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PLANNING AND ZONING COMMISSION MEETING 

CITY COUNCIL CHAMBERS 

757 North Galloway Avenue 

  Mesquite, Texas 

January 12, 2026 - 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. 

 

COMMISSION BUSINESS 
 

3. ELECTION OF COMMISSION OFFICERS. 

In accordance with Mesquite City Code, Chapter 20, Article III, Division 1, Sec. 20-326, the 

Commission shall make nominations and vote to elect the following Commission officer positions (to 

serve until December 31, 2026):   

• Chairperson 

• Vice-Chairperson  

  

NOTE: A regular member may serve again as Chair or Vice-Chair for consecutive terms.   

[SEE  Mesquite City Code, Chapter 20, Article III, Division 1, Sec. 20-326.]  

 

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. 
 

4. MINUTES. 

Consider approval of the minutes for the December 8, 2025, Planning and Zoning Commission 

meeting. 

 

 

https://library.municode.com/tx/mesquite/codes/code_of_ordinances?nodeId=PTIICOOR_CH20BOCOCO_ARTIIIGERE_DIV1REAPALBOCOCO_S20-326OFBOCOCO
https://library.municode.com/tx/mesquite/codes/code_of_ordinances?nodeId=PTIICOOR_CH20BOCOCO_ARTIIIGERE_DIV1REAPALBOCOCO_S20-326OFBOCOCO
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   PUBLIC HEARINGS 

The City Council may approve modified development standards and/or 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.  

  

5. ZONING APPLICATION NO. Z1025-0423. 

Conduct a public hearing and consider approval of Zoning Application No. Z1025-0423 submitted by 

Civil Engineering Professionals, LLC., on behalf of Hamon & Lilay Enterprises, LLC., for a zoning 

change from Planned Development – General Retail, Ordinance No. 3962, to Planned Development 

– Service Station to allow a convenience store with fuel sales (6 fueling positions) located within 500 

feet of a residential district and a public or private school located at 3225 N. Town East Blvd. 

 

6. ZONING APPLICATION NO. Z1225-0432.   

Conduct a public hearing and consider approval of Zoning Application No. Z1225-0432 submitted by 

Zipline International, Inc., for a zoning change from Commercial to Commercial with a Conditional 

Use Permit to allow a Drone Delivery Service (SIC 4789a) as a primary use located at 227 E. US 

HWY 80. 

 

DIRECTOR’S REPORT 

7. DIRECTOR’S REPORT. 

Receive the Director’s Report on recent City Council action taken on zoning-related items at their 

meetings on December 15, 2025, and January 5, 2026.  

 

8. 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 January 12, 2026, was posted on the bulletin boards at 

the Municipal Center and City Hall by January 6, 2026 (at least three (3) business days prior to the date of the meeting) and remained so 

posted until after the meeting. This notice was likewise posted on the City’s website at www.cityofmesquite.com for at least three (3) 

business days prior to the date of the meeting.    

 
Garrett Langford, AICP 

Assistant Director of Planning and Development Services 

http://www.cityofmesquite.com/


 
City of Mesquite, Texas  Page 1 of 7 

 
 

MINUTES  December 8, 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   

Elizabeth Douglas Planner  Present In-Person   

Carolyn Horner Senior Planner  Present In-Person   

Karen Strand Deputy City Attorney  Present In-Person   

Millie Laird Administrative Aide, Planning & Development Services  Present In-Person   
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CALL TO ORDER 

 

1. ROLL CALL 

The meeting was called to order by Chairwoman Teferi 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 the November 24, 2025, Planning and Zoning Commission 

meeting. 

 

4. ELEVATION APPROVAL – POLO RIDGE.  

Consider approval of a palette of proposed elevations and façade materials of single-family 

homes pursuant to the Polo Ridge Development Agreement submitted by First Texas Homes 

for the Polo Ridge subdivision located southeast of IH-20 and FM 740 near the East Fork of 

the Trinity River and at the western corner of FM 2757 and Kelly Road. 

ACTION 

Commissioner Melend motioned to approve items 3 and 4; Commissioner Chenault seconded the 

motion. The motion passed 7-0.  

 

PUBLIC HEARINGS  

5. ZONING APPLICATION NO. Z0425-0391. 

Conduct a public hearing and consider approval of Zoning Application No. Z0425-0391 

submitted by Braulio and Irma Camarillo, for a zoning change from R-1 Single Family to 

Planned Development – General Retail with a Conditional Use Permit to allow a contractor 

shop with outdoor storage with modified development standards located at 301 and 325 N. 

Town East Boulevard. 

Assistant Director Garrett Langford presented to the Commission, advising that this Applicant had 

appeared at the November 10, 2025, Planning & Zoning Commission meeting; however, the case 

was re-noticed to include the request for a Conditional Use Permit. 

 

DISCUSSION 
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There was a discussion initiated by Commissioner Chenault regarding the plausibility of General 

Retail only and not including the construction office with outdoor storage. Mr. Langford advised 

that the proposed contractor shop would not be used for retail; however, it would be used as office 

space, which is allowed in the General Retail zoning districts. Additionally, the request for General 

Retail is less intensive than Commercial, which would allow additional uses not suitable for the 

location.   

 

APPLICANT 

Braolio Camarillo, 2110 Country Dell Drive, Garland, TX, 75040, approached the podium to 

answer any questions from the Commission.  

 

DISCUSSION 

Commissioner Melend asked Mr. Camarillo whether the concept plan had changed from the 

previous submission; Mr. Camarillo stated that it had not.  

 

PUBLIC COMMENTS 

Chairwoman Teferi opened the public hearing.  

 

No one came forward; the public hearing was closed. 

 

ACTION 

Commissioner Melend made a motion to approve the application with the CUP and the 

recommended stipulations. Commissioner Walker seconded the motion; the motion passed 7-0.   

 

6. ZONING APPLICATION NO. Z0725-0408.   

Conduct a public hearing and consider approval of Zoning Application No. Z0725-0408 

submitted by Sohail Ahmed, on behalf of 4R International LLC., for a zoning change from 

Commercial within the Skyline Logistic Hub Overlay District to Planned Development – 

Commercial within the Skyline Logistic Hub Overlay District to allow a convenience store 

with fuel sales located within 500 feet of a residential zoning district and to increase the number 

of vehicle fueling pumps to 7 (14 fueling positions), located at 4301 E US HWY 80. 

Mr. Langford presented to the Commission.   

 

DISCUSSION 

There were no discussions regarding the presentation. 

 

APPLICANT 

Sohail Ahmed, 1529 Hudnall Farm Road, Keller, TX, 76248, presented a video of the proposed 

development to the Commission. 

 

DISCUSSION 
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There were discussions regarding the location of the proposed electric vehicle (EV) charging 

stations, operational hours, and lighting around the location for security purposes.  

 

PUBLIC COMMENTS 

Chairwoman Teferi opened the public hearing.  

 

No one came forward; the public hearing was closed. 

 

Commissioner Melend inquired about the distance between the fuel pumps and the nearby 

residential area; Mr. Langford advised that the distance would be slightly more than 200 feet.  

 

ACTION 

Commissioner Chenault made a motion to approve the application along with all Staff 

recommendations. Commissioner Arnold seconded the motion; the motion passed 7-0.   

 

7. ZONING APPLICATION NO. Z1025-0421. 

Conduct a public hearing and consider approval of Zoning Application No. Z1025-0421 

submitted by Mesquite I-20, LLC for a zoning change from Agricultural within K-20 Floating 

Overlay to Planned Development – Commercial with a Conditional Use Permit allow 

convenience store with fuel sales, restaurant, retail, a limited service hotel with modified 

development standards along with uses permitted in the Commercial zoning district on ~14 

acre tract of land located at the south corner of IH-20 and FM 2932 (KCAD Property ID 

54189). 

 

Mr. Langford presented to the Commission.  

 

DISCUSSION 

There were discussions about the definition of a limited-service hotel and about requiring electric 

vehicle (EV) charging stations. Mr. Langford advised the Commission that a stipulation may be 

added to include EV stations in the Planned Development proposal. 

 

APPLICANT 

Clark East, 1840 Sandy Cove, Houston, TX, 77058, appeared on behalf of the Applicant.  

 

DISCUSSION 

Commissioner Melend asked Mr. East about adding EV charging stations; Mr. East stated that they 

could be included. There were further discussions concerning the number of rooms projected for 

the hotel and the addition of EV charging stations to the development. Mr. East stated that there 

would be no issue with adding a condition requiring EV charging stations. 

 

PUBLIC COMMENTS 

Chairwoman Teferi opened the public hearing.  
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No one came forward; the public hearing was closed. 

 

ACTION 

Commissioner Chenault made a motion to approve the application along with Staff 

recommendations and stipulations, with an added stipulation that eight charging stations, two at the 

restaurant, two at the fuel center, and four at the hotel, would be included. Commissioner Dharma 

seconded the motion; the motion passed 7-0.   

 

8. ZONING APPLICATION NO. Z1125-0429. 

Conduct a public hearing and consider approval of Zoning Application No. Z1125-0429 

submitted by Hot Trash Junk Removal, LLC., dba Haute Trash Thrift, for a zoning change 

from Commercial to Commercial with a Conditional Use Permit to allow the sale of used 

merchandise including clothing, furniture, and home decor, located at 3129 Interstate 30, 

Unit H. 

 

Senior Planner Carolyn Horner presented to the Commission. 

 

APPLICANT 

Jessica Rivera, 3517 Loganwood Drive, Dallas, TX 75227, presented a short slideshow listing brand 

names and examples of items to be sold.  

 

DISCUSSION 

Commissioner Chenault asked the Applicant whether the business would buy items from the public; 

Ms. Rivera stated that they would only sell.  

 

PUBLIC COMMENTS 

Chairwoman Teferi opened the public hearing.  

 

No one came forward; the public hearing was closed. 

 

Commissioner Melend asked Ms. Horner about the size of the store; Ms. Horner replied that Unit 

H is a seventeen-hundred (1700) square foot unit.  

 

ACTION 

Commissioner Melend made a motion to approve the application for a zoning change with a 

Conditional Use Permit, with Staff recommendations. Commissioner Arnold seconded the motion; 

the motion passed 7-0. 

 

9. ZONING APPLICATION NO. Z1125-0430. 

Conduct a public hearing and consider approval of Zoning Application No. Z1125-0430 

submitted by Master Plan on behalf of Peter Piper Pizza for a zoning change from Commercial 

to Commercial with a Conditional Use Permit to allow a coin-operated amusement game room, 

located at 5550 S. Buckner Blvd., Suite 300. 
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Planner Elizabeth Douglas presented to the Commission.  

 

DISCUSSION 

Commissioner Melend inquired about the 2026 Comprehensive Update Plan and whether or not the 

zoning for this property would be changed; Mr. Langford advised that it is a possibility.  

 

There were additional discussions about the current use of the location and whether alcohol would 

be sold. Ms. Douglas advised that there would not be any sales of alcohol.  

 

APPLICANT 

Karl Crawley, 3333 Welborn, Dallas, TX 75219, appeared on behalf of the Applicant. Mr. Crawley 

provided information on the business and background. 

 

DISCUSSION 

There were discussions regarding the hours of operation and the type of games that would be 

available.  

 

PUBLIC COMMENTS 

Chairwoman Teferi opened the public hearing.  

 

No one came forward; the public hearing was closed. 

 

ACTION 

Commissioner Arnold made a motion to approve the application.   Commissioner Melend seconded 

the motion; the motion passed 7-0. 

 

DIRECTOR’S REPORT 

10. DIRECTOR’S REPORT. 

 

Mr. Langford updated the Commission on recent City Council action taken on zoning-related items 

and items of interest at their meeting on December 1, 2025:  

 

Zoning Application No. Z0525-0400, submitted by Dr. Shailesh Vora for a change of zoning from 

Planned Development - Multifamily Ordinance No. 4344 to Planned Development - Multifamily with 

modified development standards to allow a 36-unit multifamily development located at 4741 North 

Galloway Avenue. (No responses in favor or 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. 

5218. 

 

Zoning Application No. Z1025-0424, submitted by Jordan Gaunt for a change of zoning from Planned 

Development - Agriculture Ordinance No. 4791 to Planned Development - Agriculture Ordinance No. 

4791 with a Conditional Use Permit to allow an Accessory Dwelling Unit (ADU) with modifications to 
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allow the ADU to exceed the maximum size of 1,000 square feet by 200 square feet for a total size of  

1,200 square feet and to exceed the maximum height of 15 feet by 3 feet for a total height of 18 feet,  

located at 6713 Emerson Drive. (One response in favor and none in opposition to the application has been 

received from property owners within the statutory notification area. The Planning and Zoning 

Commission recommends approval.) Public hearing held. Approved by Ordinance No. 5219. 

 

Mr. Langford updated the Commissioners on current special projects, including the ongoing Gus 

Thomasson Corridor, the Comprehensive Update Plan, and the Roadway Impact Fee study. He further 

advised the Commission to expect a number of text amendments that will begin next year to bring the 

Mesquite Zoning Ordinance up to date.  

 

Mr. Langford announced that Commissioner Dharmarajan did not seek reappointment, and this was his 

last meeting. He thanked Mr. Dharmarajan for his service and contributions to the City and Planning & 

Zoning Department.  

  

11.  Discuss training topics and options for the Planning & Zoning Commission: 

 

There was no discussion on this topic. 

 

The next meeting will be held on Monday, January 12, 2026. 
 

Chairwoman adjourned the meeting at 8:36 p.m. 

 

 

 

 Chairwoman Soira Teferi   
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PLANNING AND ZONING DIVISION 

 

Planning and Zoning Division 
Prepared by Carolyn Horner, AICP 

 FILE NUMBER: Z1025-0423 

REQUEST FOR: Planned Development 

CASE MANAGER: Carolyn Horner, AICP 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, January 12, 2026 

City Council: Monday, February 2, 2026 

 

GENERAL INFORMATION 

Applicant: Correen Robertson, Civil Engineering Professionals, LLC 

Requested Action: PD- General Retail (GR) to PD – Service Station to allow a convenience 

store with fuel sales located within 500 feet of a public or private school 

and residential district.  

Location: 3225 N Town East Blvd, Mesquite, TX 75150 

 

SITE BACKGROUND 

Platting: Vickers Rev, Block A, Lot 1 

Size: 0.53 Acres / 23,086 sq. ft.  

Zoning: PD- GR 

Future Land Use: Town East Special Planning Area 

Zoning History: 1973: Special Permit for Gasoline Sales (1125).  

1973: SS (1135).  

2008: SS to PD-GR (3962). 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: General Retail Albertson’s 

SOUTH: General Retail Flower Shop, Cleaners 

EAST: General Retail Automotive Repair 

WEST: General Retail Vacant 
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Planning and Zoning Division 
Prepared by Carolyn Horner, AICP 

This request seeks to reestablish a service station use on a long-vacant site within the 

town east and motley special planning area. The proposed planned development (pd-

ss) would allow a convenience store with fuel sales while incorporating development 

standards tailored to the site’s context and legacy of prior fueling use. Two deviations 

are requested from section 3-504 of the mesquite zoning ordinance: the 500‑foot 

separation from a public school and residential district. 

 

CASE SUMMARY 

The applicant is requesting a Zoning Change from Planned Development - General Retail to 

Planned Development – Service Station to allow a convenience store with fuel sales at 3225 

N. Town East Blvd. The site is currently vacant and is located on the Northeast corner of the 

intersection of Motley Drive and N. Town East Blvd. The request includes two modifications 

from the Mesquite Zoning Ordinance standards applicable to service stations, specifically 

Section 3‑504 (Fuel Sales): (1) reduction of the required 500‑foot separation from a residential 

district to approximately 469 feet, and (2) reduction of the 500‑foot separation requirement from 

a public school to approximately 400 feet. 

 

Per Section 3-504 of the Mesquite Zoning Ordinance, fueling stations are limited to servicing 

no more than eight (8) vehicles at a time, or having no more than four pumps on the site. The 

applicant is proposing to install three (3) pumps, allowing service to six (6) vehicles at once. 

The same section of the ordinance requires fueling pump islands to be located a minimum of 

500 feet from any residential district or public/private school. In this case, the proposed pump 

islands are approximately 400 feet from MISD Academy and approximately 469 feet from the 

Eastridge Park neighborhood, a single-family residential subdivision. 

 

The proposed concept shows a 3,457 square foot building on the site. The concept plan 

complies with parking requirements by providing 14 parking spaces. The site also exceeds 

landscaping requirements, providing 12% landscaping where a minimum of 10% is required. 

 

This site previously was occupied by a service station. The owners removed the canopy and 

building, resulting in the site being vacant while the owners pursued other options. The current 

proposed buyer wants to have a service station at this site again, and the sale of the property 

is contingent upon this rezoning request. Given the prior use of this property as a service 

station, the proposed redevelopment restores a long‑standing commercial function at this 

intersection, aligning with reinvestment goals in the Comprehensive Plan.   

 

All construction on the property will comply with applicable building and fire codes. 

 

MESQUITE COMPREHENSIVE PLAN 

The Mesquite Comprehensive Plan designates this area as the Town East and Motley Special 

Planning Area on the Future Land Use Map (see attachment 4). The vision of this planning area 

is to "be a thriving retail intersection with neighborhood staples to serve the surrounding area. 

The revitalized intersection will feature new commercial construction to replace aged retail 
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shopping centers and improved façade aesthetics of existing buildings. Improvements to the 

streetscape will include new landscaping, improved lighting, and widened sidewalks to improve 

pedestrian safety and connectivity.”  

 

STAFF COMMENTS: 

The proposed zoning change generally aligns with the Town East and Motley Special Planning 

Area vision by redeveloping an underutilized parcel with new construction and improved site 

design. While the plan does not call out additional fueling stations by type, this use functions 

as a “neighborhood staple” supporting area retail vitality and serves the surrounding 

community. This request reflects reinvestment consistent with the Plan’s emphasis on aesthetic 

enhancements and improved site conditions. 

 

MESQUITE ZONING ORDINANCE 

SECTION 5-311(N): REVIEW CRITERIA FOR PLANNED DEVELOPMENT (PD) DISTRICTS  

 

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

will benefit the City as a whole. 

 

STAFF COMMENTS: The proposed PD includes enhanced development standards, such as 

increased landscaping and controlled fueling positions, beyond those required in the base 

Service Station district, while supporting overall public health, safety, and welfare. 

 

2. The consistency of the proposed PD with the Comprehensive Plan and any other adopted 

land use policies.  

 

STAFF COMMENTS: While the Comprehensive Plan does not specifically encourage 

additional fueling stations, the site’s frontage along a major thoroughfare aligns with its auto-

oriented commercial land use pattern. Town East Boulevard and Motley Drive serve as 

commercial collectors supporting auto‑oriented uses defined by the Comprehensive Plan’s 

transportation framework. 

 

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

strategic goals.  

 

STAFF COMMENTS: Development of a vacant, previous service station parcel supports 

Council goals related to reinvestment along commercial corridors. 

 

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

 

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

 

STAFF COMMENTS: Although there is a single family residential neighborhood east of the 

subject property, the eastern corner property currently operates as a tire shop, which is a 

compatible land use to the proposed PD. A fast food restaurant borders the residential area. 

 

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

 

STAFF COMMENTS: The area has not seen much development along the thoroughfare 

corridor. This development would bring new construction to the area. Recent public investment 

in corridor lighting and sidewalk enhancements supports potential redevelopment momentum, 

which this proposal complements. 

 

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 is currently zoned General Retail where fueling stations 

are allowed by right. However, because the site is located within 500 feet of a residential district 

and public school, a rezoning request is required. 

 

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 roadway, utility, and public safety services are currently 

available along both N Town East Blvd and Motley Drive, and the proposed use can be 

accommodated by existing infrastructure.  

 

9. Whether the proposed PD District 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 proposes 12% landscaping, exceeding the minimum 

requirement of 10% for the site.  

 

10.  The degree to which the proposed PD District 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. 

 

STAFF COMMENTS: The PD supports the redevelopment of a vacant lot along a major 

thoroughfare. It provides flexibility to address site-specific challenges, such as its proximity to 
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a public school and residential zoning, while allowing enhancements including increased 

landscaping. Additionally, the PD process allows staff to apply additional controls on permitted 

uses and site landscaping, resulting in a higher design standard and compatibility with adjacent 

land uses. 

 

11. Any other legally sufficient standard under Texas law. 

 

STAFF COMMENTS: No comments. 

 

CONCLUSIONS 

The proposed PD–Service Station meets the intent of the Mesquite Comprehensive Plan and 

satisfies the PD review criteria under Section 5‑311(N) of the Mesquite Zoning Ordinance. The 

project demonstrates appropriate reinvestment at a key commercial intersection, provides 

public benefits through enhanced landscaping, and redevelops a long‑vacant site consistent 

with surrounding commercial uses. Minor site design details, including the dumpster 

orientation, shall be resolved prior to Council consideration.  

  

STAFF ASSESSMENT 

Based on the information contained in the application and analysis of the facts of record, 

Planning Staff concludes that approval of the zoning change to a convenience store with fuel 

sales with modified development standards is warranted, as it is with the Mesquite 

Comprehensive Plan, and meets the review criteria in Section 5-311(N) of the Mesquite Zoning 

Ordinance. The traffic engineer has requested additional information on the orientation of the 

garbage dumpster, which should be resolved prior to this item going before City Council. 

 

Alternatively, based on the information provided at the public hearing, the Commission may:  

1. Recommend approval of the request with stipulations 

 or  

2. Recommend denial of the request. 

 

PUBLIC NOTICE 

Staff mailed notices to all property owners within 200 feet of the subject property and courtesy 

notices within 400 feet. As of January 6, 2026, Staff have 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. Site Pictures 

6. Application Materials 
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7. Exhibit A – Legal Description 

8. Exhibit B – Development Standards 

9. Exhibit C – 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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Front view of the subject property facing north 

 
 

 
 

Side view of subject property from Motley. 

 

ATTACHMENT 5 – SITE PHOTOS 

ALBERTSON’S 
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ATTACHMENT 6 – APPLICATION MATERIALS 

ATTACHMENT 6 – APPLICATION MATERIALS 
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ATTACHMENT 7 – EXHIBIT A 
LEGAL DESCRIPTION 
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This Planned Development – Service Station district (“PD-SS”) must adhere to all 
conditions of the Mesquite Code of Ordinances, including but not limited to the Mesquite 
Zoning Ordinance (“MZO”), as amended, and adopts the Service Station (“SS”) zoning 
district as the base district standards consistent with the Concept Plan attached hereto 
and incorporated herein as Exhibit C and the standards identified below, which apply to 
this PD-SS district. Where these regulations conflict with or overlap another ordinance, 
this PD-SS ordinance will control. 
 

1. Permitted Land Uses. The permitted uses on the PD-SS district property include 

the permitted uses in the SS District classification as set out in the MZO, and 

those permitted uses on the property are subject to the same requirements as 

set out in the MZO. 

 
a. Any land use requiring a Conditional Use Permit (“CUP”) in the C Zoning 

District as amended, is only allowed if a CUP is issued for the use unless 

permitted in subsection b. below. 

 
b. The following uses are permitted on the Property in addition to those 

outlined under the SS District classification: 

 
i.  SIC Code 554 Refueling Station with the following stipulations: 

1. Up to six fueling positions 

2. Heavy Load Vehicle refueling is not permitted 

 
c. Any land use prohibited in the SS Zoning District, as amended, is also 

prohibited on the Property unless expressly permitted in subsection 1.b 

above. All other uses not expressly permitted in this PD‑SS shall be 

prohibited. The following uses are also prohibited: 

i. SIC Code 5947: Gift Novelty, Souvenir Shops  

ii. SIC Code 5993: Tobacco Stores  

iii. SIC Code 5999g: Paraphernalia Shop  

iv. SIC Code 61: Alternative Financial Institutions  

v. SIC Code 7215: Coin-Operated Laundries  

vi. SIC Code 7299a: Massage Parlors, Turkish and Steam Bath  

vii. SIC Code 7549b: Towing/Wrecker Service  

viii. Outdoor Storage as Principal or Accessory Use  

ix. Heavy Load Vehicle Parking  

 

2. Development Standards. In addition to the requirements of the MZO applicable 

to the SS Zoning District, the Planned Development is subject to the following:  

ATTACHMENT 8 - FILE NO.:  Z1025-0423 
EXHIBIT B –  DEVELOPMENT STANDARDS 
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a. Site Plan. The site plan for the Property shall be consistent with Exhibit C.  

The site plan may differ from the Concept Plan without requiring a PD 

amendment to comply with the adopted Building and Fire Codes and the 

Mesquite Engineering Design Manual.  

 
b. Landscaping. The minimum required amount of landscaping shall be 

12% of the lot. 

  

c. Residential Separation. Pump islands may be placed less than 500 feet 

from any residentially zoned district and public school. 
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ATTACHMENT 9 – EXHIBIT C 
CONCEPT PLAN 
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Planning and Zoning Division 
Prepared by Elizabeth Douglas, Planner 

FILE NUMBER: Z1225-0432 

REQUEST FOR: Conditional Use Permit 

CASE MANAGER: Elizabeth Douglas, Planner 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, January 12, 2026 

City Council: Monday, February 2, 2026 

 

GENERAL INFORMATION 

Applicant: Zipline International, Inc.  

Requested Action: Rezone from "C," Commercial to "C," Commercial with Conditional Use 

Permit to allow Zipline Drone Development Tower to operate on Quality 

Home’s existing parking lot (SIC 4789a). 

Location: 227 E US HWY 80 

 

SITE BACKGROUND 

Platting: East Dallas Estates, Block 1, Lot 8RA 

Size: 5.101 Acres 

Zoning: C - Commercial 

Future Land Use: Commercial 

Zoning History: 1971: R-3 to Commercial  

 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: C - Commercial L.A. Berry Support Complex Mesquite ISD 

SOUTH: C - Commercial Walmart 

EAST: C - Commercial Sonic Drive-In 

WEST: C - Commercial Shippy’s Rolling Plains, Inc 
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CASE SUMMARY 

Zipline International requests a Conditional Use Permit (CUP) to allow a drone delivery 

operation as a primary use on property owned by Quality Home Furniture. The proposed drone 

operation will function as a stand‑alone staging and charging facility, with no shared operations, 

employees, or activities with Quality Home Furniture. Because the drone operation is proposed 

as a principal use on the site, rather than as an accessory use, a Conditional Use Permit is 

required under Section 3‑513 of the Mesquite Zoning Ordinance.  

 

The subject property is approximately 5.10 acres and is currently developed with Quality Home 

Furniture as the primary use of the property. The proposed installation would consist of three 

drone towers, each with 12 docking stations, located within an existing paved parking area. The 

proposed drone operation will serve only as a staging and charging facility. Drones will not pick 

up or drop off merchandise at this site; package transfers occur at off‑site partner locations. 

Installation would require the removal of 34 parking spaces, leaving 364 spaces, which 

continues to meet parking requirements for the furniture store. The drone facility is a separate 

use that will support Zipline’s regional delivery operations while maintaining adequate parking 

and circulation for the existing furniture store. 

 

The Federal Aviation Administration (FAA) regulates all aspects of drone flight operations, flight 

paths, and noise. The City retains authority over the ground-based site, including fencing, 

parking, setbacks, and screening. Section 3-513 of the Mesquite Zoning Ordinance (MZO) 

governs drone delivery services. The MZO allows drone delivery services as an accessory use 

in the General Retail, Light Commercial, Mixed Use, Commercial, and Industrial zoning districts. 

As a primary use, drone delivery services are permitted by right in the Industrial district but 

require a CUP in the General Retail, Light Commercial, and Commercial districts. The MZO 

establishes the following requirements for drone staging areas. 

 

1. Drone staging areas must be designated on an approved site plan. 

2. Drone staging areas shall not be placed within any setback, required landscape area, 

fire lane, easement, maneuvering aisle, required loading zone, required parking 

space, or any location that obstructs visibility or interferes with pedestrian or vehicle 

circulation. 

3. Drone staging areas as part of an accessory drone delivery use shall be limited to one 

thousand (1,000) square feet or ten (10) percent of the lot area, whichever is greater. 

A drone staging area located within or on the roof of the building containing the 

primary use is not subject to this limitation. 

4. Drone staging areas shall be located a minimum of two hundred (200) feet from a 

residentially zoned property, any lot used for a residential care facility, nursing home, 

or public park. The measurement shall be from the edge of the drone staging area to 

the closest property line. 

 

Zipline International Inc.’s proposed staging area meets all Section 3‑513 requirements on the 

Quality Home property, including placement outside required setbacks, landscape areas, and 
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maneuvering aisles, maintaining the required separation from residential and sensitive uses, 

and preserving required parking counts. 

 

MESQUITE COMPREHENSIVE PLAN 

The Mesquite Comprehensive Plan designates the subject property as Commercial use (see 

attachment 4). The proposal aligns with the Comprehensive Plan’s Commercial designation by 

introducing an innovative, technology‑driven service that supports existing retail and 

employment uses on a major regional corridor. 

 

 

MESQUITE ZONING ORDINANCE 

SECTION 5-510: REVIEW CRITERIA FOR CONDITIONAL USE PERMITS 

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

 

STAFF COMMENTS: The proposed operation would occur in a secure, fenced area with 

electrical and network connections regulated by FAA flight protocols. The FAA regulates 

drone flight operations and safety, while the City retains oversight of ground-based facilities 

through zoning and building regulations. The proposal is not anticipated to adversely affect 

public health, safety, or welfare, provided FAA requirements and City development 

standards are maintained. 

 

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

 

STAFF COMMENTS: As a primary use on this Commercial corridor, the drone delivery 

service can support nearby restaurants, retailers, and regional service users by providing 

additional logistics and delivery options. 

 

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

 

STAFF COMMENTS: The request supports City objectives for reinvestment in existing 

commercial sites and aligns with policies encouraging modernization of established 

highway commercial corridors. 

 

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

 

STAFF COMMENTS: Approval of the CUP would not create nonconformities on the subject 

property.  

 

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 
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immediate area for purposes already permitted, nor substantially diminish property values 

within the immediate vicinity. 

 

STAFF COMMENTS: The site is surrounded by Commercial zoning with non‑residential 

uses, and the proposed drone staging activity is internal to an existing parking lot, which 

limits potential impacts on adjacent properties. 

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

 

STAFF COMMENTS: The US Highway 80 corridor has developed with regional commercial 

and service uses, and the proposal represents an incremental modernization of an existing 

commercial site rather than a change in character. 

 

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. No off-site infrastructure 

improvements are required.       

 

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: Existing parking will remain sufficient for the furniture store; removal 

of 34 spaces leaves 364 spaces on site, which continues to meet or exceed minimum 

parking requirements 

 

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: Any site lighting, fencing, and equipment will be reviewed through 

the permit process to ensure compliance with City standards and to minimize potential 

off‑site impacts. 

 

10. Any other legally sufficient standard under Texas law. 

 

STAFF COMMENTS: No comments. 

 

CONCLUSIONS 
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The proposed CUP would authorize a secure, small-scale drone staging facility on an 

underutilized portion of the Quality Home Furniture property. The use represents a modern 

commercial service that could enhance delivery options while supporting existing retail 

operations in the area. If approved, staff recommends including stipulations to ensure the 

facility operates safely, maintains adequate parking, and remains subordinate to the primary 

retail use, consistent with the review criteria for Conditional Use Permits in the Mesquite Zoning 

Ordinance. 

 

STAFF ASSESSMENT 

Based on the information contained in the application and analysis of the facts of record, 

Planning Staff concludes that approval of the zoning request for a CUP with stipulations to allow 

a drone staging area is warranted because it is consistent with the Mesquite Comprehensive 

Plan and meets the review criteria in Section 5‑510 of the Mesquite Zoning Ordinance. The 

following stipulations are suggested.  

 

1. The CUP is approved solely for Zipline International, Inc. as operator of a drone staging 

facility on the Property and is not transferable or assignable to a different owner or 

business. A different business applicant desiring to continue this use must submit a new 

application requesting to continue the CUP and any such application shall require the 

procedures outlined in the MZO for initial approval of a CUP. 

2. The drone staging area shall be limited to a 5,500 square-foot area and be fully enclosed 

by an eight- foot black ornamental metal fence. Any gates or access points in the fence 

shall comply with Fire and Building Code requirements for emergency access. 

3. Keeping or use of a storage container or permanent generators shall be prohibited. 

Temporary emergency generators may be allowed with City approval.  

4. Any inoperative or unused equipment shall be removed from the site within thirty (30) 

days of discontinuance. All equipment areas shall remain in good repair, and the site 

must be maintained free of debris. 

5. Upon conviction of at least three (3) violations of the City’s Code of Ordinances, 
including but not limited to the MZO which includes this ordinance, during any 
consecutive twelve (12) month period, then (i) the Building Official shall revoke the 
Certificate of Occupancy for the Property, and (ii) Zipline International, Inc., shall 
automatically forfeit the CUP granted by this ordinance, without further action by the 
Planning and Zoning Commission or City Council.   
 

Alternatively, based on the information provided at the public hearing, the P&Z may:  

 

1. Approve the request with additional stipulations. 

2. Deny the request. 

 

 

PUBLIC NOTICE 
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Staff mailed notices to all property owners within 200 feet of the subject property and courtesy 

notices within 400 feet. As of January 6, 2026, staff has received no responses or objections 

from notified property owners. 

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Site Pictures 

6. 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 – ZONING MAP 
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ATTACHMENT 4 – FUTURE LAND USE MAP 
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Subject property, facing West. 

 

 

ATTACHMENT 5 – SITE PHOTOS 



File No.: Z1225-0432 
Conditional Use Permit 

Page 12 of 20 
 

Planning and Zoning Department 
Prepared by Elizabeth Douglas, Planner 

 
 

ATTACHMENT 6 – APPLICATION MATERIALS 
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Example of a drone charging facility.  
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