumptions made in this preliminary traffic impact analysis should be reviewed and
verified once the site plan is finalized.

Traffic Impact Analysis – Choice High School – Mesquite, TX
Binkley & Barfield, Inc.
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REQUEST FOR ZONING
RECLASSIFICATION

FILE NO.:

PLANNING & DEVELOPMENT
STAFF REPORT

Z0219-0086

P&Z HEARING DATE:
COUNCIL DATE:

March 25, 2019
April 1, 2019

GENERAL INFORMATION
APPLICANT:

Scott Woodruff

REQUESTED ACTION:

Rezone from R-2, Single Family Residential within the Town East
Retail and Restaurant Overlay District to Planned Development –
General Retail within the Town East Retail and Restaurant Overlay
District to allow restaurant and retail uses.

LOCATION:

18201 IH 365

SITE BACKGROUND
EXISTING LAND USE AND SIZE:

The 5 +/- acre site was a part of the athletic fields of North
Mesquite High School.

SURROUNDING LAND USE AND
ZONING (see attached map):

To the east is a gas station zoned Service Station. To the
south is North Mesquite High School zoned R-2. To the
north are retail and restaurant uses zoned Commercial. To
the west are retail uses zoned Commercial.

ZONING HISTORY:

1954:

PLATTING:

The property is currently platted as part of North Mesquite
High School lot. A replat will be required to separate the
subject property from the high school property.

GENERAL:

The applicant is requesting a rezoning of the subject property to allow
development of five acres along the south frontage of N. Town East Blvd.
The applicant anticipates creating up to five pad sites that will be developed
as they are leased or sold. The applicant expects that the pad sites will be
used primarily for restaurants. The proposed PD includes a number of
stipulations limiting the number of permitted uses, establishing appropriate
screening from the high school, and establishing specific design
requirements for the pad sites. Those standards which are silent in the PD
will revert to the standards within the Mesquite Zoning Ordinance that apply
to General Retail zoned properties located within Town East Retail and
Restaurant Overlay District.

Annexed and zoned Residential.

The proposed development is related to Project Stallion which involved
cooperation with the City of Mesquite, Mesquite Independent School
District, and Denali Properties. Project Stallion includes the City making
improvements on South Mesquite Creek, between Town East Blvd. and
Towne Centre Dr., to reduce erosion and flooding. The improvements will
remove North Mesquite High School’s athletic facilities from the 100-year
flood plain. MISD is selling the subject property to Denali Properties while
MISD relocates and improves North Mesquite High athletic facilities.
Planning and Development Services Department
Planning & Zoning Division
Prepared by: Garrett Langford, AICP
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STAFF COMMENTS
The Mesquite Comprehensive Plan designates the subject property within the Town East Retail
and Restaurant Area (TERRA). The Plan states the following for TERRA:
TERRA is the major retail district for eastern Dallas County and the counties to
the east, providing a concentration of retail, service and entertainment uses
oriented primarily toward family services…
In order to regulate and restrict those uses which were considered problematic
to the area’s regional retail and entertainment role, a zoning overlay district
was adopted in 1996. Uses which were targeted in the overlay include uses
generating truck traffic or otherwise adding to area congestion; uses with
visual or aesthetic characteristics not normally present in a retail-type area; and
uses with characteristics disruptive to family- and customer-oriented retail and
entertainment uses.
Staff expects that allowing additional pad sites for restaurant or retail uses will be consistent
with TERRA’s role as a major retail and entertainment district.
Analysis
The proposed rezoning to allow additional pad sites for retail and restaurant uses is consistent
with the future land use designation of the Comprehensive Plan. The proposed development
will allow the school district to make improvements to the North Mesquite High School campus
while providing the City additional land for restaurant and retail developments on a major
arterial. A Traffic Improvement Analysis has been submitted and accepted by the City’s Traffic
Engineering Department. The developer will be responsible for installing any improvements
recommended by the TIA and required by the City. The improvements include the following:
1.

Adding a traffic signal for northbound out of the main entrance at the intersection of
N. Town East Blvd and Towne Crossing Blvd.
2. Adding a protected left turn lane on westbound N. Town East Blvd at the main site drive
which would include closing the existing median opening on N. Town East Blvd east of
Towne Crossing Blvd.
3. Adding an eastbound right turn deceleration lane at the main entrance at N. Town East
Blvd and Towne Crossing Blvd.
RECOMMENDATIONS
Staff recommends approval of rezoning to Planned Development – General Retail within the
TERRA Overlay District with the following stipulation:
1.

Except as provided herein, the site plan for the property shall conform
substantially to the Concept Plan, attached hereto as Exhibit “B.” In no event
shall the number of lots on the property exceed five or be fewer than four.
Permissible Building Area (PBA) sizes and locations shown on Exhibit “B” may
be modified provided that parking and other development standards are met.
In the event of a conflict between the provisions of this ordinance and Exhibit
“B,” the provisions of this ordinance control.

ZONING RECLASSIFICATION
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2.

All uses permitted in the General Retail zoning district are allowed on the
property except the prohibited uses listed in Subsections a, b and c of this
paragraph. Uses listed in the Mesquite Zoning Ordinance as permitted by
Conditional Use Permit in the General Retail zoning district are prohibited on
the property.
a.

The following Retail Trade uses are prohibited on the property:
554
5947
5993

b.

The following Finance, Insurance, Real Estate uses are prohibited on the
property:
61

c.

Limited Fuel Sales
Gift, Novelty, Souvenir Shops
Tobacco Stores

Nondepository Institutions, including Alternative
Financial Institutions

The following Services uses are prohibited on the property:
75
7514
7515
752
753
7542
7549

Automotive Repair Services – all including:
Passenger Car Rental
Passenger Car Leasing
Automobile Parking (Lots/Structures)
Automobile Repair Shops
Car Washes, including Detail Shops
Other Automotive Services

3.

Drive through windows shall not face a public right-of-way except as shown on
Lot 1 on Exhibit “B.”

4.

District screening and setbacks are not required from adjacent residential
zoning districts.

5.

Landscaping shall be provided that creates a harmonious streetscape edge
containing native plant materials and drought tolerant shrubs and trees. Along
the shared property line with North Mesquite High School, a retaining wall
(where required) with a six-foot-high wrought iron fence will be installed by the
site developer during the initial site work. The wrought iron fence, at least six
(6) feet in height, with evergreen trees selected from Section 1A-500 shall be
installed on the subject property to effectively create a visual screen. At the
time of planting, the trees must, at minimum, be the height of the wrought iron
fence. Before issuance of a certificate of occupancy for any use on the Property,
the evergreen screening shown on the Landscape Concept Plan, attached as
Exhibit “B-1” must be installed on the lot where the use is located. This
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evergreen screening shall be installed by the individual lot developer within five
feet of the north side of the wrought iron screening fence on the Property.
6.

A cross access easement shall be provided on each lot at the time of
development. Cross access easements will assure cross access through all lots
in the development and assure that all lots have access to the signalized main
entrance.

7.

A Traffic Impact Analysis (“TIA”) is required. The TIA shall include
recommended measures to minimize and/or mitigate the anticipated impacts
and determine the adequacy of the development’s planned access points.
Mitigation measures must be approved by the City Engineer and may include,
but are not limited to, the following: an access management plan;
transportation demand management measures; street improvements on or off
site; placement of pedestrian, bicycle or transit facilities on or off the site; or
other capital improvements projects such as traffic calming infrastructure or
capacity improvements. The developer is responsible for making improvements
recommended by the TIA and approved by the City that are necessitated by and
proportional to the development.

8.

Pole signs are prohibited. One monument sign is permitted on each lot. The
monument sign shall be in accordance with the attached sign elevation exhibit
attached hereto as Exhibit “D.”

9.

On lot 3 as identified on the Exhibit “B,” wall signs shall be permitted on
elevations without a customer entrance. Painted brick may be used for an 84
square-foot wall sign on the drive-through side of the building.

10.

Architectural Design Requirements.
a.

Transparency. Ground level retail and restaurant shall incorporate
transparent features over a minimum of 50 percent of one primary
façade. Additional primary façades and secondary façades shall
incorporate 20 percent transparency. One rear-facing secondary façade
shall be allowed with no fenestration. Transparency, as defined in the
Mesquite Community Appearance Manual, shall be measured within
the first 10 feet of the building wall, measured vertically at street level.
All ground level windows shall provide direct views to the building’s
interior or a lit display area extending a minimum of three feet behind
the window.

b.

Color and Material. To provide unity throughout the development, the
exterior of all buildings shall incorporate the brick and stone material
and color as shown on the Material and Color board attached as Exhibit
“C” on 80 percent of the primary façades (excluding windows, doors,
roofs and curtain walls). The remainder of the wall area shall
incorporate other fire-resistive materials such as, but not limited to,
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stucco, EIFS and cement board provided that such materials are
complementary/compatible with materials and colors shown in Exhibit
“C.” Additional accent materials or colors associated with established
corporate identity are allowed on the remainder of the wall area.
c.

Mechanical equipment. All mechanical equipment shall be screened
from view at a point six feet above ground level at the property
line. Screening for roof-mounted units shall be incorporated with the
building façade.

PUBLIC NOTICE
Staff mailed notices to property owners within 200 feet of the property. Staff has not received
any responses to the request.
ATTACHMENTS
1 – Aerial Map
2 – Zoning Map
3 – Public Notification Map
4 – Site Pictures
Exhibit B – Concept Plan
Exhibit B-1 – Landscape Concept
Exhibit C – Building Material and Color Board
Exhibit D – Monument Signage
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Attachment 1 – Aerial Map
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Attachment 2 – Zoning Map
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Attachment 3 – Notification Map

Exhibit "B"
Z0219-0086

Exhibit "B-1"
Z0219-0086

Exhibit "C"
Z0219-0086

Stallion Town East, LLC
Building and Monument Sign Materials

