
 

 

PLANNING AND ZONING COMMISSION 
MISSION CITY HALL 

FEBRUARY 04, 2026 at 5:30 PM 

 

AGENDA 

Pursuant to V.T.C.A. Gov. Code Section 551.001, et. Seq., the Planning and Zoning 
Commission of the City of Mission, Texas will hold a Regular Meeting on Wednesday, February 
4, 2026 at 5:30 p.m. in the City Hall’s Council Chamber, 1201 E. 8th Street to consider the 
following matters: 

REGULAR MEETING  
1. Call to Order and Establish Quorum 
2. Disclosure of Conflict of Interest 
3. Citizens Participation 
APPROVAL OF MINUTES 

1 Approval of Minutes for P&Z Meeting - January 21, 2026  

PUBLIC HEARINGS 

REZONING 

2 Conduct a public hearing and consideration of a rezoning request for Tract 1 from Office Building 

District (“C-1”) to Neighborhood Commercial District (“C-2”), being the West 131.17 feet of the East 

181.17 feet of the South 129.83 feet of Lot 160, Addition “A” to Sharyland Orchards Subdivision and for 

Tract 2 from Large Lot Single Family Residential District to Neighborhood Commercial District (“C-2”), 

being a 0.34-acre tract of land out of Lot 160, Sharyland Orchards Subdivision, both tracts located at the 

Southwest corner of Shary Road and Sunset Lane.  Applicant, Martha Villarreal - Cervantes 

3 Conduct a public hearing and consideration of a rezoning request from Large Lot Single-Family 

Residential District (“R-1A”) to Neighborhood Commercial District (“C-2”), being the South 196.0 feet of 

Lot 99, Sharyland Orchards Subdivision, located at 1403 N. Shary Road.  Applicant, Jose Pena - 

Cervantes 

4 Conduct a public hearing and consideration of a rezoning request from Duplex-Fourplex Residential 

District (“R-2”) to Public District (“P”), being Lot 1, Mission Library Subdivision, located at 801 E. 12th 

Street.  Applicant, City of Mission - Cervantes 

CONDITIONAL USE PERMIT 

5 Conduct a public hearing and consideration of a Conditional Use Permit to Construct two (2) electric 

vehicle charging stations, being Lot 1, Tamkin Subdivision, in a (i-1) Light Industrial District, located at 

801 N. Bryan Road. Applicant: Mission Economic Development Corporation (M.E.D.C.) – Cervantes 

6 Conduct a public hearing and consideration of a Conditional Use Permit to allow a portable building 

for a photography studio in a (C-3) General Business District, being the East 25’x125’ of the West 

75’x125’ and the Southwest 50’x125’ of Lot 5, Mission Acres Subdivision, located at 1547 W. Business 

Highway 83, Applicant:  Arlae Salinas – Cervantes 

7 Conduct a public hearing and consideration of a Conditional Use Permit to allow a Mobile Food 

Unit – Elote Fiesta Snacks in an approved Food Truck Park, being the West ½ of Lots 7 & 8, Block 

176, Mission Original Townsite Subdivision, in a (C-4) Heavy Commercial District, located at 307 E. 

Tom Landry Street. Applicant: Teresa González – Cervantes 
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8 Conduct a public hearing and consideration of a Conditional Use Permit for an Event Center – 

Monster House, being all of Lots 7, 8, & 9, Block 184, Original Townsite of Mission Subdivision, in a (C-

4) Heavy General Commercial District, located at 401 W. 11th. Street. Applicant: J. Valdez Property 

Holdings LLC – Cervantes 

9 Conduct a public hearing and consideration of a Conditional Use Permit for the Sale & On-Site 

Consumption of Alcoholic Beverages – Oriental Wok Restaurant in a (C-3) General Business District, 

being Lot 2, Shary Town Plaza Subdivision, located at 301 N. Shary Road, Suite 280, Applicant:  Shary 

Wok LLC, c/o Francisco Paez - Cervantes 

10 Conduct a public hearing and consideration of a Conditional Use Permit for the Sale & On-Site 

Consumption of Alcoholic Beverages – Carnes Asadas Nuevo Leon Restaurant in a (C-3) General 

Business District, being Elizondo 495 Plaza Subdivision, located at 2211 E. Griffin Parkway, Suite 180, 

Applicant: Los Primos de Villa LLC, – Cervantes 

ADJOURNMENT 

Signed this the 29TH day of January, 2026 

                                                                                       ____________________________ 
                                                                                       Xavier Cervantes, Director of Planning 

C E R T I F I C A T E 

I, the undersigned City Secretary do certify that the above notice of meeting was posted on the 
bulletin board of City Hall, 1201 E. 8th Street, Mission, Texas on this the 29th day of January, 
2026 and will remain posted continuously for at least three business days preceding the 
scheduled date of said meeting, in compliance with Chapter 551 of the Government Code. 

 

                                                                                        ____________________________ 
                                                                                        Anna Carrillo, City Secretary 
 

This facility is wheelchair accessible and accessible parking spaces are available.  Requests for 
accommodations for a disability must be made 48 hours prior to this meeting.  Please notify the 
City Secretary’s Office at 580-8668. 
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NOTICE OF REGULAR MEETING OF THE PLANNING AND ZONING COMMISSION 

OF THE CITY OF MISSION 

Notice is hereby given that on the 4th day of February, 2026 the Planning and Zoning 
Commission of the City of Mission will hold a regular meeting at 5:30 p.m. at 1201 E. 8th Street, 
Mission, Texas  to consider the following matters.  The subjects to be discussed are listed on 
the agenda, which is attached to and made a part of this Notice. 

If, during the course of the meeting covered by this Notice, the Planning and Zoning Commission 
should determine that a closed or executive meeting or session of the Council is required, then 
such closed or executive meeting or session as authorized by the Texas Open Meetings Act, 
Texas Government Code Section 551.001 et seq., will be held by the Commission at the date, 
hour and place given in this Notice or as soon after the commencement of the meeting covered 
by this Notice as the Commission may conveniently meet in such closed or executive meeting 
or session concerning any and all purposed permitted by the Act, including, but not limited to the 
following sections and purposes. 

Texas Government Code Section: 

551.071 (1) (2)          Consultation with Attorney. 
551.072                     Deliberation regarding real property. 
551.073                     Deliberation regarding prospective gifts. 
551.074                     Personnel matters. 
551.076                     Deliberation regarding security devices or security audits. 
551.0785                   Deliberations involving medical or psychiatric records of individuals. 
551.084                     Investigation; exclusion of witness from hearing. 
551.087                     Deliberation regarding economic development negotiations 
551.088                     Deliberation regarding test item 
 

Should any final action, final decision, or final vote be required in the opinion of the Commission 
with regard to any matter considered in such closed or executive meeting or session, then the 
final action, final decision, or final vote shall be either: 

(a)        in the open meeting covered by the Notice upon the reconvening of the public meeting; 
or 
(b)        at a subsequent public meeting of the Commission upon notice thereof; as the 
Commission shall determine. 

On this the 29th day of January, 2026 this Notice was emailed to news media who had 
previously requested such notice and an original copy was posted on the bulletin board at City 
Hall, 1201 E. 8th Street on said date and will remain posted continuously for at least three 
business days preceding the scheduled date of said meeting, in compliance with Chapter 551 
of the Government Code. 

 

____________________________ 
Anna Carrillo, City Secretary 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: February 4, 2026 

PRESENTED BY: Xavier Cervantes, AICP, CPM, Director of Planning 

AGENDA ITEM: Conduct a public hearing and consideration of a rezoning request for Tract 1 from 
Office Building District (“C-1”) to Neighborhood Commercial District (“C-2”), being 
the West 131.17 feet of the East 181.17 feet of the South 129.83 feet of Lot 160, 
Addition “A” to Sharyland Orchards Subdivision and for Tract 2 from Large Lot 
Single Family Residential District to Neighborhood Commercial District (“C-2”), 
being a 0.34-acre tract of land out of Lot 160, Sharyland Orchards Subdivision, both 
tracts located at the Southwest corner of Shary Road and Sunset Lane.  Applicant, 
Martha Villarreal - Cervantes 

 
 

NATURE OF REQUEST: 

Project Timeline: 

 January 5, 2026 – Application for rezoning submitted for processing. 

 January 23, 2026 – In accordance with State and local law notice of the required public hearings 
was mailed to all the property owners within a 200’ radius of the subject tract and notice of 
hearings was published in the Progress Times. 

 February 4, 2026 – Public hearing and consideration of the requested rezoning by the Planning 
and Zoning Commission. 

 February 24, 2026 – Public hearing and consideration of the requested rezoning ordinance by the 
City Council. 

Summary: 

 The applicant is requesting to rezone the subject properties from Large Lot Single-family 
Residential District (“R-1A”) and Office Building District (“C-1”) to Neighborhood Commercial 
District (“C-2”).  The applicant’s intent is to build a commercial plaza at the site. 

 The code of ordinances states that the main purpose of the neighborhood commercial zoning is 
to provide space and off-street parking in appropriate locations in proximity to residential areas, 
for commercial development catering to the convenience shopping and service needs of the 
occupants of nearby residences.  

 The property is located at the Southwest corner of Sunset Lane and N. Shary Road.  Tract 1 
measures 129.83 feet along Shary Road and Tract 2 measures 110.5 feet along Shary Road with 
both tracts measuring 131.17 feet along Sunset Lane.  Tract 1 has a net area of 0.39 acres and 
Tract 2 has a net area of 0.28 acres.  Both tracts have a combined area of 0.67 acres. 

 The surrounding zones are Large Lot Single-family Residential District (R1-A) in all directions. 

 Tract 1 was rezoned to Office Building District (C-1) on September 14, 2015. 

 Tract 1 has a house that was converted to office use for a construction company. Tract 2 is 
currently vacant.   

 The surrounding land uses are single-family homes in all directions with Sharyland High School 
to the Southeast.   

 The Future Land Use Map shows the property designated for low-density residential uses.  
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 The requested rezoning is not in line with the comprehensive plan designation, but due to the 
Shary Road high levels of traffic, staff feels that the properties with Shary Road frontage are in 
transition to light commercial uses. 

 Notices were mailed to sixteen (16) surrounding property owners. Planning staff received a 
petition with 19 signatures on January 27 from the surrounding property owners in opposition to 
the rezoning request.  The petitioners state that the rezoning is not in the public interest and is 
inconsistent with the character of the surrounding neighborhood, existing land uses and the city’s 
comprehensive plan. 

 The petition submitted reflects 19.75 percent of the land area within 200 feet and 10.94 percent 
of the land area within 400 feet of the subject property.  Based on the current percentages a super 
majority vote of the City Council is not required to approve the rezoning. 

 

STAFF RECOMMENDATION: 

Staff recommends denial to C-2 zoning for Tract 1 and recommends C-1 zoning for Tract 2. 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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PETITION IN OPPOSITION TO THE REZONING  
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PETITION IN OPPOSITION TO THE REZONING  
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: February 4, 2026 

PRESENTED BY: Xavier Cervantes, AICP, CPM, Director of Planning 

AGENDA ITEM: Conduct a public hearing and consideration of a rezoning request from Large Lot 
Single-Family Residential District (“R-1A”) to Neighborhood Commercial District 
(“C-2”), being the South 196.0 feet of Lot 99, Sharyland Orchards Subdivision, 
located at 1403 N. Shary Road.  Applicant, Jose Pena - Cervantes 

 
 

NATURE OF REQUEST: 

Project Timeline: 

 January 5, 2026 – Application for rezoning submitted for processing. 

 January 23, 2026 – In accordance with State and local law notice of the required public hearings 
was mailed to all the property owners within a 200’ radius of the subject tract and notice of 
hearings was published in the Progress Times. 

 February 4, 2026 – Public hearing and consideration of the requested rezoning by the Planning 
and Zoning Commission. 

 February 24, 2026 – Public hearing and consideration of the requested rezoning ordinance by the 
City Council. 

Summary: 

 The applicant is requesting to rezone the subject property from Large Lot Single-family 
Residential District (“R-1A”) to Neighborhood Commercial District (“C-2”) to build a commercial 
plaza at the site. 

 The code of ordinances states that the main purpose of the neighborhood commercial zoning is 
to provide space and off-street parking in appropriate locations in proximity to residential areas, 
for commercial development catering to the convenience shopping and service needs of the 
occupants of nearby residences.  

 The property is located at the Northwest corner of Scout Lane and N. Shary Road and measures 
183.68 feet along Scout Lane and 181 feet along Shary Road for a total net area of 33,246 square 
feet or 0.76 of one acre. 

 The surrounding zones are Large Lot Single-family Residential District to the North, South and 
West, and Public District to the East. 

 The property has a house that the property owner is currently renting.  The surrounding land uses 
include single-family homes to the North, South and West and Sharyland High School to the East.   

 The Future Land Use Map shows the property designated for low-density residential uses.  

 The requested rezoning is not in line with the comprehensive plan designation, but due to the 
Shary Road high levels of traffic, staff feels that the properties with Shary Road frontage are in 
transition to light commercial uses. 

 Notices were mailed to fifteen (15) property owners. Planning staff received a petition with 19 
signatures on January 27 from the surrounding property owners in opposition to the rezoning 
request.  The petitioners state that the rezoning is not in the public interest and is inconsistent 
with the character of the surrounding neighborhood, existing land uses and the city’s 
comprehensive plan. 
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 The petition submitted reflects 25.41 percent of the land area within 200 feet and 9.95 percent of 
the area within 400 feet of the subject property.  Based on the current percentages a super 
majority vote of the City Council is required to approve the rezoning. 

 

STAFF RECOMMENDATION: 

Staff recommends denial to the C-2 zoning, but alternatively recommends approval to C-1 zoning. 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: February 4, 2026 

PRESENTED BY: Xavier Cervantes, AICP, CPM, Director of Planning 

AGENDA ITEM: Conduct a public hearing and consideration of a rezoning request from Duplex-
Fourplex Residential District (“R-2”) to Public District (“P”), being Lot 1, Mission 
Library Subdivision, located at 801 E. 12th Street.  Applicant, City of Mission - 
Cervantes 

 
 

NATURE OF REQUEST: 

Project Timeline: 

 January 5, 2026 – Application for rezoning submitted for processing. 

 January 23, 2026 – In accordance with State and local law notice of the required public hearings 
was mailed to all the property owners within a 200’ radius of the subject tract and notice of 
hearings was published in the Progress Times. 

 February 4, 2026 – Public hearing and consideration of the requested rezoning by the Planning 
and Zoning Commission. 

 February 24, 2026 – Public hearing and consideration of the requested rezoning ordinance by the 
City Council. 

Summary: 

 The City of Mission is requesting to rezone the subject property from Duplex-Fourplex Residential 
District (“R-2”) to Public District (“P”) for the land use and the zoning to match. 

 The code of ordinances states that the Public District zoning was established to accommodate 
the development of property for public and/or institutional purposes where such development will 
be done in an orderly manner that would promote the public’s health, safety, and general welfare.  

 The property is located at the Northeast corner of 12th Street and Kika De La Garza Loop 
(Mayberry Avenue) and measures 666 feet along 12th Street and 330 feet along Kika De La Garza 
Loop for a total net area of 4.99 acres. 

 The surrounding zones are Single-family Residential District (R-1) to the North and West, and 
Duplex-Fourplex Residential (R-2) and Multifamily Residential District (R-3) to the South and East. 

 The property houses the Speer Memorial Library and the Upper Valley Art League building.  The 
surrounding land uses include single-family homes to the North and West, and duplexes and 
apartments to the South and East.   

 The Future Land Use Map shows the property designated for public uses.  

 The requested rezoning is in line with the comprehensive plan designation. 

 Notices were mailed to thirty (30) surrounding property owners. Planning staff has not received 
any phone calls from the surrounding property owners in opposition to the rezoning request. 

 

STAFF RECOMMENDATION: 

Staff recommends approval. 
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RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: February 4, 2026 

PRESENTED BY: Xavier Cervantes, Director of Planning 

AGENDA ITEM: Conduct a public hearing and consideration of a Conditional Use Permit to 
Construct two (2) electric vehicle charging stations, being Lot 1, Tamkin 
Subdivision, in a (i-1) Light Industrial District, located at 801 N. Bryan Road. 
Applicant: Mission Economic Development Corporation (M.E.D.C.) – Cervantes 

 
 

NATURE OF REQUEST: 

Project Timeline: 

 January 14, 2026 – Application for a Conditional Use Permit (“CUP”) submitted to the City. 

 January 23, 2026 – Following State and local law, notice of the required public hearings was 
mailed to all property owners within 200 feet of the subject tract. 

 February 4, 2026 - Public hearing and consideration of the requested Conditional Use Permit by 
the Planning and Zoning Commission (P&Z) 

 February 24, 2026 – Public hearing and consideration of the requested Conditional Use Permit 
by the City Council.  

Summary: 

 The subject site is located at the Northwest corner of N. Bryan Road and E. 8th. Street. 

 The applicant is proposing to install 2 Level 2 D.C. charging stations. The charging station will be 
placed within the M.E.D.C. parking lot for public use. 

 Access to the chargers would be off N. Bryan Road through a 20’ driveway and off E. 8th. Street 
through a 22’ driveway. 

 Pursuant to Section 1.43 (3)(b) of the City of Mission Code of Ordinances, a gasoline service 
station or retail outlets where gasoline products are sold require the approval of a conditional use 
permit by the City Council. 

 The proposed hours of operation are as follows: Monday – Sunday, 24Hours. 

 The working staff will be 0 employees, self-operated. 

 Parking & Landscaping: It is noted that the parking spaces are held in common for this 
commercial. A total of 275 parking spaces are available for this establishment. 

 The Planning staff has not received any objections to the request from the surrounding property 

owners. Staff mailed out (16) legal notices to surrounding property owners.   

 In accordance with the zoning ordinance, the P&Z and City Council may impose requirements 

and conditions of approval to ensure that a use requested by a Conditional Use Permit is 

compatible and complementary to adjacent properties. 
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STAFF RECOMMENDATION:   

1. Staff recommends approval for the life of Use. 
2. Must apply for a building and sign permit 
3. Must comply with all City Codes (Building, Fire, Health, etc.); 
4. CUP is not transferable to others.  

 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: February 4, 2026 

PRESENTED BY: Xavier Cervantes, AICP, CPM – Director of Planning 

AGENDA ITEM: Conduct a public hearing and consideration of a Conditional Use Permit to allow a 
portable building for a photography studio in a (C-3) General Business District, 
being the East 25’x125’ of the West 75’x125’ and the Southwest 50’x125’ of Lot 5, 
Mission Acres Subdivision, located at 1547 W. Business Highway 83, Applicant:  
Arlae Salinas – Cervantes 

 
 

NATURE OF REQUEST: 

Project Timeline: 

 January 7, 2026 – Application for Conditional Use Permit submitted to the City for processing.  

 January 23, 2026 – In accordance with State and local law, notice of required public hearings was 
mailed to all property owners within 200 feet of the subject tract, and notice of public hearings 
was published in the Progress Times.  

 February 4, 2026 – Public hearing and consideration of a Conditional Use Permit by the Planning 
and Zoning Commission. 

 February 24, 2026 – Public Hearing and consideration of a Conditional Use Permit by the City 
Council.  

Summary: 

 The subject site is located at the northwest corner of W. Business Highway 83 and Washington 
Avenue.  The portable building measures 19.4’ x 23’. The applicant would like to continue utilizing 
the portable building for a Photography Studio. Access to the site is off of Washington Avenue.  

 Per Code of Ordinance, a portable building requires the approval of a Conditional Use Permit by 
the City Council.  

 Hours of Operation: Monday – Sunday from 10:00 am to 7:00 pm; mainly by appointment. 

 Staff:  1 employee will operate the business 

 Parking:  The building requires a minimum of 4 parking spaces.  Staff notes there are 4 existing 
parking stalls, thus meeting code.  Landscaping will need to be added and maintained. 

 It is not uncommon to have portable buildings to be used as an office.  Staff knows that the City 
may not view a portable building as a long-term option given aesthetic considerations.  Thus, 
perpetual (CUP) monitoring will be the norm where, one day the portable building will need to be 
upgraded with an on-site built structure.   

 The last conditional use permit approved for this location was on November 11, 2024 for a period 
of 1 year.  

 The Planning staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out (19) legal notices to surrounding property owners.   

 In accordance with the zoning ordinance, the P&Z and City Council may impose requirements 
and conditions of approval to ensure that a use requested by a Conditional Use Permit is 
compatible and complementary to adjacent properties.  

 
STAFF RECOMMENDATION: 
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Staff recommends approval of the request subject to compliance with the following conditions: 

1. Permit for two (2) years to continue to assess this business 
2. Must comply with all City Codes (Building, Fire, Landscaping, maintenance of parking area, etc.) 
3. Landscaping will need to added and maintained 
4. CUP is not transferable to others 
5. Hours of Operation:  Monday – Sunday from 10:00 am to 7:00 pm; mainly by appointment 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

71

Item 6



VICINITY MAP 

 
 

 
 
 

72

Item 6



ARIEL MAP 

 
 

 
  

73

Item 6



ZONING MAP 

 
 

 
  

74

Item 6



ATTACHMENTS  

 

 

 
  

75

Item 6



ATTACHMENTS  

 
 

 
  

76

Item 6



MAILOUT LIST 

 
 
 

 

77

Item 6



 

 

AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: February 4, 2026 

PRESENTED BY: Xavier Cervantes, Director of Planning 

AGENDA ITEM: Conduct a public hearing and consideration of a Conditional Use Permit to allow 
a Mobile Food Unit – Elote Fiesta Snacks in an approved Food Truck Park, 
being the West ½ of Lots 7 & 8, Block 176, Mission Original Townsite 
Subdivision, in a (C-4) Heavy Commercial District, located at 307 E. Tom Landry 
Street. Applicant: Teresa González – Cervantes 

 

 

NATURE OF REQUEST: 

Project Timeline: 

 January 09, 2026 – Application for a Conditional Use Permit (“CUP”) submitted to the City. 

 January 23, 2026 – Following State and local law, notice of the required public hearings was 
mailed to all property owners within 200 feet of the subject tract. 

 February 4, 2026 - Public hearing and consideration of the requested Conditional Use Permit 
by the Planning and Zoning Commission (P&Z) 

 February 24, 2026 – Public hearing and consideration of the requested Conditional Use 
Permit by the City Council.  

Summary: 

 The site is located 75 feet West of N. Perkins Avenue along the North side of W. Tom Landry 
Street. 

 Pursuant to Section 1.56 (11)(H) of the City of Mission Code of Ordinances, a Mobile Food 
Park requires the approval of a conditional use permit by the City Council. 

 The applicant proposes to place an 8-foot by 18-foot mobile food unit in a mobile food park 
to sell different types of snacks.  

 The proposed hours of operation are as follows: Monday through Sunday from 12:00 p.m. to 
12:00 am. 

 Staff: 2 employees 

 Parking: The site has 9 parking stalls and 5 additional parking stalls with written approval 
behind the West Side Liquor Store to use their parking lot in case of any overflow. Staff notes 
that this property is located within the Mission Central Business District, thus exempt from 
parking requirements. 

 The Planning Staff has not received any objections to the request from the surrounding 
property owners.  Staff mailed out (19) legal notices to the surrounding property owners. 

 In accordance with the zoning ordinance, the P&Z and City Council may impose requirements 
and conditions of approval as are needed to ensure that a use requested by a conditional use 
permit is compatible and complementary to adjacent properties. 
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STAFF RECOMMENDATION: 

 Approval for a 1-year re-evaluation to assess this new operation; 

 Must comply with all City Codes (Building, Fire, Health, etc.), 

 Hours of operation are every day from 12:00 pm to 12:00 am; 

 Must comply with the noise ordinance 

 Acquisition of a business license before occupancy; 

 CUP is not transferable to others. 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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ADDITIONAL PARKING PICTURE 
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MAILOUT LIST 

 
 
 

 

89

Item 7



 

 

AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: February 4, 2026 

PRESENTED BY: Xavier Cervantes, Director of Planning 

AGENDA ITEM: Conduct a public hearing and consideration of a Conditional Use Permit for an 
Event Center – Monster House, being all of Lots 7, 8, & 9, Block 184, Original 
Townsite of Mission Subdivision, in a (C-4) Heavy General Commercial District, 
located at 401 W. 11th. Street. Applicant: J. Valdez Property Holdings LLC – 
Cervantes 

 
 

NATURE OF REQUEST: 

Project Timeline: 

 January 16, 2026 – Application for a Conditional Use Permit (“CUP”) submitted to the City. 

 January 23, 2026 – Following State and local law, notice of the required public hearings mailed 
to all property owners within 200 feet of the subject tract. 

 February 4, 2026 - Public hearing and consideration of the requested Conditional Use Permit by 
the Planning and Zoning Commission (P&Z) 

 February 24, 2026 – Public hearing and consideration of the requested Conditional Use Permit 
by the City Council.  

Summary: 

 The site is located 170 feet east of W. Kika De La Garza Street along the North side of W. 11th 
Street. 

 Pursuant to Section 1.43 (3)(F) of the City of Mission Code of Ordinances, an Events Center 
requires the approval of a conditional use permit by the City Council. 

 The applicant proposes to apply for a conditional use permit for the Event Center. 

 The hours of operation are as follows: Thursday through Sunday from 5:00 p.m. to 12:00 am. 

 Staff: 5 employees 

 The applicant is proposing that no alcoholic beverages are to be sold at the venue, and no BYOB 
(bring your own beer) will be allowed. 

 Parking: Due to the total of 80 seating spaces, which requires 26.66 parking spaces (80 seats/ 1 
space for every 3 seats = 26.66 parking spaces. They are proposing 26 parking spaces. 

 The Planning Staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out (20) legal notices to the surrounding property owners. 

 In accordance with the zoning ordinance, the P&Z and City Council may impose requirements 
and conditions of approval as are needed to ensure that a use requested by a conditional use 
permit is compatible and complementary to adjacent properties. 
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STAFF RECOMMENDATION: 

 Approval for one year to continue to assess this operation. 

 Hours of operation are Thursday through Sunday from 5:00 p.m. to 12:00 a.m.  

 Maximum occupancy is       . 

 Must comply with the noise ordinance 

 CUP is not transferable to others. 

 Must have security cameras inside and outside with a minimum 30-day retention. 

 Must comply with all city codes (Building, Fire, Health, Sign, etc.)  

 

 

 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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FLOOR PLAN 
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200 FOOT RADIUS 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: February 4, 2026 

PRESENTED BY: Xavier Cervantes, AICP, CPM – Director of Planning 

AGENDA ITEM: Conduct a public hearing and consideration of a Conditional Use Permit for the Sale 
& On-Site Consumption of Alcoholic Beverages – Oriental Wok Restaurant in a (C-
3) General Business District, being Lot 2, Shary Town Plaza Subdivision, located 
at 301 N. Shary Road, Suite 280, Applicant:  Shary Wok LLC, c/o Francisco Paez - 
Cervantes 

 
 

NATURE OF REQUEST: 

Project Timeline: 

 January 15, 2026 – Application for Conditional Use Permit submitted to the City for processing.  

 January 23, 2026 – In accordance with State and local law, notice of required public hearings was 
mailed to all property owners within 200 feet of the subject tract, and notice of public hearings 
was published in the Progress Times.  

 February 4, 2026 – Public hearing and consideration of a Conditional Use Permit by the Planning 
and Zoning Commission. 

 February 24, 2026 – Public Hearing and consideration of a Conditional Use Permit by the City 
Council.  

Summary: 

 The subject site is located approximately 600’ north of 1st Street along the West side of Shary 
Road.  Access to the site is off of Shary Road via a 35’ driveway. 

 Per Code of Ordinance, the sale & on-site consumption of alcoholic beverages requires the 
approval of a Conditional Use Permit by the City Council.  

 The applicant is leasing a 2,325 square foot suite within a commercial plaza for an Oriental 
Restaurant.  The applicant would like to offer alcohol with their meals.   

 The proposed hours of operation:  Monday – Sunday 11:00 am to 10:00 pm 

 Staff:  25 employees in different shifts 

 Parking:  In reviewing the floor plan, there is a total of 74 seating spaces proposed, which require 
25 parking spaces (74 seats/1 space for every 3 seats=24.66 parking spaces).   It is noted that 
the parking is held in common.  A total of 187 parking spaces are available and shared with other 
businesses within the commercial plaza. 

 Sale of Alcohol (Section 1.56-3): (3a) of the Zoning codes requires such uses to be at least 300’ 
from the nearest residence, church, school or publicly owned property.  There are no land uses 
within the above radius. 

 The Planning staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out (15) legal notices to surrounding property owners.   

 In accordance with the zoning ordinance, the P&Z and City Council may impose requirements 
and conditions of approval to ensure that a use requested by a Conditional Use Permit is 
compatible and complementary to adjacent properties.  
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STAFF RECOMMENDATION: 

Staff recommends approval of the request subject to compliance with the following conditions: 

1. Permit for two (2) years to continue to assess this business 
2. Must comply with all City Codes (Building, Fire, Health, etc.) 
3. Must comply with TABC requirements 
4. Acquisition of a business license before occupancy 
5. CUP is not transferable to others 
6. Hours of operation: Monday – Sunday from 11:00 am to 10:00 pm 
7. Must comply with noise ordinance 
8. Must have security cameras inside and outside with a maximum 30 day retention 
9. Wet zone property 
10. Maximum occupancy is ___ people 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & 
RECOMMENDATION SUMMARY 

 

 

MEETING DATE: February 4, 2026 

PRESENTED BY: Xavier Cervantes, AICP, CPM – Director of Planning  

AGENDA ITEM: Conduct a public hearing and consideration of a Conditional Use Permit for 
the Sale & On-Site Consumption of Alcoholic Beverages – Carnes Asadas 
Nuevo Leon Restaurant in a (C-3) General Business District, being Elizondo 
495 Plaza Subdivision, located at 2211 E. Griffin Parkway, Suite 180, 
Applicant: Los Primos de Villa LLC, – Cervantes 

 
 

NATURE OF REQUEST: 

Project Timeline: 

 January 13, 2026 – Application for Conditional Use Permit submitted to the City for 
processing. 

 January 23, 2026 – In accordance with State and local law, notice of required public 
hearings was mailed to all property owners within 200 feet of the subject tract, and notice 
of public hearings was published in the Progress Times. 

 February 04, 2026 – Public hearing and consideration of a Conditional Use Permit by the 
Planning and Zoning Commission. 

 February 24, 2026 – Public hearing and consideration of a Conditional Use Permit by the 
City Council. 

Summary: 

 The subject site is located approximately 400 feet West of Citrus Street along the North 
East side of Griffin Parkway.  

 Access to the site is via a 30-foot access driveway off of Griffin Parkway 

 Per the Code of Ordinance, the sale and on-site consumption of alcoholic beverages 
requires the approval of a Conditional Use Permit by the City Council. 

 The most recent conditional use permit for this location was approved by the City Council 
on February 13, 2023, for a period of two years; however, the applicant did not proceed 
with the sale of alcohol and is now seeking reconsideration of the conditional use permit.  

 The applicant is leasing a 1,377 sq. ft. suite within a commercial plaza for a restaurant that 
has been in business since January 25, 2023, and would like to offer alcoholic beverages 
with their meals.  

 Parking: The suite has 9 tables, 44 chairs, and 6 barstools with a total of 50 seating 
spaces, which requires 17 parking spaces. There is a total of 136 existing parking spaces 
held in common that will be shared with other businesses.      

 Days/Hours of Operation: Monday – Sunday from 11:00 a.m. to 11:00 p.m.  

 Staff:  5 employees   

 Sale of Alcohol:  Section 1.56(3)(a) of the Zoning Code requires a minimum separation 
of 300’ from the property line of any church, school, publicly owned property, or residence.  
There are some residences within this radius thus, a waiver of the separation requirement 
needs consideration. 

 The Planning staff has not received any objections to the request from the surrounding 
property owners.  Staff mailed out (12) legal notices to surrounding property owners. 
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 In accordance with the zoning ordinance, the P&Z and City Council may impose 
requirements and conditions of approval to ensure that a use requested by a Conditional 
Use Permit is compatible and complementary to adjacent properties. 

STAFF RECOMMENDATION: 

Staff recommends approval of the request, subject to compliance with the following conditions: 

1. Permit for two (2) years to continue to assess this operation 
2. Must comply with all City Codes (Building, Fire, Health, Sign, etc.) 
3. Must comply with TABC requirements. 
4. CUP is not transferable to others. 
5. Must have security cameras inside and outside with a minimum 30-day retention. 
6. Must comply with noise ordinance.  
7. Hours of operation to be as follows:  Every day from 11:00 a.m. to 11:00 p.m.  
8. Maximum occupancy is ___ people.  

 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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TABC APPLICATION 
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