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

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

propiedad portando un arma de fuego oculta. 
 

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

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

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

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

propiedad portando una arma de fuego a la vista. 
 

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

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

assistance of a translator.   
 

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

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

traductor. 
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CERTIFICATE 

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

attached Agenda for the Planning and Zoning Commission meeting to be held on 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.    

   

        
Garrett Langford, AICP 

Assistant Director of Planning and Development Services 
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MINUTES  July 28, 2025 

  

PLANNING & ZONING COMMISSION City Hall 

CITY OF MESQUITE, TEXAS   City Council Chambers 

 757 North Galloway Avenue 

REGULAR MEETING Mesquite, Texas 

  

ATTENDANCE:  COMMISSIONERS (REGULAR MEMBERS AND ALTERNATES) 

POSITION NO. REGULAR MEMBER 

NAME 

ATTENDANCE 

   

Position No. 1 Nellapalli Dharmarajan  Present In-Person    Absent    Present by 

Telephone/Video     

Position No. 2 Millie Arnold  Present In-Person    Absent    Present by 

Telephone/Video     

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

Telephone/Video     

Position No. 4 Ronnie Chenault, Vice-

Chairman    

 Present In-Person    Absent    Present by 

Telephone/Video     

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

Telephone/Video     

Position No. 6 Jeffrey Walker  Present In-Person    Absent    Present by 

Telephone/Video     

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

Telephone/Video     
   

ALTERNATE NO. ALTERNATE NAME ATTENDANCE 

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

Required:  No  Yes)  

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

Required:  No  Yes) 
 

ATTENDANCE:  STAFF  

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

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

Ti’Ara Clark Planner  Present In-Person   

Millie Laird Planning & Development Administrative Aide  Present In-Person   

Karen Strand Deputy City Attorney  Present In-Person   

Cliff Keheley City Manager  Present In-Person   

Beverly Abell Downtown Manager  Present In-Person   

James Johnston Downtown Development Coordinator  Present In-Person   
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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 “MZO” 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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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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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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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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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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PLANNING AND ZONING DIVISION 

 

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

FILE NUMBER: Z0525-0396 

REQUEST FOR: Conditional Use Permit 

CASE MANAGER: Ti’Ara 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  
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Prepared by Ti’Ara Clark, Planner 

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. 
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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. 

 

• 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.  
 

• 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.  
 

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

 

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.  

 

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

 

• 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 
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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 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. 

 

• 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. 
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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. In locations 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 
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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.  

 

b. 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. 

 

c. 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. 

 

d. 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. 

 
e. 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.).  
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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 Notification Map 

3. Returned Public Notices 

4. Zoning Map 

5. Future Land Use Map 

6. Site Pictures 

7. Application Materials 
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ATTACHMENT 1 – AERIAL MAP 
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ATTACHMENT 2 – PUBLIC NOTIFICATION MAP 
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ATTACHMENT 3 – RETURNED NOTICES 
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ATTACHMENT 3 – RETURNED NOTICES 
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ATTACHMENT 4 – ZONING MAP 
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ATTACHMENT 5 – FUTURE LAND USE MAP 
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Facing north towards the proposed entrance to the telecommunications tower 

 

 
Facing southeast toward the proposed telecommunications tower 

 
 
 

 

ATTACHMENT 6 – SITE PHOTOS 
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ATTACHMENT 7 – APPLICATION MATERIALS 
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ATTACHMENT 7 – APPLICATION MATERIALS 
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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  
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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. 
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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. 
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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 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Traffic Plan 

6. Concept Plan 
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ATTACHMENT 1 – AERIAL MAP 
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ATTACHMENT 2 – PUBLIC NOTIFICATION MAP 
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ATTACHMENT 3 – ZONING MAP 
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ATTACHMENT 4 – FUTURE LAND USE MAP 
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ATTACHMENT 5 – APPLICATION MATERIALS 
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ATTACHMENT 5 – TRAFFIC PLAN 
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ATTACHMENT 5 – TRAFFIC PLAN 
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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 
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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. 
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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.  
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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 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Site Pictures 

6. 30’ Freestanding Sign 

7. Public Notice 
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ATTACHMENT 1 – AERIAL MAP 



File No.: Z0525-0395 
Zoning Change 

 

Page 6 of 12 
 

 

Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

ATTACHMENT 2 – PUBLIC NOTIFICATION MAP 
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ATTACHMENT 3 – ZONING MAP 
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ATTACHMENT 4 – FUTURE LAND USE MAP 
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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.  
 

 
 
 

ATTACHMENT 5 – SITE PHOTOS 
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ATTACHMENT 6 – 30’ FREESTANDING SIGN 
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ATTACHMENT 6 – 30’ FREESTANDING SIGN 
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ATTACHMENT 7 – RETURNED PUBLIC NOTICE 
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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 Retail 

Future Land Use: Neighborhood Retail 

Zoning History: 1954:       Annexed and zoned Residential 

1961:       Zoning change to Local Retail 

1973:       Zoning change to General Retail 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: GR - General Retail Restaurant, Self Storage 

SOUTH: R-3, Single Family Residential Single Family Residential 

EAST: GR - General Retail Restaurant and Retail 

WEST: R-3, Single Family Residential Single Family Residential 
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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. 
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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. 
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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 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Applicant Letter  

6. Site Photo 
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ATTACHMENT 1 – AERIAL MAP 
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ATTACHMENT 2 – PUBLIC NOTIFICATION MAP 
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ATTACHMENT 3 – ZONING MAP 
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ATTACHMENT 4 – FUTURE LAND USE MAP 
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ATTACHMENT 5 – APPLICATION LETTER 
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ATTACHMENT 6 – SITE PICTURE 
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