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City of Bel Aire 
 
STAFF REPORT 
 
DATE: 08/05/2026 
 
TO: Bel Aire Planning Commission 
FROM: Paula Downs 
RE: PUD-26-03- Preliminary PUD Plat 
 
 
SUMMARY:  
 

PUD-26-03: Proposed Planned Unit Development (PUD) Preliminary Plat for Use and 
Zoning Relief for Casey’s in Cedar Pass Addition   

 
Legal Description: Lot 34, Block C, Cedar Pass Addition 
 
 
General Location: NW corner of East 53rd Street and North Webb Rd.  
 
 
Reasons for Request: To create a PUD to allow for a retail convenience store and vehicle 
fueling station and obtain zoning code relief related to setbacks, signage, and landscaping. 
 
Notification: The City placed notification on the City of Bel Aire website as required by the City 
code on July 23, 2026. The affidavit of publication is in the packet. Notification by certified mail 
was provided to surrounding property owners on July 23, 2026. 
 

 Background:  
 
 The property was platted in July 2022 as the Cedar Pass Addition.  
 

The applicant intends on submitting a Lot Split case to create Parcel 34A and 34B. Lot splits in 
Bel Aire are approved administratively and will be completed prior to the issuance of a building 
permit.  

 
 
 
 
 
 
 

              STAFF COMMUNICATION 
FOR MEETING OF 8/13/2026 
  
CITY COUNCIL  
INFORMATION ONLY  
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 Current Discussion: 
 

PUD-26-03 PUD Preliminary Plat sets out the following requests:  
 

1. Use: 
A. Current Zoning District: C-1 Neighborhood Commercial Office and Retail District does not 

permit retail convenience stores or vehicle fueling stations. 
B. PUD-26-03 Use: C-2- Planned Unit Development Commercial Office and Retail that allows 

for retail convenience stores and vehicle fueling stations. 
2. Signage: 

A. Current Sign Code: 17.9.7.C limits freestanding two-faced signs permanently fixed to the 
ground by supports to 45 square feet per sign face. Code does not set height parameters.  

B. PUD-26-03: Requesting 90 square feet per face not to exceed 25’ in height. 
3. Landscaping - Street Trees:   

A. Zoning Code Requirement: 18.10.5.A.1 requires street trees to be provided with an 
average spacing of 1 tree for every 40 feet of street frontage.  

B. PUD-26-03 requests 1 tree for every 50 feet of street frontage.  
4. Landscaping - Building Façade:  

A. Zoning Code Requirement: 18.10.10: 
i. Landscaping adjacent to the building wall- a variety of shrubs, ornamental or shade 

trees are encouraged. 
ii. Landscaping provided to a minimum of 25% of the building face- building faces 

along service areas are excluded 
iii. Each area shall be planted with shrubs capable of reaching 3’ in height covering a 

minimum of 75% of the length of the landscape area. A mixture of evergreen and 
deciduous shrubs shall be used. 

iv. Planting areas shall have a minimum width of either 6’ or equivalent of 20% of the 
building faced height. 

v. Building façade areas shall be irrigated with bubbler irrigation systems. 
vi. Landscape areas may be placed adjacent to the building wall or adjacent to the 

curb. 
B. PUD-26-03 requests to waive all building façade 

5. Parking & Paving Setbacks: 
A. Zoning Code Requirement: 18.7.11.B.3(b) requires the following parking and paving 

setbacks within the C-1 Neighborhood Commercial Office and Retail District: 
i. 15’ from street right-of-way 
ii. 20’ from property lines 

B. PUD-26-03 requests the following parking and paving setbacks: 
i. Parcel A:  

1. 0’ along west property line. 
2. 5’-20’ variable along the East 53rd Street North street frontage. 
3. 5’ along north property line  
4. 20’ along the North Webb Road street frontage (exceeds minimum) 

ii. Parcel B: 
1. 0’ along west property line 
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2. 5’ along the south property line 
3. 0’ along the north property line 
4. 20’ along the North Webb Road street frontage (exceeds minimum) 

 
Findings of Fact: 
 

1. Character of Neighborhood: 
 

The northwest intersection of East 53rd Street North and North Webb Road is zoned 
C-1 Neighborhood Commercial Office and Retail District. This includes subject 
property and the lots abutting the property on the North and West.  
 
The northeast corner of East 53rd North and North Webb Road is a speculative 
warehouse development as part of Sunflower Commerce Park 4th Addition that is 
zoned M-1 - Planned Unit Development-Industrial.  
 
The southeast corner of East 53rd North and North Webb Road is the Sunflower 
Commerce Park Addition that is zoned M-1 - Planned Unit Development-Industrial. 
 
The southwest corner of East 53rd and North Webb Road is unplatted land with no 
improvements and zoned Agricultural. 
 
Abutting the property: 

 West-  Lot 33, Block C- unimproved land zoned C-1 Neighborhood Commercial 
Office and Retail District 

 North- Lot 35, Block C- unimproved land zoned C-1 Neighborhood Commercial 
Office and Retail District 

 Abutting Lots 33 and 35 is Reserve C of Cedar Pass Addition zoned R-5 Multi-
Family District. 

 Abutting Reserve C to the West is Cedar Pass Addition zoned R-5 Multi-Family 
District. This area is currently being developed.   

 
2. Zoning and uses of properties nearby: 

 
North: C-1 Neighborhood Commercial Office and Retail District 
East: M-1- Planned Unit Development- Industrial 
South: Southwest corner of East 53rd and North Webb Road- Agricultural  
West: C-1 Neighborhood Commercial Office and Retail District 
 

3. Suitability of the subject property for the uses to which it has been restricted 
 

The property is currently zoned C-1 Neighborhood Commercial Office and Retail 
District. Land use and zoning change to C-2 Planned Unit Development-Commercial 
Office and Retail is suitable for the PUD request for a retail convenience store and 
vehicle fueling station. 
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4. Extent to which removal of the restrictions will detrimentally affect nearby 

property:  
 

The requested PUD use for retail convenience store and vehicle fueling station, and 
the associated zoning relief, is not expected to detrimentally affect nearby property. 
 

5. Length of time the subject property has remained vacant as zoned:  
 

The property was platted in July 2022 and has remained vacant since that time when 
the property was zoned C-1 through Ordinance 678, December 7, 2021.  
  

6. Relative gain to the public health, safety, and welfare as compared to the loss in 
value or the hardship imposed upon the applicant:  

 
The PUD use and zoning relief do not pose a threat to adjacent properties.  
 
Disapproval of the case will create a hardship for the applicant’s development of the 
subject property.  
 

7. Conformance of the requested change to the city's comprehensive plan:  
 

The request is not in conflict with the comprehensive plan.  
 
The future land use map identifies the subject property, properties to the north and 
west abutting the subject property, the property to the south (current agricultural zoned 
property) and property adjacent to the subject property (property located at the 
southeast corner of E 53rd Street and N. Webb) as a Neighborhood Center place type 
that consists of a variety of uses including: open space/conservation; 
neighborhood/community gardens; single-family residential (attached and detached); 
multi-family residential; vertical or horizontal mixed use; community/lifestyle 
commercial; neighborhood commercial; small/start-up commercial; primary and higher 
education; religious assemblies; entertainment; community/recreation centers; 
civic/cultural facilities; pocket/neighborhood parks; and public safety.  
 
Appropriate zoning districts within the Neighborhood Center place type include: Single 
Family Residential (R-2, R-3, R-4); Garden and Patio Homes, Townhouses, and 
Condominiums (R-5); Single Family/Zero Lot Line Residential (R-5b, ZLL); Multi-
Family (R-6); Planned Unit Development Residential (R-PUD); Neighborhood 
Commercial, Office and Retail (C-1); and Planned Unit Development Commercial, 
Office and Retail (C-2).  
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The Neighborhood Center is characterized by a diverse range of residential housing 
types and supportive commercial, office and retail uses. 
 
The future land use map identifies the adjacent property east of the subject property 
(property located at the northeast Corner of East 53rd North and North Webb Road) as 
an Industrial & Logistics Center place type that consists of a variety of uses including 
open space/conservation; community/lifestyle commercial; medical campus/hospital; 
light industrial; heavy industrial/manufacturing; and public safety. 
 
Appropriate zoning districts within the Industrial & Logistics Center place type include: 
Planned Unit Development Industrial District (M-1); Neighborhood Commercial, Office 
and Retail (C-1); and Planned Unit Development Commercial, Office and Retail (C-2).  
 
The Industrial & Logistics Center is characterized by a diverse range of commercial, 
retail, office and industrial uses.  
 
The subject property falls within the Neighborhood Center place type and is 
compatible with the Industrial & Logistics Center place type.  
 

8. Impact of the proposed development on community facilities:  
 

The subject property will have no negative impact on community facilities, public 
infrastructure or utilities.  

 
9. Opposition or support of neighborhood residents (one factor to be considered 

and by itself is not sufficient reason to approve or deny a request):  
 

As of this writing, staff has not received any phone calls or written communication on 
this case. The Planning Commission will need to consider any testimony provided 
during the public hearing. 
 

10. Recommendations of Professional Planning Staff 
 

Key findings of fact elements: 1, 3, 6, 7, and 8.  
 
Staff recommends APPROVAL of the application pending the outcome of Planning 
Commission review and public hearing with the following conditions: 

1. Revise Building and Structure Notes #4 to replace “Phase 1” with “Parcel 
A”. 

2. Replace Lighting Notes #1 to “A comprehensive landscape plan shall be 
submitted prior to the issuance of building permits”. 

3. Revise Parcel B Permitted Uses in the Project Data and Use Group 
Categories section to remove the following: 

a. …(maintaining existing C-1, Neighborhood Commercial Office and 
Retail District.) 
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