MESQUITE

PLANNING AND ZONING COMMISSION MEETING
CITY COUNCIL CHAMBERS
757 North Galloway Avenue
Mesquite, Texas
August 11, 2025 - 7:00 P.M.

AGENDA

The Commission reserves the right to adjourn into a closed meeting at any time during the course
of this meeting to discuss any of the matters posted on this Agenda, when such closed session is
authorized by Texas Government Code Section 551.071 (Consultation with Attorney).

CALL TO ORDER
1. ROLL CALL.

PUBLIC COMMENTS

2. Any individual desiring to address the Planning and Zoning Commission regarding any item on the
AGENDA (excluding public hearing items) or any matter not listed on the Agenda shall do so on a
first-come, first-served basis. Comments are limited to three (3) minutes, except for a speaker
addressing the Planning and Zoning Commission through a translator will be allowed six (6) minutes.

CONSENT AGENDA

All items on the Consent Agenda are routine items and may be approved with one motion; however,
should any member of the Planning and Zoning Commission or any individual wish to discuss any item,
said item may be removed from the Consent Agenda upon request from a Planning and Zoning
Commissioner or by request of any other individual in attendance.

3. MINUTES.
Consider approval of the minutes for the July 28, 2025, Planning and Zoning Commission meeting.

PUBLIC HEARINGS

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.

4. ZONING APPLICATION NO. Z0525-0396.
Conduct a public hearing and consider approval of Zoning Application No. Z0525-0396 submitted by
Hemphill Seminary, LLC for a zoning change from R-3, Single Family Residential to R-3, Single
Family Residential with a Conditional Use Permit to allow a telecommunications tower as a permitted
use with modified separation requirements located at 1028 S. Belt Line Road.
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5. ZONING APPLICATION NO. Z0625-0402.
Conduct a public hearing and consider approval of Zoning Application No. Z0625-0402 submitted by
WRA Architects, Inc. on behalf of Mesquite ISD for a zoning change from R-2, Single Family
Residential within TERRA Overlay to R-2, Single Family Residential within TERRA Overlay with a
Conditional Use Permit to allow a high school as a permitted use on the subject property and allow
the expansion of North Mesquite High School located at 18201 IH 635.

6. ZONING APPLICATION NO. Z0625-0404.
Conduct a public hearing and consider approval of Zoning Application No. Z0625-0404 submitted by
Centurion American on behalf of MM Mesquite Retail 3 LLC for a zoning change to amend Planned
Development — Light Commercial Ordinance No. 4595, 4799, and 5019 to allow the installation of a
30-foot-tall multitenant freestanding sign located at 21717 IH 635 (also known as 355 and 375 Rodeo
Center Blvd).

7. ZONING APPLICATION NO. Z0725-0410.
Conduct a public hearing and consider approval of Zoning Application No. Z0725-0410 submitted by
Angelica Chapa on behalf of Zanas 8885 Corporation (Mi Rinconcito) for a zoning change from
General Retail to General Retail with a Conditional Use Permit to allow a convenience store located
at 1200 E. Davis Street, Suite 127.

DIRECTOR’S REPORT
8. DIRECTOR’S REPORT.

Receive the Director’s Report on recent City Council action taken on zoning-related items at their
meeting on August 4, 2025.

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

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

The Commission reserves the right to adjourn into a closed meeting at any time during the course of this meeting to discuss any of the matters
posted on this Agenda, when such closed session is authorized by Texas Government Code Section 551.071 (Consultation with Attorney).

Pursuant to Section 30.06, Penal Code (trespass by license holder with a concealed handgun), a person licensed under Subchapter H, Chapter
411, Government Code (handgun licensing law), may not enter this property with a concealed handgun.

Conforme a la Seccion 30.06 del Cédigo Penal (entrada ilegal de persona titular de licencia con arma de fuego oculta), personas con
licencia segun el Sub- capitulo H, Capitulo 411, Cédigo 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 Seccién 30.07 del Codigo 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, Codigo de Gobierno (ley de permiso para portar arma de fuego), no deben entrar a esta
propiedad portando una arma de fuego a la vista.

Pursuant to Section 551.007 (c) of the Texas Government Code any member of the public wishing to address the Planning and Zoning
Commission through the use of a translator is granted at least twice the amount of time as a member of the public who does not require the
assistance of a translator.

Conforme a la Seccion 551.007 (c) del Cddigo de Gobierno de Texas, cualquier miembro del piblico que desea dirigirse a la Comision
través del uso de un traductor se le otorga al menos el doble de tiempo como miembro del pablico que no requiere la asistencia de un
traductor.
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CERTIFICATE

I, Garrett Langford, Assistant Director of Planning and Development Services for the City of Mesquite, Texas, hereby certify that the
attached Agenda for the Planning and Zoning Commission meeting to be held on August 11, 2025, was posted on the bulletin boards at the
Municipal Center and City Hall by August 8, 2025, before 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.
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Garrett Langford, AICP
Assistant Director of Planning and Development Services
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MINUTES

PLANNING & ZONING COMMISSION
CITY OF MESQUITE, TEXAS

REGULAR MEETING

July 28, 2025

City Hall

City Council Chambers

757 North Galloway Avenue

Mesquite, Texas

ATTENDANCE: COMMISSIONERS (REGULAR MEMBERS AND ALTERNATES)

PosITION NoO. REGULAR MEMBER ATTENDANCE
NAME
Position No. 1 Nellapalli Dharmarajan ~ [X] Present In-Person [ ] Absent [ ] Present by
Telephone/Video
Position No. 2 Millie Arnold DX] Present In-Person [ ] Absent [ ] Present by
Telephone/Video
Position No. 3 Roger Melend DX] Present In-Person [ ] Absent [ ] Present by
Telephone/Video
Position No. 4 Ronnie Chenault, Vice- [X] Present In-Person [ ] Absent [ ] Present by
Chairman Telephone/Video
Position No. 5 Rick Cumby DX] Present In-Person [ ] Absent [ ] Present by
Telephone/Video
Position No. 6 Jeffrey Walker DX] Present In-Person [ ] Absent [ ] Present by
Telephone/Video
Position No. 7 Soira Teferi, Chairwoman [_] Present In-Person  [X] Absent [ ] Present by

ALTERNATE NoO.
Alternate No. 1

Alternate No. 2

ALTERNATE NAME
Wana Alwalee

Debbie Screws

Telephone/Video

ATTENDANCE
[ ] Present In-Person

Required: X] No [_] Yes)

X] Present In-Person

Required: [_] No [X] Yes)

[] Absent (*

<] Absent (* Attendance

Attendance

ATTENDANCE: STAFF

Adam Bailey
Garrett Langford
Ti’Ara Clark
Millie Laird
Karen Strand
Cliff Keheley
Beverly Abell
James Johnston

Director, Planning & Development Services

Assistant Director, Planning & Development Services

Planner

Planning & Development Administrative Aide

Deputy City Attorney
City Manager
Downtown Manager

Downtown Development Coordinator

X] Present In-Person
[X] Present In-Person
X] Present In-Person
X] Present In-Person
[X] Present In-Person
X] Present In-Person
[X] Present In-Person
X] Present In-Person

City of Mesquite, Texas
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Planning & Zoning MEETING MINUTES Regular Meeting July 28, 2025

CALL TO ORDER

1. ROLL CALL
The meeting was called to order by Vice Chairman Chenault at 7:00 p.m.; Planning and
Development Services Administrative Aide Millie Laird took roll call and declared a quorum
was present.

PUBLIC COMMENTS

2. There were no comments.

CONSENT AGENDA

3. MINUTES.
Consider approval of the minutes for July 14, 2025, Planning and Zoning Commission.

ACTION

Commissioner Melend made a motion to approve the minutes. Commissioner Arnold seconded; the
motion carried 7-0.

PUBLIC HEARINGS

PuBLIC HEARING AND CONSIDER APPROVAL OF THE FOLLOWING ORDINANCES RELATING TO
THE PROPOSED NEW DOWNTOWN MESQUITE “DM” SPECIAL PURPOSE ZONING DISTRICT
(DM-DIsTRICT):

4. ZONING TEXT AMENDMENT: ZTA No. 2025-02.

Discuss and consider approval of Zoning Text Amendment No. 2025-02, amending the
Mesquite Zoning Ordinance “MZQO” by creating a new zoning classification to be known as
the Downtown Mesquite “DM?” Special Purpose Zoning District (DM-District) including the
Core (DM-C), Mixed-Use (DM-MU), and Edge (DM-E) Subdistricts, containing new or
amended procedural requirements, standards for site design, and regulations affecting building
form, building design, building height, setback, parking, signage, landscaping, screening, and
permitted uses. This Zoning Text Amendment includes general updates to the MZO related to
said provisions. The proposed Zoning Text Amendment also includes repealing the Central
Business (CB) Zoning District classification, and the Military Parkway-Scyene Corridor (MP-
SC) Overlay District classification, and associated regulations, as those classifications are
replaced with the new DM-District classification(s) and associated new regulations. The
properties are rezoned to the new DM-District, including the new subdistricts, in Zoning Map
Amendment File No. Z0725-0405.
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Planning & Zoning MEETING MINUTES Regular Meeting July 28, 2025

5. PLAN AMENDMENT AND ZONING MAP AMENDMENT: Application No. Z0725-
0405.
Discuss and consider Zoning Application No. Z0725-0405, submitted by the City of Mesquite,
for:
(a) a Comprehensive Plan Amendment to change the future land use designation to Downtown
Special Planning Area, and
(b) for a change of zoning for the properties described below in this Notice from their current
zoning classifications and zoning overlay to the Downtown Mesquite “DM” Special Purpose
Zoning District (DM-District) classification for all properties with frontage on Military
Parkway and W. Scyene Road between the east right-of-way line of IH-635 and S. Carmack
St; and the area generally referred to as the Mesquite Downtown and the surrounding area to
generally include all properties bounded by McKinney Ave to the north, S. Florence Street to
the east, Holley Park Drive to the south, and S. Carmack St to the west, all as more particularly
shown on the accompanying map.

6. ZONING TEXT AMENDMENT: ZTA No. 2025-03.

Discuss and consider approval of Zoning Text Amendment No. 2025-03, amending the
Mesquite Zoning Ordinance “MZO” by revising Appendix C — Zoning Ordinance, Part 3
(Nonresidential Districts) for the purpose of repealing provisions related to the Central
Business (CB) Zoning District classification, and the Military Parkway-Scyene Corridor (MP-
SC) Overly District classification, and the associated regulations, as those districts have been
repealed and replaced with the new DM-District, including its sub-districts, in ZTA No. 2025-
02. This Zoning Text Amendment includes general updates to the MZO related to said
provisions. The properties are rezoned to the new DM-District, including the new subdistricts,
in Zoning Map Amendment File No. Z0725-0405.

NON-PUBLIC HEARING ITEMS

7. MESQUITE CITY CODE: Chapter 13 — Signs.
Discuss proposed amendments to the Mesquite City Code, Chapter 13 (Signs) covering the
sign components of the new proposed Downtown Mesquite “DM” Special Purpose Zoning
District

(DM-District). [Note: This item is for informational purposes only — No action is required by the
Commission.]

Garrett Langford, Assistant Director of Planning & Development Services, presented all items
to the Commission.
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Planning & Zoning MEETING MINUTES Regular Meeting July 28, 2025

DISCUSSION

Commissioner Melend inquired about certain overlays/planned developments which were
chosen for inclusion in the Edge district; Mr. Langford stated that those areas were included
because there are no existing concept plans or development standards associated with them.
Commissioner Melend inquired about the allowable size for multi-family ground-floor retail.
Mr. Lanford explained that the size of any structure would depend on the actual property size.
Commissioner Dharmarajan asked if roadside cafes (cafes with outdoor seating) would be
allowed; Mr. Langford affirmed.

There were additional discussions concerning the newly passed law concerning multi-family
usage and how it would be applied with the new zoning standards; enforcement of ground floor
building requirements/standards; parking availability and requirements; maximum lot
coverage in the core district; and the ability of non-conforming businesses to rebuild structures
lost by natural disaster/fire.

PUBLIC COMMENTS

Vice Chairman Chenault opened the public hearing for Items 4, 5, and 6; no one came forward. The
public hearing was closed.

The public hearing was reopened; the following citizens addressed the Commission:

1. Mary Traveland, 204 N. Galloway, Mesquite, TX, inquired about how her business was included
in the rezoning proposal and expressed concern regarding the increase in crime and the possible
effect on safety in the downtown area.

Mr. Langford responded to the concern regarding security in the downtown area, stating
that a zoning change would not trigger a change. New developments will be reviewed and
if there are any concerns related to security and safety, those issues would be addressed by
the police department.

2. Tim Whitehead, 315 N. Ebrite, Mesquite, TX, asked Mr. Langford if the non-conforming status
would apply automatically.

Mr. Langford advised that if the zoning change is approved, the status becomes effective
immediately.

3. Ann Yeager, 412 W. Kimbrough and 315 N. Ebrite, Mesquite, TX, expressed concern regarding
increased parking; the effect on businesses and residents, as well as how crime will be abated in the
downtown area. Ms. Yeager also asked if the proposed guideline for the rebuilding of non-
conforming business structures after a natural disaster/fire could be revised regarding the 60% of
property value condition.

Mr. Langford advised that the rebuild policy is part of the City Ordinance and he will look
into whether that condition could be revised. He further advised, regarding the parking
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Planning & Zoning MEETING MINUTES Regular Meeting July 28, 2025

concern, that it has been determined that there is an appropriate amount of available parking
in the downtown area at this time. Karen Strand, Assistant City Attorney, added that there
is a possibility of parking agreements with churches and other businesses to provide
additional parking in the downtown area.

4. John Evans, 244 S. Walker Street, Mesquite, TX, inquired about sidewalks; whether the City of
Mesquite would pay for or help with adding sidewalks.

Mr. Langford advised that the new zoning changes would not require existing property
owners to add sidewalks; only new developments would be required to include sidewalks.
He also suggested that the City has a 50/50 sidewalk program and added that if the City
rebuilds a street, a sidewalk would be included.

City Manager Cliff Keheley addressed the Commission, providing a brief outline on how the police
department would respond to any issues and concerns related to crime. He also advised that new
developers want to ensure adequate parking for their businesses; the City will work with these
developers to acquire areas for parking. Mr. Keheley responded to a question from Commissioner
Arnold concerning adding additional lighting in the downtown area. Commissioner Dharmarajan
asked if an offsite parking facility with autonomous vehicles for transporting visitors to the
downtown area would be feasible; Mr. Keheley stated that the City is ready for autonomous
vehicles.

Commissioner Melend suggested to City Staff that the WIFI capability be enhanced in the
downtown area.

ACTION

Commissioner Arnold made a motion to approve items 4, 5, and 6; Commissioner Melend
seconded. The motion passed 6-1, with Commissioner Cumby opposed.

DIRECTOR’S REPORT

8. DIRECTOR’S REPORT.
Adam Bailey advised the Commission on recent City Council action taken on zoning-related items
at their meeting on July 21, 2025:

Zoning Application No. Z0525-0397 submitted by Austin McDaniel, on behalf of Simple
Development Partners, for a Comprehensive Plan amendment to change the future land use
designation from Commercial to Light Industrial and a change of zoning from Planned
Development (PD) - Light Commercial Ordinance No. 2174 and Traditional Neighborhood Mixed
Residential to PD - Commercial with a Conditional Use Permit being granted for a brewery, along
with modified development standards to allow a light industrial development that includes uses
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Planning & Zoning MEETING MINUTES Regular Meeting July 28, 2025

permitted in the Commercial Zoning District, as well as permitting warehouse distribution,
beverage manufacturing, and other manufacturing located at 2100 E US Highway 80.

(No responses in favor and one in opposition to the application have been received from property
owners within the statutory notification area. The Planning and Zoning Commission recommends
approval with certain stipulations.)

Public hearing held. Approved by Ordinance No. 5179.

9. Training updates and opportunities for the Planning and Zoning Commission:

Chairwoman Teferi attended the APA Texas Elected & Appointed Officials Workshop on July 25, 2025,
in North Richland Hills.

There will be an APA Texas annual conference in October at College Station, themed “Love and
Happiness”.

Mr. Bailey and Mr. Langford advised the Commission on an upcoming joint meeting between Planning
& Zoning, City Council and the Economic Development Advisory Board on September 29, 2025. The
topic will be the North Gus Thomasson Corridor Study. The location is TBD.

The next meeting will be held on Monday, August 11, 2025.

Co-Chair Chenault adjourned the meeting at 8:17 p.m.

Vice Chairman Ronnie Chenault
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MESQUITE
T E X A S
Real. Texas. Service.
PLANNING AND ZONING DIVISION

FILE NUMBER: Z0525-0396
REQUEST FOR: Conditional Use Permit
CASE MANAGER: TiAra Clark, Planner

PUBLIC HEARINGS
Planning and Zoning Commission: Monday, August 11, 2025
City Council: Tuesday, September 2, 2025

GENERAL INFORMATION
Applicant: Chris Mayo, Hemphill Seminary, LLC

Requested Action: Rezone from R-3, Single Family Residential, to R-3, Single Family
Residential with a Conditional Use Permit to allow a
telecommunications tower as a permitted use with modified separation
requirements.

Location: 1028 S. Belt Line Rd

SITE BACKGROUND

Platting: First Presbyterian Open Door Baptist Church, Block 1, Lot 2
Size: 10.11 acres
Zoning: R-3, Single Family Residential

Future Land Use:  Split: Parks, Open Space, and Drainage/Commercial
Zoning History: 1955: Annexed and zoned Residential

Surrounding Zoning and Land Uses (see attachment 3):

ZONING EXISTING LAND USE

NORTH: R-3, Single Family Residential Church

SOUTH: R-3, Single Family Residential Church

EAST: PD-R-3, Single Family Residential (Ord. 4834) | Open Space and Single-Family
Residences

WEST: R-3, Single Family Residential Open Space and Single-Family
Residences

Planning and Zoning Division Page 1 of 27
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File No.: Z0525-0396
Conditional Use Permit

CASE SUMMARY

The applicant is requesting a Conditional Use Permit (CUP) to allow the construction of a 125-
foot telecommunications tower with modified separation requirements on a property located at
1028 S. Belt Line Road. The proposed tower would be situated on the western portion of the
site, outside of the FEMA 100-year floodplain, and within a 2,500-square-foot lease area. The
tower site will be enclosed by a six-foot masonry screen wall and accessed through the existing
church parking lot. The facility is designed to accommodate up to three wireless carriers and
will include space for equipment such as fiber vaults and emergency generators. While a
specific telecommunications provider has not been identified at this time, the facility will support
the broader communications network and address a coverage gap in the area. The closest
existing tower is over 2,100 feet away, and coverage maps submitted by the applicant
demonstrate a deficiency in service within the surrounding area.

In accordance with the Mesquite Zoning Ordinance (MZO), a CUP is required for
telecommunications towers located within a single-family residential zoning district.
Additionally, new towers must maintain a separation distance of at least three feet for every
foot of tower height from any single-family zoning district. For the proposed 125-foot tower, a
375-foot setback is required. The subject property is zoned R-3, Single Family Residential, and
is surrounded by similarly zoned parcels. As a result, the applicant is requesting a modification
to the separation requirement.

As required, the tower must comply with all applicable regulations established by the Federal
Aviation Administration (FAA), Federal Communications Commission (FCC), and any other
federal or state regulatory agencies. An affidavit confirming compliance with these regulations
will be required prior to the issuance of a building permit.

MESQUITE COMPREHENSIVE PLAN

The subject property is located within an area designated by the Mesquite Comprehensive Plan
as both Commercial and Parks, Open Space, and Drainage. The western portion of the site,
which fronts a major arterial roadway, is designated Commercial and is intended for a broad
range of goods and services. According to the Comprehensive Plan, commercial uses should
be located along major arterials and may serve as transitional buffers adjacent to low-density
residential areas.

The eastern portion of the site falls within the Parks, Open Space, and Drainage designation,
as it lies predominantly within the FEMA 100-year floodplain. This land use category is intended
to preserve natural drainage corridors and floodways and is generally suited for limited uses
such as utility or maintenance facilities, rather than residential or commercial development.

STAFF COMMENTS:

Staff believes the proposed CUP is consistent with the Mesquite Comprehensive Plan, as it
utilizes the western portion of the property, designated as Commercial, for essential utilities.
The proposed telecommunications tower supports the intent of the Commercial designation by
providing additional telecommunication options in the area.

Planning and Zoning Division
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File No.: Z0525-0396
Conditional Use Permit

The eastern portion of the site, designated as Parks, Open Space, and Drainage, remains
undeveloped and is located within the floodplain. This designation is appropriate, as the area
serves a drainage function and is not suitable for traditional commercial development. The
proposed tower will not impact this portion of the site.

MESQUITE ZONING ORDINANCE
SECTION 5-310(N): REVIEW CRITERIA FOR CONDITIONAL USE PERMITS

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

e STAFF COMMENTS: The proposed CUP will improve wireless coverage, supporting
public safety and emergency communications.

2. The consistency of the proposed CUP with the Comprehensive Plan.

e STAFF COMMENTS: The CUP is consistent with the Comprehensive Plan by utilizing
the commercially designated portion of the site for essential infrastructure.

3. The consistency of the proposed CUP with any adopted land use policies.

e STAFF COMMENTS: The proposed use aligns with land use policies that support
infrastructure development.

4. The extent to which the proposed CUP created nonconformities.

o STAFF COMMENTS: The proposed CUP will not create any non-conformities.

5. The compatibility with the existing uses and zoning of nearby property, such that the
proposed CUP will not be injurious to the use and enjoyment of other property in the
immediate area for purposes already permitted, nor substantially diminish property values
within the immediate vicinity.

o STAFF COMMENTS: City Staff does not believe the proposed CUP will be injurious
to existing uses.

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

o STAFF COMMENTS: The Esperanza subdivision, just east of the site, which was
completed in 2024, adds to the needs and fills gaps in the service areas.

7. Whether adequate public facilities are available including, but not limited to, schools, parks,
police, and fire protection, roads, sanitary sewers, storm sewers, and water lines, or are

Planning and Zoning Department
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File No.: Z0525-0396
Conditional Use Permit

reasonably capable of being provided prior to the development of the uses which would be
permitted on the subject property if the CUP were adopted.

e STAFF COMMENTS: Existing utilities, access roads, and drainage facilities to the site
are currently available and adequate for the proposed CUP.

8. The extent to which adequate measures have been or will be taken to provide sufficient
off-street parking and loading spaces to serve the proposed conditional uses.

e STAFF COMMENTS: The facility does not require daily traffic or on-site staff and will
be accessed via the existing church parking lot.

9. Whether adequate measures have been or will be taken to prevent or control offensive
lights, odor, fumes, dust, noise, and vibration so that none of these will constitute a nuisance
and/or violate the Mesquite City Code, including the MZO.

e STAFF COMMENTS: City staff does not believe there will be any nuisance that will
violate the Mesquite City Code.

SEC. 1-704.C: REVIEW CRITERIA FOR TELECOMMUNICATIONS FACILITIES
In addition to the general review criteria for a Conditional Use Permit referenced in Section 5-
300 (above) of the Mesquite Zoning Ordinance, the following factors shall be considered in
determining whether to approve a request. Staff comments are provided in italics.

1. Preferred Locations: Approval of sites should be considered based on the
following preferences regarding location.

a. On existing structures such as buildings or other communications towers. The
closest nearby tower is over 2,100 feet away. According to the applicant, efforts
have been made to locate a site in compliance with Section 1-703; however,
those sites were not feasible as they lack sufficient height and structural
capacity.

b. In locations where the existing topography, vegetation, buildings, or other
structures provide the greatest amount of screening. The proposed tower will be
positioned so that existing natural landscaping provides screening for the site.
A drainage area is located at the rear of the property, and the applicant is
proposing a six-foot-high masonry screening wall.

c. In nonresidential districts. The subject property is located within and adjacent to
single-family zoning districts; however, the Future Land Use Map designates
this area as Commercial due to its proximity to a major arterial road (S. Belt
Line). Staff believes the proposed tower is appropriate for the area given this
context.

Planning and Zoning Department
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File No.: Z0525-0396
Conditional Use Permit

d. On towers providing for collocation with multiple users. According to the
applicant, the proposed 125-foot monopole tower is designed to accommodate
up to three (3) carriers.

e. Inlocations providing the maximum separation distance from residential and the
separation distance from residential and the maximum separation between
towers. The subject property does not meet the required separation distance
from residential areas, as it directly abuts residential zoning districts. However,
it does meet the required separation from existing towers, exceeding the
minimum distance by over 600 feet.

2. Review Items: In reviewing an application for conditional use permit, the
following items shall be reviewed as a basis for determining appropriateness and
locational preference.

a. The height of the proposed structure. The height of the structure is 125 feet.

b. The proximity to residential districts and uses. The location of the proposed
telecommunications tower abuts single-family residential districts.

c. The nature of uses on adjacent and nearby properties, surrounding topography,
and surrounding tree coverage and vegetation. The subject property is
surrounded by churches and single-family residential uses. Nearly half of the
site lies within a designated flood area. Staff finds the proposed use to be
appropriate based on the surrounding land uses and the specific characteristics
of the site.

d. The design of the proposed tower characteristics which have the effect of
reducing or eliminating visual obtrusiveness, such as monopole construction,
neutral colors, screening, and buffering. The proposed monopole tower,
designed as a non-reflective, neutral-colored structure, will be screened by
existing natural landscaping and a six-foot masonry wall. Additionally, ground
equipment will be enclosed with fencing and supplemental landscaping to
minimize visual impact.

e. The proposed ingress and egress to the site. The applicant proposes to install
a driveway providing direct access to the telecommunications area via a shared
access easement. The driveway must comply with the City of Mesquite’s
Engineering Design Standards.

3. Availability of alternatives: The applicant shall demonstrate that no reasonable
alternative that does not require the use of a new tower or structure can
accommodate the proposed antenna. The commission and council may request

Planning and Zoning Department
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File No.: Z0525-0396
Conditional Use Permit

information necessary to demonstrate that reasonable alternatives do not exist.
Information submitted may consist of any of the following:

a.

No existing towers or structures are located within the geographic area that
meets the applicant's engineering requirements. According to the applicant,
there are no existing towers or structures located in the area that could serve as
an alternative.

Existing towers or structures are not of sufficient height to meet the applicant's
engineering requirements; or existing towers or structures do not have
sufficient structural strength to support the applicant's proposed antenna and
related equipment. Existing towers, structures, and alternative technologies
were not viable for this project due to the absence of suitable infrastructure
within the target coverage area. No existing buildings or structures in the
vicinity provide the necessary height or structural capacity to support the
required telecommunications equipment.

The applicant's proposed antenna would cause electromagnetic interference
with the antenna on the existing towers or structures, or the existing antennas
would cause interference with the proposed antenna. Staff has no comments at
this time. The applicant did not provide information regarding this review
criterion. If prompted by the Commission or Council, the applicant may provide
additional information related to this review criterion.

The fees, costs, or contractual provisions required by the owner to share an
existing tower or structure or to adapt an existing tower or structure for sharing
are unreasonable. Costs exceeding new tower development are presumed to
be unreasonable. Staff has no comments at this time. The applicant did not
provide information regarding this review criterion. If prompted by the
Commission or Council, the applicant may provide additional information related
to this review criterion.

The applicant demonstrates that there are other limiting factors that render
existing towers and structures unsuitable. Staff has no comments at this time.
The applicant did not provide information regarding this review criterion. If
prompted by the Commission or Council, the applicant may provide additional
information related to this review criterion.

CONCLUSIONS

ANALYSIS

The proposed CUP is consistent with the Mesquite Comprehensive Plan and meets the review
criteria in Section 5-310(N.).

Planning and Zoning Department
Prepared by Ti’Ara Clark, Planner Page 6 of 27



File No.: Z0525-0396
Conditional Use Permit

RECOMMENDATIONS

City staff recommends approval of the CUP to allow a telecommunications tower as a permitted
use with modified separation requirements at 1028 S. Belt Line Rd.

PUBLIC NOTICE

Staff mailed notices to all property owners within 200 feet of the subject property and courtesy
notices within 400 feet. As of August 6, 2025, Staff has received two returned property owner
notices for the request in opposition.

ATTACHMENTS

1. Aerial Map

2. Public Natification Map
3. Returned Public Notices
4. Zoning Map

5. Future Land Use Map
6. Site Pictures

7. Application Materials

Planning and Zoning Department
Prepared by Ti’Ara Clark, Planner Page 7 of 27



File No.: Z0525-0396
Conditional Use Permit

ATTACHMENT 1 - AERIAL MAP

Ariel Map
I e

Applicant: Chris Mayo, Hemphill Seminary, LLC N
Location: 1028 S. Belt Line Rd

Request: Conditional Use Permit
Subject Property

Planning and Zoning Division
Prepared by Ti’Ara Clark, Planner Page 8 of 27



File No.: Z0525-0396
Conditional Use Permit ATTACHMENT 2 — PUBLIC NOTIFICATION MAP

Notification Map
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Applicant: Chris Mayo, Hemphill Seminary, LLC Legend N
Location: 1028 S. Belt Line Rd
DCAD: 38088610010020100 |:| Required Notices
Request: Conditional Use Permit to allow
a telecommunications tower - Subject Property
as a permitted use. E B .

sy Notices

Planning and Zoning Division

Prepared by Ti’Ara Clark, Planner Page 9 of 27



File No.: Z0525-0396
Conditional Use Permit

ATTACHMENT 3 — RETURNED NOTICES

MESQUTE
T E X A S
Real. Texas, Service,

CITY OF MESQUITE
PLANNING AND ZONING COMMISSION
COURTESY NOTICE OF PUBLIC HEARING

LOCATION: 1028 S. Belt Line Rd
(See attached map for reference)
DCAD: IR0KR610010020100

FILE NUMBER; Z0525-03%6

APPLICANT: Chris Mayo, Hemphill Seminary, LLC

REQUEST: From; R-3, Single Family Residential

To:  R-3, Single F amily Residentiai with a Conditional Use Permit
Aypublic heaning will be held to consider a zoning change from R-3, Single Family Residential, to R-3, Single Family Residential
with a C'onditional Use Permit to allow a telecommunications tower as a permitted use at 1028 S. Belt Line Road. Additional
information 2bout the request is available online at www ci i

LEGAL DESCRIPTION

First Presbyterian Open Door Baptist Church, Block 1,Lot 2

PUBLIC HEARINGS

The Planning and Zoning Commission will hold a public hearing on this request at 7:00 p.m. on Monday, August 11, 2025, in the
City Council Chambers of City Hall located a1 757 N. Galloway Ave.

The City Council will hold a public hearing on this request at 7:00 p.m. on Tuesday, September 2, 2025, in the City Council Chambers
located at 757 N. Galloway Ave,

Questions pertaining to this case may be directed to the Planning Division at (972) 329-8523 or telark (@ citvofmesquite.com
REPLY FORM
State law requires that cities notify all property owners within 200 feet of any proposed zoning change. This couttesy notice is for property owners

greater than 200 feet, up 10 400 feet from the proposed zoning change. For this rexson, we are sending you this courtesy notice, As Propeny owner
within the courtesy notice ares, you are invited to provide comments on the request by attending the public hearing or by completing the form below.

The reply form (below) is provided to express your opinion on this matter. The form should be re d to the Planning Division by 5 pm on August
7th 1o be included in the Planning and Zoning Commission packet and by $ pm on August 15th to be included in the C ity Council packet. ANl
notices received afier the listed dates will sull be pted and p d o C isston/Council, but will not be included in meeting packets
(Complete and return)
1 ) this
By signing the form, | declare | am the owner or authorized agent of the pro at the address written below,
/ —r
Zoning Case: Z0525-0396 Name:(required) *M‘ﬁj*‘ _rh'e:/q
1 am in favor of this request :d@rusol : ﬁtg_ﬂrr_._frqﬂwx_wﬁ“
1 am gpposed to this request X___ Owner Sigr i Date: 8_/6.{Z.L

= _

Reasons (optional):

Mease respond by retuming to: - PLANNING DIVISION
Plesse respond by ng R,
CITY OF MESQUITE
PO BOX 850137
MESQUITETX 75185.0137

Planning and Zoning Department
Prepared by Ti’Ara Clark, Planner
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File No.: Z0525-0396
Conditional Use Permit

MESQUITE

Real, Texas. Service,

CITY OF MESQUITE
PLANNING AND ZONING COMMISSION
NOTICE OF PUBLIC HEARING

LOCATION: 1028 S. Beh Line Rd
(See attached map for reference)
DCAD: 38088610010020100

FILE NUMBER: 7052540396

APPLICANT: Chris-Mayo, Hemphill Seminary, LLC

REQUEST: From: R-3, Single Family Residential

Te:  R-3, Single Family Residential with a Conditional Use Permit

AApubhc htafing will be held 10 consider 3 zoning change from R-3, Single Family Residential, 10 R-3, Single Family Residential
with a Conditional Use Permit to allow a telecommunications tower as a permitted use ot 1028 S. Belt Line Road. Additional

information about the request is available online at www.citvofmesquile com/zoningcases,

LEGAL DESCRIPTION
First Presbyterian Open Door Baptist Church, Block 1, Lot 2

PUBLIC HEARINGS

The Planning and Zoning Commission will hold a public hearing on this request at 7:00 p.m. on Monday, August 11, 2025, in the
City Council Chambers of City Hall located at 757 N. Galloway Ave.

The City Council will hold & public bearing on this request at 7:00 p.m, on Tuesday, September 2. 2025, in the City Council Chambers
located at 757 N. Galloway Ave,

Questions pertaining fo this case may be directed to the Planning Division ut (972) 329-8523 or tclark/ cityofmesquite.com

REPLY FORM

State law requires that cities notify 2l property owners within 200 feet of any proposed zoning change. For this reason, we are sending you this
notice. As @ property owner within 200 feet of the property, you are urged to give your opinion on the request by attending the public heuring or by
complesing the form below or both. Your written reply is important and will be considered by the Commission and the Council. The reply form
(below) is provided to cxpress your opinion on this matter. The form should be retumed to the Planning Divisioa by § pen on August Tth to be
included in the Planning end Zoning Commission packel and by 5 pm on August 15th to be included in the City Council packet, All notices reccived
after the listed dates will still be sccepted and presented to Commission/Council, but will not be included in mecting packets

(Complete and retumn)
By signing the form, | declare | am the owner or authorized agent of the property at the address written below.
Zaning Case: Z0S25-0396 Monica _and Docath QLos
I am in favor of thie raquest /_ZA’.D_._ﬂ(a QH_._J.'KIZr M EsQun, t’J TX 75199

e Y— . ﬁwb‘* o dbf. 2, 2025

Reasons (optiogal):  ~ /[ﬂ/{é Len Urﬂ-SZ G Trégidnl _t'&a/J‘ll{bjL;Aﬁa’t{;ZdlS) =
. Aﬁvy afite _[mpact fﬁL_auZLz[zc_?aa,AéL of he enyir

T [ewEr LREF l’l/l(f

‘ y /r /’ 4!"3’ 10,

Please respond by ret PLANNING DIVISION
Ti'Am Claik

CITY OF MESQUITE

PO BOX 850137
MESQUITETX 751550187

Name {requirod)

Address of
Naticed Propeny
Owner Syonature

-eeld p/twlc: /omr

ATTACHMENT 3 — RETURNED NOTICES

. 1vdy . Beltline Kd.

A’/c’%/n‘%r’: /7.‘4’ 75149 J/wt(//( be usec
Danthes L.'Fe

{ * /.'H/ bus /‘1/

Planning and Zoning Department
Prepared by Ti’Ara Clark, Planner
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File No.: Z0525-0396
Conditional Use Permit

ATTACHMENT 4 - ZONING MAP

Zoning Map

&

o
- —— ey et
2 = ——PZaoe:

s 23 wollr 205 MR-3 1017 R-3
4 .
TR 3
"ﬁ‘ ";‘- — — 8 T = 729

300
R-3 -
8
[A-2]
SEESRS o K]
S 2

1028
=] ?
N
o
30

Legend - Base Zones

Subject Properties

- General Retail

1029 RS
(o
1032 =
23z |ela
R-2 1037 gg 8 |g|sg
: e e
1041 .
LA ESPERANZA DR
-
2 1100
=
1028 1104
R-2 1108
112
116
—
1120
=
R-2 1212 % 1124
2 iz
132
1136
1140
1218 R-3 g > 1145 1144
& & 1149 1148
1208
1153 1152
Property Address - 1028 S. Belt Line Rd N

- Commercial |:| Light Commercial
I:] Single Family Residential

Planning and Zoning Division
Prepared by Ti’Ara Clark, Planner

Page 12 of 27




File No.: Z0525-0396
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ATTACHMENT 5 - FUTURE LAND USE MAP
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File No.: Z0525-0396
Conditional Use Permit

ATTACHMENT 6 - SITE PHOTOS

Facing southeast toward the proposed telecommunications tower

Planning and Zoning Division
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File No.: Z0525-0396
Conditional Use Permit
ATTACHMENT 7 — APPLICATION MATERIALS

D HEMPHILL
A SEMINARY

Hemphill Seminary, LLC
P.O. Box 100303

Fort Worth, TX 76185
817-233-4051
chris@siteproperty.com

Date: June 26, 2025

To: Planning and Zoning Division
City of Mesquite
1515 N. Galloway Avenue
Mesquite, TX 75149

Re: Resubmittal of Conditional Use Permit Application - Case# Z0525-0396 - Proposed
Telecommunications Tower at 32.752748, -96.595730

To Whom It May Concern,

On behalf of Hemphill Seminary, LLC, we are pleased to resubmit our Conditional Use Permit (CUP)
application for the proposed telecommunications tower located at coordinates 32.752748, -
96.595730. Since our original submittal, we have made several additions and clarifications to
address review comments and requirements outlined in Section 1-704 of the Mesquite Zoning
Ordinance. These include:

1. Inventory of Existing Facilities
A detailed inventory of all known telecommunications sites within the City of Mesquite and
within % mile of its boundary has been included.

2. Separation Distances
A location map has been provided showing the distance from the proposed tower to existing
nearby towers, including the closest facility located over 2,100 feet away.

3. Collocation Statement
A notarized statement has been included confirming the proposed 125-foot monopole
tower is designed to accommodate up to three (3) carriers.

4. Unavailable Site Statement
We have included an explanation of the efforts made to locate a site compliant with §1-703
and the reasons such sites were not feasible. These include a lack of suitable existing
towers, insufficient height or structural capacity, and the unavailability of public land.

Planning and Zoning Department
Prepared by Ti’Ara Clark, Planner Page 15 of 27



File No.: Z0525-0396
Conditional Use Permit
ATTACHMENT 7 — APPLICATION MATERIALS

N HEMPHILL
A SEMINARY

5. Alternatives Analysis
The site statement has been expanded to explain why existing towers, other structures, or
alternative technologies are not viable alternatives to the construction of a new tower.

6. System Requirements
Coverage maps have been added to demonstrate a significant gap in service within the
target area, supporting the need for the proposed tower location.

7. Design, Aesthetic, and Screening Standards (§1-704.C.2-3)
The site statement now includes design elements of the proposed monopole tower, which
is a non-reflective, neutral-color structure. Equipment will be screened with fencing and
landscaping to reduce visual impact. Documentation includes compliance with all
applicable design and aesthetic requirements.

We trust that these revisions and supplemental materials address the City's requirements, and we
look forward to your review. Please do not hesitate to contact me with any questions or requests for
further clarification.

Sincerely,

C.

Chris Mayo
Authorized Representative
Hemphill Seminary, LLC

Planning and Zoning Department

Prepared by Ti’Ara Clark, Planner Page 16 of 27




File N'o_.: Z0525-0396 '
Conditional Use Permit ATTACHMENT 7 — APPLICATION MATERIALS

N HEMPHILL
A SEMINARY

Hemphill Seminary, LLC
P.O. Box 100303

Fort Worth, TX 76185
817-233-4051
chris@siteproperty.com

Date: May 2, 2025

To: Planning and Zoning Division
City of Mesquite
1515 N. Galloway Avenue
Mesquite, TX 75149

RE: Letter of Intent - Conditional Use Permit Application
Proposed 125’ Monopole Cell Tower at 1212 S. Beltline Road, Mesquite, TX

Dear Planning and Zoning Staff,

Hemphill Seminary, LLC hereby submits this letter of intent to apply for a Conditional Use Permit
(CUP) to construct a 125-foot monopole cell tower on a 2.00-acre undeveloped, but platted parcel
adjacent to Anchor Baptist Church at 1212 S. Beltline Road. The property is legally described as:

2.00 ACRES OUT OF LOT 2, BLOCK 1, REPLAT OF FIRST PRESBYTERIAN CHURCH AND OPEN DOOR
BAPTIST CHURCH ADDITION... (Doc. No. 202300226303 & Vol. 90199, Pg. 793, Plat Records, Dallas
County, TX).

The tower will occupy a 50’ x 50’ lease area, enclosed by a 6’ masonry screen wall. Access will be
provided through the church parking lot. The facility will support three wireless carriers.

This CUP is requested to permit a use not allowed by right under the current zoning. The location is
appropriate due to the lack of nearby residences, minimal visual impact, and its vital role in closing
wireless coverage gaps in the Mesquite area. The site offers a practical, low-impact solution that
benefits residents, businesses, and emergency services.

Thank you for your consideration.
Sincerely,
Chris Mayo

Authorized Representative
Hemphill Seminary, LLC

Planning and Zoning Department
Prepared by Ti’Ara Clark, Planner Page 17 of 27



File No.: Z0525-0396
Conditional Use Permit ATTACHMENT 7 — APPLICATION MATERIALS

N HEMPHILL
SEMINARY

Date: 6/20/2025

City of Mesquite Planning Department
1515 N. Galloway Avenue
Mesquite, Texas 75149

RE: Structural Capacity Certification - Proposed Cell Tower at 1028 South Beltline
Road, Mesquite, Texas 75149 !

To Whom It May Concern:

I, Chris Mayo, hereby certify that the telecommunications tower proposed by Hemphill
Seminary, LLC to be constructed at 1028 South Beltline Road, Mesquite, Texas 75149 will
be designed and constructed to meet all applicable structural requirements and will have
the structural capacity to accommodate three (3) wireless communication carriers.

This certification is provided to satisfy the requirements of the City of Mesquite Planning
Department as part of the CUP zoning approval process. An engineer’s stamped tower
design evidencing a three (3) carrier capacity will be included as part of the full
construction drawing and permit submittal package.

Should you require any additional information or clarification, please feel free to contact
me at the number or email address listed below.

Sincerely,

Chris Mayo

Hemphill Seminary, LLC
P.O. Box 100303

(817) 233-4051
chris@siteproperty.com

Planning and Zoning Department
Prepared by Ti’Ara Clark, Planner Page 18 of 27
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Conditional Use Permit ATTACHMENT 7 — APPLICATION MATERIALS

N HEMPHILL
SEMINARY

State of Texas
County of Tarrant

Before me, the undersigned authority, on this day personally appeared Chris Mayo, known
to me (or proved to me through satisfactory identification) to be the person whose name is
subscribed to the foregoing instrument, and acknowledged to me that he executed the
same for the purposes and consideration therein expressed.

Given under my hand and seal of office this@day of ¢ & , 2025.

( % MARIA ROSALES.
V/\/\ Notary ID #12688596

~ §
Notary Public, State of Texas “ " ‘ﬁ;“?:f?oi?""
My commission expires: A4
2
I4
Planning and Zoning Department
9 g Vep Page 19 of 27

Prepared by Ti’Ara Clark, Planner



File N'ol.: Z0525-0396 '
Conditional Use Permit ATTACHMENT 7 — APPLICATION MATERIALS

Unavailable Site Statement - Justification per MZO §1-703

In accordance with Section 1-704.B of the Mesquite Zoning Ordinance, and after
review of §1-703, we respectfully submit the following justification for not utilizing
sites described in §1-703:

Existing towers, structures, and alternative technologies were not viable options for
this project due to a lack of suitable infrastructure within the target coverage area.
No existing buildings or structures in the area offer the necessary elevation or
structural integrity to support telecommunications equipment. Additionally,
alternative technologies such as small cells or distributed antenna systems require
a dense network of support structures and fiber connectivity, which are not
available or practical in this location.

The proposed tower site is located at 32.752748, -96.595730, with a height of 125
feet, and is designed to accommodate three carriers, promoting future collocation
and minimizing infrastructure footprint. In contrast, the nearest existing tower is
located at 32.746918, -96.595926, approximately 2,100 feet away, but is only 65
feet tall and currently supports just one carrier with no room for expansion. Its lower
height and existing capacity limitations make it unsuitable to meet the required
coverage and carrier expansion needs in this area.

After evaluating existing facilities and structures in accordance with 81-703, it was
determined that a new tower at the proposed location is necessary to meet service
demands, ensure sufficient coverage, and allow for future network growth.

Planning and Zoning Department
Prepared by Ti’Ara Clark, Planner Page 20 of 27
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ATTACHMENT 7 — APPLICATION MATERIALS

Existing Facilities

FCC Overall
Registration Status File Number Tower Type Owner Name Sl'ructure Height - Latitude Longitude
City/State
Number Feet
1054543 Constructed | A0064165  |Guyed MESQUITE INDEPENDENT MESQUITE, TX  |508 75149 |32.762778 -96.634722
SCHOOL DISTRICT
1062670 Constructed A1071056 Self Support MESQUITE, CITY OF MESQUITE, TX 269 75149 |32.768611 -96.586361
1257971 Constructed A1236177 Monopole SBA Monarch Towers Ill, LLC Mesquite, TX 165 75149 |32.753972 -96.582861
1312278 Granted A1141721 Wild West Towers Corporation  |Mesquite, TX 102 75149 |32.789611 -96.597944
1326386 Constructed | A1309385 pole Tillman ,LLC TX 70 75149  |32.765444 -96.598
1053866 Constructed | AO063367 ALL COM COMMUNICATIONS & [MESQUITE, TX |48 75150 |32.828333 -96.6275
ELECTRONICS
1272552 Constructed | A1131148 P SBA Towers IV, LLC TX 108 75150 |32.8415 -96.635694
1281000 Constructed A1276805 Stealth pole SBA Towers Il LLC Mesquite, TX 198 75150 [32.816444 -96.639556
1301251 Granted A1102973 ACME Commercial Properties  |Mesquite, TX Is7 75150 |32.829611 -96.637833
LLC.
1310191 Constructed A1162851 Monopole Tarpon Towers II, LLC Mesquite, TX 105 75150 |32.793722 -96.620417
1050080 Constructed | A1030676  |Self Support | CCATT LLC MESQUITE, X |153 75181  |32.744139 -96.520722
1226256 Constructed A1211007 Monopole STC Five, LLC Mesquite, TX 153 75181 32.7295 -96.558389
1234781 Constructed | A0335313  |Self Support quite Metro Airport ite, TX 32 75181 |32.751333 -96.529028
1250564 Constructed | A1022273  |Monopole T-Mobile West Tower LLC Mesquite, TX 86 75181 |32.738306 -96.550667
1279959 Constructed | A1157166 _ |Self Support | American Towers LLC Mesquite, TX 118 75181 |32.761389 -96.558278
1280137 Constructed A0829559 Stealth pole American Towers LLC MESQUITE, TX 102 75181 |32.748222 -96.561556
1299105 Constructed A1071055 Self Support MESQUITE, CITY OF MESQUITE, TX |3 75181 |32.707083 -96.569972
1302487 Granted A1103018 ACME Commercial Properties  |Mesquite, TX 316 75181 |32.732083 -96.544361
L.L.C.
1305491 Constructed | A1291246  |Stealth pole | VB-S1 Assets, LLC M ite, TX 105 75181 |32.724333 -96.543667
1312712 Granted A1144452 City of Dallas Mesquite, TX 265 75181 |32.702944 -96.578889
Stealth Pole Consructed N/A Stealth pole  |Crown Castle quite, TX |64 75149 |32.747012 -96.596114
N/A Consructed N/A Stealth pole American Towers LLC Mesquite, TX 130 32.759083 -96.553875
N/A Consructed N/A Monopole American Towers LLC ! X 76 32.805965 -96.611749
N/A Consructed N/A Monopole American Towers LLC Mesquite, TX 74 32.793037 -96.63171
N/A Consructed N/A American Towers LLC ite, X |92 32.80215 -96.644844
N/A Consructed N/A Monopole American Towers LLC Mesquite, TX 76 32.806111 -96.6664
N/A Consructed N/A Self Support  |American Towers LLC Mesq X 144 32.806081 -96.66885
Crown Consructed N/A Monopole Crown Castle Mesquite, TX 100 32.76558 -96.58351
Crown Consructed N/A Monopol Crown Castle M X 150 32.76896 -96.61042
Planning and Zoning Department Page 21 of 27
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ATTACHMENT 7 — APPLICATION MATERIALS

ISeparation Map |
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ATTACHMENT 7 — APPLICATION MATERIALS
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{
MESQUITE
T E X A S
Real. Texas. Service.
PLANNING AND ZONING DIVISION

FILE NUMBER: Z0625-0402
REQUEST FOR: Conditional Use Permit
CASE MANAGER: Garrett Langford, Assistant Director

PUBLIC HEARINGS
Planning and Zoning Commission: Monday, August 11, 2025
City Council: Tuesday, September 2, 2025

GENERAL INFORMATION
Applicant: WRA Architects, Inc., on behalf of Mesquite ISD

Requested Action: Rezoning from R-2, Single Family Residential within TERRA Overlay to
R-2, Single Family Residential within TERRA Overlay with a Conditional
Use Permit to allow a high school as a permitted use on the subject
property and allow the expansion of North Mesquite High School.
Location: 18201 IH 635

SITE BACKGROUND

Platting: North Mesquite High School, Block A, Lot 1
Size: ~33 acres
Zoning: R-2, Single Family Residential

Future Land Use:  Town East Special Planning Area

Zoning History: 1954: Annexed and zoned Residential
1996: Rezoned to be within the TERRA overlay

Surrounding Zoning and Land Uses (see attachment 3):

ZONING EXISTING LAND USE
NORTH: C - Commercial TERRA Overlay Restaurant and Retail Uses
SOUTH: C - Commercial TERRA Overlay with CUP Town East Ford
EAST: C — Commercial TERRA Overlay IH-635 and Car Dealership
WEST: C — Commercial Retail Uses
Planning and Zoning Division Page 1 of 15

Prepared by Garrett Langford, AICP



File No.: Z0625-0402
Conditional Use Permit

CASE SUMMARY

Mesquite Independent School District (MISD) is requesting a Conditional Use Permit (CUP) to
construct a 32,000 square-foot addition on the south side of North Mesquite High School. The
proposed expansion will replace existing portable classrooms and will include 20 classrooms,
restrooms, and supporting service spaces. The entire addition is designed to function as a
storm shelter to satisfy building and fire code requirements. According to the application
materials, the student population is not expected to increase as a result of the expansion.

In 2018, the City Council approved a text amendment to the Mesquite Zoning Ordinance
requiring all new or expanding primary and secondary schools to obtain a CUP. This
amendment also requires submission of a Traffic Impact Analysis (TIA) for review by the City's
Traffic Engineering Division. Instead of a TIA, the applicant submitted a Traffic Management
Plan (TMP), which was reviewed and accepted by the Traffic Engineering Division.

MISD’s project team met with City staff to review the proposal and identify any traffic-related
concerns. As the project does not increase student capacity, City staff determined it would not
result in additional traffic generation. Although a new driveway is proposed, its use is expected
to be limited and will not alter the school’s existing traffic circulation plan. Traffic Engineering
staff found the submitted materials to be sufficient and had no concerns with the proposed
expansion.

MESQUITE COMPREHENSIVE PLAN

The subject property is located within an area that the Mesquite Comprehensive Plan
designates as part of the Town East Special Planning Area on the Future Land Use Map (see
attachment 4). The Comprehensive Plan describes “the Town East Special Planning Area as
the largest center of retail in Mesquite. The area is anchored by Town East Mall and surrounded
by additional retail, restaurants, offices, and North Mesquite High School. The area has seen
redevelopment over the years, with existing structures and new construction. Roadway
improvements on various roadways have improved vehicular circulation, and district branding
along Town East Boulevard and the highway designates the area as a special district.”

STAFF COMMENTS:

The application does not include a request to amend the Future Land Use designation.
Although North Mesquite High School is not a retail or entertainment use, it is an integral part
of the Town East Special Planning Area. The proposed expansion reflects continued
investment by MISD and the community in this highly visible campus. This investment supports
the vitality of the Town East area and reinforces the school's long-standing role as a key
institutional anchor within the district.

MESQUITE ZONING ORDINANCE
SECTION 5-310(N): REVIEW CRITERIA FOR CONDITIONAL USE PERMITS

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

Planning and Zoning Division
Prepared by Garrett Langford, AICP Page 2 of 15



File No.: Z0625-0402
Conditional Use Permit

STAFF COMMENTS: The proposed expansion includes the construction of a storm shelter,
which enhances student and staff safety during severe weather events. Replacing portable
classrooms with permanent facilities also improves the overall safety and functionality of the
campus, thereby supporting public health, safety, and welfare.

2. The consistency of the proposed CUP with the Comprehensive Plan.

STAFF COMMENTS: The property is located within the Town East Special Planning Area,
which emphasizes reinvestment and enhancement of key community assets. North Mesquite
High School is a significant institutional use within this area. The proposed expansion aligns
with the Comprehensive Plan’s goals by supporting continued investment in community-serving
infrastructure and maintaining the area’s vitality.

3. The consistency of the proposed CUP with any adopted land use policies.

STAFF COMMENTS: The expansion ensures the facility remains functional, relevant, and
capable of meeting educational needs without altering the planned land use pattern.

4. The extent to which the proposed CUP created nonconformities.

STAFF COMMENTS: The proposed CUP will not create any non-conformities.

5. The compatibility with the existing uses and zoning of nearby property, such that the
proposed CUP will not be injurious to the use and enjoyment of other property in the
immediate area for purposes already permitted, nor substantially diminish property values
within the immediate vicinity.

STAFF COMMENTS: City staff does not believe the proposed CUP will be injurious to existing
uses. The expansion is compatible with the surrounding development and institutional nature
of the site and is not expected to diminish property values in the vicinity.

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

STAFF COMMENTS: The former Sears box store located at Town East Mall was recently
approved for a Main Event. The area along N. Town East Blvd, immediately to the north of the
high school, was recently developed in the last four years. Staff does not expect the North
Mesquite High School expansion to impact the development trends in the immediate area
negatively.

7. Whether adequate public facilities are available including, but not limited to, schools, parks,
police, and fire protection, roads, sanitary sewers, storm sewers, and water lines, or are
reasonably capable of being provided prior to the development of the uses which would be
permitted on the subject property if the CUP were adopted.

Planning and Zoning Department
Prepared by Garrett Langford, AICP Page 3 of 15
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STAFF COMMENTS: Existing utilities, access roads, and drainage facilities to the site are
currently available and adequate for the proposed CUP.

8. The extent to which adequate measures have been or will be taken to provide sufficient
off-street parking and loading spaces to serve the proposed conditional uses.

STAFF COMMENTS: The subject property has sufficient off-street parking for the proposed
use.

9. Whether adequate measures have been or will be taken to prevent or control offensive
lights, odor, fumes, dust, noise, and vibration so that none of these will constitute a nuisance
and/or violate the Mesquite City Code, including the MZO.

STAFF COMMENTS: City staff does not believe there will be any nuisance that will violate the
Mesquite City Code.

10. Any other legally sufficient standard under Texas law.

STAFF COMMENTS: No staff comments.

CONCLUSIONS
ANALYSIS

The proposed CUP is consistent with the Mesquite Comprehensive Plan and meets the review
criteria in Section 5-310(N.).

RECOMMENDATIONS
City staff recommends approval of the CUP.

PUBLIC NOTICE

Staff mailed notices to all property owners within 200 feet of the subject property and courtesy
notices within 400 feet. As of August 6, 2025, Staff has not received any returned property
owner notices for the request.

ATTACHMENTS

Aerial Map

Public Notification Map
Zoning Map

Future Land Use Map
Traffic Plan

Concept Plan

o gk LN

Planning and Zoning Department
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ATTACHMENT 1 - AERIAL MAP

Aerial Map
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Conditional Use Permit

ATTACHMENT 2 — PUBLIC NOTIFICATION MAP
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ATTACHMENT 3 — ZONING MAP

Zoning Map

Legend N
D Area of Request TERRA | OFFICE W%E
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ATTACHMENT 4 — FUTURE LAND USE MAP
Future Land

s

Use Map
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File No.: Z0625-0402

Conditional Use Permit ATTACHMENT 5 — APPLICATION MATERIALS

3801 Parkwood Blvd, Ste. 550
Frisco, TX 75035
LamB-STAR 214-440-3600

Date: July 1, 2025

To: Don Pool, Executive Director of Construction Services —
Mesquite Independent School District (MISD)

From: Derek Sweeney, PE, PTOE
Re: Traffic Analysis Memo — North Mesquite High School
1 i ‘,.4/';,7/27 032." ;E.‘:-;:,n :'5
| fl JFETT25  pose 20380701
3 1545.05-05'00"
INTRODUCTION

Mesquite Independent School District has requested a traffic analysis memo for the proposed North
Mesquite High School expansion project. The school is generally located at the southwest corner of IH 635
and Town East Boulevard located in Mesquite, TX. The project generally consists of the construction of a
new addition which will replace existing portable classrooms resulting in no net change in the student
capacity of the school. The project also includes construction of a new driveway on the IH 635 southbound
frontage road (SBFR) to satisfy fire access requirements.

The project team met with the City of Mesquite to review the project and determine specific traffic concerns
that needed to be analyzed prior to receiving project approval. In general, the City did not have concerns
with the school's current operations and concurred with the conclusion that expansion will not increase the
student capacity thereby not increasing the amount of traffic generated by the school. And while the project
is proposing a new driveway, it is expected to be limited in use and will not modify the school’s existing
Traffic Management Plan.

The purpose of this memo is to document and memorialize these discussions and conclusions for use as the
project proceeds through the development review process.

TRIP GENERATION

When evaluating new trips generated by a school, the primary variable considered is the number of students
that will be attending the school.

Table 1 summarizes the land use data described by the Institute of Transportation Engineers (ITE) in the
11" edition of their Trip Generation Manual.

Table 1. Land Use Data
ITE Code ITE Land Use Units
525 High School Number of Students

The proposed improvements mainly consist of a new classroom addition being constructed at the southern
corner of the building. This new classroom addition will replace the existing portable classrooms with no net
increase in the number of students, thereby no increase in the current trip generation. Further, the District
has provided a letter, included in the Appendix, confirming that there will be no increase in the student

population as a result of this project.

Page 1 of 3
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File No.: Z0625-0402

Conditional Use Permit ATTACHMENT 5 - TRAFFIC PLAN
: 3801 Parkwood Bivd, Ste. 550
Frisco, TX 75035
Lams-STAR 214-440-3600

INTERSECTION SIGHT DISTANCE

A sight distance analysis was performed based upon design guidelines and criteria developed and published
by the American Association of State Highway and Transportation Officials (AASHTO). Intersection sight
distance was measured and compared using the following criteria and assumptions:

e Terrain Type Level

+ Eye Height 3.5

« Object Height 3.5

e Speed Limit IH 635 SBFR — 50 mph

The three different sight distance circumstances, as outlined by AASHTO, can be evaluated for a driveway
located on a two-way road and as a full movement driveway. Due to the proposed driveway being located on
a one-way frontage road, only Case B2 was evaluated for this exercise. Below is a summary of those three
circumstances.

e Case B1: Left-turn from minor road
« Case B2: Right-turn from minor road
e Case F: Left-turn from major road

Table 2 provides a summary of the intersection sight distance analysis for the proposed school driveway on
IH 635 SBFR just south of Town East Blvd. The intersection sight distance for the proposed addition is
sufficient. Field measurements were taken in the field at the existing intersections. Recordings of the field
measurement data are provided in the Appendix. A photograph at the approximate location of the proposed
driveway looking north towards Town East Boulevard is shown below.

Table 2. Intersection Sight Distance A_nalysls — Proposed School Driveway on IH 635 SBFR (50 mph)

- Required Sight Meets
Vehicular Movement Available Sight Distance Distance Criteria?
Case B2: Right-turn from Site
Looking Left (North) [ >480 ft | 480 ft | Yes

Figure 1 - Sight israncc at Proosed Dnveay (Looing North)

Page 2 of 3
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Conditional Use Permit ATTACHMENT 5 - TRAFFIC PLAN

3801 Parkwood Blvd, Ste. 550
Frisco, TX 75035
LamB-STAR 214-440-3600

ACCESS CONNECTION SPACING

TxDOT has published standards regarding the spacing of driveways along public roadways. Table 3
provides a summary of the driveway spacing analysis for the proposed access point on IH 635 SBFR.

Table 3. TxDOT - Access Connection Spacin

Proposed Driveway at IH ~250 ft 145

4 N
635 SBFR Existing School Driveway | Town East Ford Driveway e %

Based on the analysis presented in Table 3, the site access does not meet TxDOT's access connection
spacing requirements. As such, a variance of these access spacing requirements should be sought from
TxDOT, if required.

TRAFFIC MANAGEMENT PLAN

A Traffic Management Plan has been developed to assist staff members at the school when managing
student arrival and dismissals. The Plan shows vehicle paths from each driveway to the school building and
indicates loading and queueing areas. Adhering to the Traffic Management Plan will help to ensure that
queues will be managed as expected in this study and will not negatively impact adjacent roadways. A site
layout with the proposed Traffic Management Plan is included in the Appendix.

SUMMARY OF FINDINGS

Given the proposed project will not increase the student capacity of the school, as attested to by the
District, there will be no increase in traffic generated by the school.

A new driveway is proposed to satisfy fire access requirements. The proposed driveway location meets
AASHTO intersection sight distance requirements but does not meet TxDOT's Access Spacing
Requirements. A variance of these requirements should be sought from TxDOT, if required.

The school's existing drop-off and pick-up operations have been documented in the attached Traffic
Management Plan. Given there are no proposed changes to existing access points or traffic patterns
and the City of Mesquite did not express any concerns with current operations, no changes or
improvements are proposed at this time.

APPENDIX

TRIP GENERATION LETTER FROM MISD .......oooouiiiiiiiiiniiiciiteasiesssesssesesesesbes s st esebesebens s sennenas 1 PAGE
INTERSECTION SIGHT DISTANCE INFORMATION .........ouvuiuriereresosessesesesseseesssssessssssesssasesasesasesesenesesesessesnes 1 PAGE
T RAERIC N AN GEMEN T P AN - e s R S N e T R i) 1 PAGE
Page 3 of 3
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31}‘[ F MESQUITE INDEPENDENT SCHOOL DISTRICT

)
m‘ Don Pool, Executive Director of Construction Services

June 23, 2025

Graham Baumann

WRA Architects

12377 Merit Drive #1800
Dallas, Texas 75251

Re: Student population increase with the classroom addition at North Mesquite High School
With the classroom addition at North Mesquite High School, Mesquite ISD will not experience an
increase of student population at this site. The classroom addition project will eliminate the need for

portable classrooms at NMHS.

If there are any questions concerning this matter, please do not hesitate getting in contact with me.

Thanks,

for

Don Pool
Executive Director of Construction Services
Mesquite Independent School District

Planning and Zoning Division
Prepared by Garrett Langford, AICP
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ATTACHMENT 5 - TRAFFIC PLAN

Minimum Required Sight Distance (ft)
Design Speed Case

(mph) B1 B2/83 F
15 170 145 125
20 225 195 165
25 240 205
30 335 290 245
35 390 335 285
40 445 385 325
45 500 430 365
50 555 480 405
55 610 530 445
60 665 575 490
65 720 625 530
70 775 670 570
75 830 720 610
80 885 765 650
Case B1/B2/B3

Driver Location
€

Notes:

1. Case B1: Left-turn from minor road
Case B2:- Right-turn from minor road
Case B3: Crossing maneuver from minor road
Case F: Loft-turn from major road

2. Driver location for Case B1, B2, and B3 should be 14.5
from edge of major road trave! way.

3. Driver eye height for passenger vehicle analysis Is 3.5
(42°). Driver eye height for single-unit/combination truck
analysis is 7.6' (7'77). In cases where the minor road has
not been assume the prop roadway will

be level with the existing major road and measure

accordingly.

4. Object height = 3.5 (42°)

5. Provided minimum sight distance measurements are from
2004 AASHTO Green Book. If the major roadway has a
median, is wider than a two-lane highway, or has grades
greater than three percent then the minimum required
sight distances must be adjusted.

6, Case B1 and Case F may not have the same object
location but are shown on diagram to be the same.

7. In cases where available sight distance is significantly
greater than required minimums, only measurements 100
beyond required minimum are necessary.

Case B1/F
/j/ Object Location

Case B1
Measured Distance

\ l > 480’

\ Case F
l i Measured Distance

Case F
/4 Driver Location

14.5'

s
e

Measured Distance

Case B2/B3
\ Object Location

v e

?

Date: éﬂ[ls’llzf
Major Road:__/# 415 S&rR
Minor Road:_Fregesec! Shee { Dhivenny

Major Road Posted Speed Limit:_52 mph

Minor Road Posted Speed Limit: Zaqgl«

7

Planning and Zoning Department
Prepared by Garrett Langford, AICP
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ATTACHMENT 5 - TRAFFIC PLAN

ZONE 'A) PATH'A'

LEGEND
—e—o- TRAFFIC ZONE A/PATH A
—e- TRAFFIC ZONE B/PATH B
—e—wBUS LOOP
BYPASS LANE
LOADING AREA
ZONE A STACKING
= ZONE B STACKING

VEHICLE DROP-OFF/
PICKUP ZONE
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ATTACHMENT 7 - CONCEPT PLAN
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MESQUITE
T E X A S
Real. Texas. Service.
PLANNING AND ZONING DIVISION

FILE NUMBER: Z0625-0404
REQUEST FOR: Planned Development Amendment
CASE MANAGER: Garrett Langford, Assistant Director

PUBLIC HEARINGS
Planning and Zoning Commission: Monday, August 11, 2025
City Council: Tuesday, September 2, 2025

GENERAL INFORMATION
Applicant: Centurion American on behalf of MM Mesquite Retail 3 LLC

Requested Action: Amend PD-Light Commercial (Ordinance Nos. 4595, 4799, and 5019) to
Planned to allow the installation of a 30-foot-tall multitenant freestanding sign.

Location: 21717 IH 635 (also known as 355 and 375 Rodeo Center Blvd).

SITE BACKGROUND

Platting: Not Platted

Size: Approximately 2.5248 acres/109,981 square feet
Zoning: PD - Planned Development

Future Land Use: Commercial

Zoning History: 1951: Annexed and zoned Residential

1958: Rezoned to Commercial, Special Use Permit

1968: Rezoned to Commercial

1984: Rezoned to Light Commercial

1986: Mesquite Arena Rodeo Entertainment Overlay District

2005: Rezoned to PD — Light Commercial

2006: Rezoned to PD — Townhomes

2018: Rezoned to PD Ordinance No. 4595

2020: Amended PD Ordinance No. 4595 with Ordinance No. 4799

2022: Amended PD Ordinance No. 4595 and 4799 with Ordinance No. 5019

Surrounding Zoning and Land Uses (see attachment 3):

ZONING LAND USE
NORTH:  Commercial Retail and Restaurants
SOUTH:  PD - Light Commercial Undeveloped Land
EAST: Commercial Limited Service Hotels
WEST: PD — Single Family Single Family Homes
Planning and Zoning Division Page 1 of 12
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File No.: Z0625-0404
Zoning Change

CASE SUMMARY

The applicant is requesting an amendment to the Iron Horse Planned Development (PD) to allow a 30-
foot-tall multitenant freestanding sign for the Iron Horse Commercial development located along Rodeo
Center Boulevard and IH-635. The Iron Horse PD does not permit pole signs. Under the Mesquite Sign
Ordinance, monument signs up to 50 square feet in area with a max height of 10 feet are allowed.
Properties adjacent to a freeway with a posted speed limit over 55 mph (according to the plat of the
property, it has frontage on IH-635) can have a monument sign up to 20 feet in height and a sign area
up to 100 square feet. However, the applicant is seeking approval for a sign that exceeds this height
allowance. The total area of the sign face on the proposed sign is 100 square feet.

City Council initially approved the Iron Horse development with PD Ordinance No. 4595 in 2018 to allow
the mixed-use development, which includes townhomes, single-family residences, age-restricted
residential homes, retail, restaurants, and entertainment uses. In 2020, the PD was amended by
Ordinance No. 4799 to permit an amenity center for residents, a convenience store with fuel sales, and
to modify screening wall requirements at the request of the developer. In 2022, the Iron Horse PD was
amended to remove the requirement to provide age-restricted housing.

The residential portion of the Iron Horse development has been completed. Commercial development
within Iron Horse includes Wave Wash, 7-Eleven, and Panda Express. In addition, the developer has
constructed two multitenant buildings (355 and 375 Rodeo Center Blvd). The building at 375 Rodeo
Center Blvd will be occupied by Ojos Locos restaurant, and Action Behavior Center, a medical office use,
will partially occupy the building at 355 Rodeo Center Blvd.

MESQUITE COMPREHENSIVE PLAN

The Mesquite Comprehensive Plan designates the subject property as Commercial. The Commercial
land use designation represents a broad range of goods and services for a community or region.
Developments in this category are larger and more intense than those in the Neighborhood Retail
category. Uses may include retail, hotels, restaurants, big box retailers, or personal services.

STAFF COMMENTS:
Because the proposed PD amendment does not modify the types of land uses currently permitted within
the PD, it remains consistent with the property's Commercial designation in the Comprehensive Plan.

MESQUITE ZONING ORDINANCE

SECTION 5-511: APPROVAL STANDARDS FOR CREATION OR AMENDMENT OF A PD

DISTRICT.

1. The extent to which the proposed PD amendment promotes the public health, safety, and welfare
and will benefit the city as a whole.

STAFF COMMENTS: The proposed amendment does not address or create a public health, safety, or
welfare issue.

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

STAFF COMMENTS: The proposed amendment does not change the permitted land uses within the
PD.

Planning and Zoning Division
Prepared by Garrett Langford, AICP Page 2 of 12



File No.: Z0625-0404
Zoning Change

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

STAFF COMMENTS: The proposal does not address a City Council strategic goal

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

STAFF COMMENTS: The proposed PD amendment will not create any nonconformities.
5. The compatibility with the existing uses and zoning of nearby property.

STAFF COMMENTS: There is no proposed change in the permitted uses or the underlying zoning of the
property.

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

STAFF COMMENTS: The residential portion of the Iron Horse development has been completed, along
with some commercial developments along W. Scyene Road. There have been no additional
developments in the Iron Horse development other than the two multitenant commercial buildings that
are in the process of being occupied.

7. The suitability of the property for the purposes for which it is presently zoned, i.e., the feasibility of
developing the property in question for one or more of the uses currently allowed under the existing
zoning classification.

STAFF COMMENTS: The property remains suitable for its current Planned Development — Light
Commercial zoning.

8. Whether adequate public facilities are available including, but not limited to, schools, parks, police
and fire protection, roads, sanitary sewers, storm sewers, and water lines, or are reasonably capable
of being provided prior to the development of the uses which would be permitted on the subject
property if the amendment were adopted.

STAFF COMMENTS: Adequate public facilities, including roads, utilities, and emergency services, are
currently available to service the property.

9. Whether the proposed PD amendment provides a greater level of public benefits than would
otherwise be achieved if the property were developed under a standard zoning district.

STAFF COMMENTS: The PD amendment allows for tailored signage standards not available under the
base zoning district, potentially providing greater flexibility for commercial tenants and visibility from the
freeway. However, the amendment is limited in scope and does not include broader public improvements
or community amenities.

10. The degree to which the proposed PD amendment incorporates a creative site design to achieve the
purposes of this Code and represents an improvement in quality over what is possible through a
strict application of the otherwise applicable zoning district or development standards.

Planning and Zoning Division
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File No.: Z0625-0404
Zoning Change

STAFF COMMENTS: The amendment is specific to signage and does not include changes to site layout
or design features. As such, it does not incorporate creative site design but does provide an opportunity
for customized signage.

11. Any other legally sufficient standard under Texas law.

STAFF COMMENTS: No staff comments.

CONCLUSIONS
ANALYSIS

The proposed PD amendment seeks to allow a 30-foot-tall freestanding sign within the Iron Horse
development along IH-635, where current regulations limit signage height to 20 feet. The total square
footage of the sign area is 100 square feet.

RECOMMENDATIONS
Staff has no recommendation on the request.

PUBLIC NOTICE

Staff mailed notices to all property owners within 200 feet of the subject property and mailed a courtesy
notice for properties within 400 feet. As of August 6, 2025, Staff has received one returned notice from
the statutory notice area in opposition to the request.

ATTACHMENTS

Aerial Map

Public Notification Map
Zoning Map

Future Land Use Map
Site Pictures

30’ Freestanding Sign
Public Notice

Nooos~wDdbPR
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File No.: Z0525-0395

Zoning Change

ATTACHMENT 1 - AERIAL MAP
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File No.: Z0525-0395
Zoning Change ATTACHMENT 2 — PUBLIC NOTIFICATION MAP
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File No.: Z0525-0395
Zoning Change ATTACHMENT 3 = ZONING MAP
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File No.: Z0525-0395
Zoning Change ATTACHMENT 4 - FUTURE LAND USE MAP

Future Land Use Map
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File No.: Z0525-0395
Zoning Change

ATTACHMENT 5 = SITE PHOTOS

Street view of the subject property facing west.

View of the subject property facing southeast. The multitenant sign in the picture is for 1704
Military Parkway, which is 28 feet in height.
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File No.: 20525-0395 ATTACHMENT 6 — 30’ FREESTANDING SIGN
Zoning Change
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File No.: Z0625-0404

Zoning Change ATTACHMENT 6 — 30° FREESTANDING SIGN
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File No.: Z0525-0395
Zoning Change ATTACHMENT 7 = RETURNED PUBLIC NOTICE
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MESQUITE
T E X A S
Real. Texas. Service.
PLANNING AND ZONING DIVISION

FILE NUMBER: Z0725-0410
REQUEST FOR: Conditional Use Permit
CASE MANAGER: Garrett Langford, Assistant Director

PUBLIC HEARINGS
Planning and Zoning Commission: Monday, August 11, 2025
City Council: Tuesday, September 2, 2025

GENERAL INFORMATION
Applicant: Angelica Chapa on behalf of Zanas 8885 Corporation (Mi Rinconcito)

Requested Action: Rezoning from General Retail to General Retail with a Conditional Use
Permit to allow a convenience store.
Location: 1200 E. Davis Street, Suite 127

SITE BACKGROUND

Platting: Mesquite Highlands, Block 10, Lot 2
Size: 4.71
Zoning: GR - General Retalil

Future Land Use:  Neighborhood Retail

Zoning History: 1954: Annexed and zoned Residential
1961: Zoning change to Local Retall
1973: Zoning change to General Retail

Surrounding Zoning and Land Uses (see attachment 3):

ZONING EXISTING LAND USE
NORTH: GR - General Retalil Restaurant, Self Storage
SOUTH: R-3, Single Family Residential Single Family Residential
EAST: GR - General Retall Restaurant and Retall
WEST: R-3, Single Family Residential Single Family Residential
Planning and Zoning Division Page 1 of 10
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File No.: Z0725-0410
Conditional Use Permit

CASE SUMMARY

The applicant is requesting a Conditional Use Permit (CUP) to allow Mi Rinconcito to operate
as a convenience store in a 1,400-square-foot retail space located at 1200 E. Davis Street. Mi
Rinconcito was issued a Certificate of Occupancy (CO) in December 2021 under the use
classification of "Gift, Novelty, and Souvenir Shops" (SIC 5947). At the time, the business
indicated it would sell items such as ornaments, shirts, and handicrafts from Mexico and Central
America. Staff informed the applicant that selling pre-packaged foods and sodas would be
permitted only on an incidental basis under that classification. Since then, the business has
expressed its intent to sell beer and wine in addition to its existing merchandise. Based on this
expanded scope of sales, Staff has determined that the use now constitutes a convenience
store, which requires a CUP in the General Retail zoning district.

MESQUITE COMPREHENSIVE PLAN

The Mesquite Comprehensive Plan designates this area as Neighborhood Retail on the Future
Land Use Map (see attachment 4). "Neighborhood Retail establishments include a variety of
retail and personal service businesses that meet the daily needs of the residents. This
development type generally includes small or medium-scale development ranging from 1,500
square feet to 45,000 square feet and one to two stories in height."

STAFF COMMENTS:

The CUP application does not include a request to amend the Neighborhood Retail future land
use designation. A convenience store is considered a retail use that serves the daily needs of
nearby residents and is generally consistent with the intent of the Neighborhood Retail
category.

MESQUITE ZONING ORDINANCE
SECTION 5-310(N): REVIEW CRITERIA FOR CONDITIONAL USE PERMITS

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

STAFF COMMENTS: The proposed CUP is not anticipated to negatively impact public health,
safety, or welfare. The use is compatible with surrounding development patterns and is subject
to applicable building and safety codes.

2. The consistency of the proposed CUP with the Comprehensive Plan.

STAFF COMMENTS: The proposed CUP is generally consistent with the Comprehensive Plan
and its future land use designation, which supports commercial development that provides
goods and services to the community.

3. The consistency of the proposed CUP with any adopted land use policies.

STAFF COMMENTS: The proposed CUP aligns with the City’s adopted land use policies by
supporting a compatible commercial use that serves the surrounding area.

Planning and Zoning Division
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File No.: Z0625-0402
Conditional Use Permit

4. The extent to which the proposed CUP created nonconformities.

STAFF COMMENTS: The proposed CUP will not create any non-conformities.

5. The compatibility with the existing uses and zoning of nearby property, such that the
proposed CUP will not be injurious to the use and enjoyment of other property in the
immediate area for purposes already permitted, nor substantially diminish property values
within the immediate vicinity.

STAFF COMMENTS: The proposed CUP is compatible with surrounding uses and zoning. It
is not expected to negatively impact the use, enjoyment, or value of nearby properties.

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

STAFF COMMENTS: There has been minimal recent development activity in the immediate
area. While it is unclear whether the proposed CUP would influence future development, it
would not conflict with the existing character of the area.

7. Whether adequate public facilities are available including, but not limited to, schools, parks,
police, and fire protection, roads, sanitary sewers, storm sewers, and water lines, or are
reasonably capable of being provided prior to the development of the uses which would be
permitted on the subject property if the CUP were adopted.

STAFF COMMENTS: Existing utilities, access roads, and drainage facilities to the site are
currently available and adequate for the proposed CUP.

8. The extent to which adequate measures have been or will be taken to provide sufficient
off-street parking and loading spaces to serve the proposed conditional uses.

STAFF COMMENTS: The subject property has sufficient off-street parking for the proposed
use.

9. Whether adequate measures have been or will be taken to prevent or control offensive
lights, odor, fumes, dust, noise, and vibration so that none of these will constitute a nuisance
and/or violate the Mesquite City Code, including the MZO.

STAFF COMMENTS: City staff does not believe there will be any nuisance that will violate the
Mesquite City Code.

10. Any other legally sufficient standard under Texas law.

STAFF COMMENTS: No staff comments.

Planning and Zoning Department
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File No.: Z0625-0402
Conditional Use Permit

CONCLUSIONS
ANALYSIS

The proposed CUP is consistent with the Mesquite Comprehensive Plan and meets the review
criteria in Section 5-310(N.).

RECOMMENDATIONS

City staff recommends approval. As a CUP, the Planning and Zoning Commission can
recommend that the CUP be limited to Zanas 8885 Corporation. If this condition is added, any
future change in business ownership would require the new owner to obtain a separate CUP.

PUBLIC NOTICE

Staff mailed notices to all property owners within 200 feet of the subject property and courtesy
notices within 400 feet. As of August 6, 2025, Staff has not received any returned property
owner notices for the request.

ATTACHMENTS

Aerial Map

Public Notification Map
Zoning Map

Future Land Use Map
Applicant Letter

Site Photo
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File No.: Z0725-0410
Conditional Use Permit

ATTACHMENT 1 - AERIAL MAP
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File No.: Z0725-0410
Conditional Use Permit

ATTACHMENT 2 — PUBLIC NOTIFICATION MAP

Notification Map

1000

9999

—E SCYENE Rp

319(315 311307 303

1440

-
8
3 «k 8
= &r 406 - 3
s E% 410
@ E 414 = 12
ki | 5 —_
AL s
> _ 433 12|
. latolo 1305 | 437 @
% A By S R 501 |
> e 2% B 1309 w
; ! ; 2
i @ o o) WG
b e, 8 ¥/ N8| 517 513 W
% ! 517 o
521 gg [ 1
512 Y I | P21 /) ses |
: | 2|H & 528
516 _ &)y § % 5337 /53
520 =T 514 || e | | 537 | | 5%
| | gl8laltls g18/o/no|c el Y
524 521 5 Sle|E | E|E| 523 5 S8 S o 8 8 g g a2 S !:::
Request: Conditional Use Permit to allow a N
. Legend
Convenience Store W+E
Applicant: Angelica Chapa on behalf of Mi Rinconcito | Bl Area of Request 5
Location: 1200 E. Davis St., Suite 127 2] statutory Notice
E Coutersy Notice
Planning and Zoning Division Page 6 of 10

Prepared by Garrett Langford, AICP



File No.: Z0725-0410
Conditional Use Permit

ATTACHMENT 3 — ZONING MAP

Zoning Map
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ATTACHMENT 5 - APPLICATION LETTER

April 14, 2025

Zanas 8885 Corporation
1200 E. Davis St. Ste. 127
Mesquite, TX 75149

To whom it may concern:

1 am writing on behalf of Ms. Zanas Lopez to provide you with a
letter of intent regarding the location mentioned above.

The intention for this location is to add the sale of Beer and wine
to go. We are hoping that this will be approved they are hoping that
with the sale of imported beer and wines we can add to the novelty of
the store. We hope this concept will bring a new concept that could
potentially bring more business.

So, with that said, we would like to be approved for a Variance
for the Sale of Beer and Wine at the above location.

If you have any questions or need additional information, please
feel free to contact me.

Angie B. Chapa, Licensing Agent
1720 Regal Row Ste 232

Dallas, TX 75235

(214) 566-9333 Cell

(214) 631-2750 Office
Abc-liquor-license@sbcglobal.net
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