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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, March
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 - February 18, 2026
PUBLIC HEARINGS
CONDITIONAL USE PERMIT

2 Conduct a public hearing and consideration of a Conditional Use Permit for the Sale & On-Site
Consumption of Alcoholic Beverages — Ricardi Café, LLC in a property zoned General Business (C-
3) District, being Lot 15, Block 3, Shary Gardens Subdivision, located at 1601 E. Griffin Parkway,
Suite A. Applicant: Ricardi Café, LLC c/o Lourdes Lerma — Cervantes

3 Conduct a public hearing and consideration of a Conditional Use Permit Renewal to install a
Temporary Mobile Office, being Lot 2A, Mission Business Park Subdivision, in a (I-1) Light Industrial
District, located at 107 International Boulevard. Applicant: B2Z Builders, LLC — Cervantes

ADJOURNMENT
Signed this the 26th day of February, 2026

Xavier Cervantes, Director of Planning

CERTIFICATE

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 26th day of Febraury, 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 March, 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:

€) 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 26th day of February, 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




Item 1

PLANNING AND ZONING COMMISSION
FEBRUARY 18, 2026
CITY HALL’S COUNCIL CHAMBERS @ 5:30 P.M.

P&Z PRESENT P&Z ABSENT STAFF PRESENT GUEST PRESENT
Irene Thompson Raquenel Austin Xavier Cervantes Gerardo Chapa
Diana lzaguirre Connie Garza Alex Hernandez Ulises Chapa
David Villarreal Steven Alaniz Elisa Zurita

Kevin Sanchez Gabriel Ramirez

Jessica Munoz
Susie De Luna
Ana G. Bazaldua

CALL TO ORDER
Chairwoman lzaguirre called the meeting to order at 5:30 p.m.

DISCLOSURE OF CONFLICT OF INTEREST
There was none.

CITIZENS PARTICIPATION
There was none.

APPROVAL OF MINUTES FOR FEBRUARY 4, 2026

Chairwoman Izaguirre asked if there were any corrections to the minutes for February 4, 2026. Ms.
Thompson moved to approve the minutes as presented. Mr. Sanchez seconded the motion. Upon a
vote, the motion passed unanimously.

Started: 5:30 p.m.

Ended: 5:31 p.m.

Item #2

Site Plan Approval: Construction of a Therapy Clinic
named GR&E Mind Evolution All Purpose Center, PLLC
being on Lot 1, Replat of Expressway Business Park
Phase Xll Subdivision
This property is located at 1015 Business Park Drive
I
Gina Rhea Ramirez

Mr. Ramirez stated that he property is located at the Northeast corner of Business Park Drive and
St. Claire Boulevard. This project will have access from St. Claire Boulevard, a public street. The
facility will be built in an L-1 (Light Industrial) zoned property where the structure is allowed by right
as stipulated within the City’'s zoning ordinance to include permitted signs and dumpster
specifications and locations. The site will be retrofitted and prepped with thru traffic lanes, curb

and gutters, drainage, and utilities. The proposed building will have a maximum height of 12" and
meets all the setback requirements set forth on this plan. The site will have 26 parking spaces (5
being handclapped) available to faculty and visitors, complying with the minimum number of paved,
off-street parking spaces for this project. The center will have future building additions per site plan.
Code restrictions and regulations will be imposed for future projects to comply with Site Plan
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Approval requirements. A master landscaping plan shall be applied to all green spaces to comply
with the subdivision ordinance Ch. 98 Subdivision — Landscaping regulations; and a Lighting plan
will be reviewed as to not affect nearby neighborhoods. Staff recommends approval of the Site Plan
as submitted.

Chairwoman lzaguirre asked if the board had any questions.

There was none.

There being no discussion, Chairwoman lzaguirre entertained a motion. Ms. Thompson moved to
approve the site plan approval request. Mr. Sanchez seconded the motion. Upon a vote, the motion
passed unanimously.

Started: 5:31 p.m.

Ended: 5:32 p.m.

Item #3

Site Plan Approval: Construction of a chain restaurant
named McDonald’s
being on the unrecorded Lot 1,
McDonald’s 42-3671 Mission Subdivision
This property is located approximately
1000 feet East of Holland Avenue along the
South side of W. Griffin Parkway
C-3
AEC Engineering, LLC

Mr. Ramirez stated that the site is-located approximately 1000 feet East of Holland Avenue along
the South side of W. Griffin Parkway. This site will be developed to include all the infrastructure
needed to operate this business to include a fire hydrant and fire lanes noted at restricted locations
throughout. The building will be 86 feet from the W. Griffin Parkway frontage exceeding the minimum
building setback requirements for commercial developments. Proposed is a free-standing structure
with a main entrance from W. Griffin Pkwy and a shared access driveway running East to West
extending the lane from the existing El Pato’s Restaurant on the East side of this lot. A total of 44
parking spaces (2 being designated for handicapped) are allocated for public use which exceeds the
minimum number of stalls required for this business. An extra serving lane may serve as addition
stacking and queuing, if necessary. Landscaping is to comply with the City’s regulations and code
ordinances and a lighting plan has been reviewed so that nearby residential properties will not be
affected. There will be one enclosed dumpster located within the site to be screened with a solid
buffer and opaque gates. No more than two permanent signs shall be allowed on one lot, except
those lots with double frontage, in which case a maximum of three permanent signs will be permitted
with at least one sign on each frontage. Staff recommends approval of the Site Plan.

Chairwoman lzaguirre asked if the board had any questions.
There was none.
There being no discussion, Chairwoman lzaguirre entertained a motion. Ms. Thompson moved to

approve the site plan approval request. Mr. Sanchez seconded the motion. Upon a vote, the motion
passed unanimously.
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Started: 5:32 p.m.

Ended: 5:33 p.m.

Item #4

Site Plan Approval. Construction of a storage warehouse
facility named Trinity Warehouse
being on Lot 2A, AN-VAR Subdivision,
This property is located at 606 Trinity Street
I-1
Francisco Gomez

Mr. Ramirez stated that the site is located between S. Conway Ave. and Mayberry Road along the
south side of Trinity Street. Proposed is the construction of a privately-owned and operated storage
warehouse facility within a developed L-1 (Light Industrial District). The site will be compliant to its
zoning requirements including setbacks and allowable uses. This project will be a 1-story building
measuring a grand total of 26,563 square feet. The first floor will measure 9,934 square feet housing
6 units and will include a lobby, office, restroom, and a bay/loading dock. There will be 29 parking
stalls (2 designated as handicapped) allocated to this development. The storage units will be
accessible by drive access lanes. Landscaping is to comply with the City’s regulations and code
ordinances and a lighting plan has been reviewed so that nearby residential properties will not be
affected. There will be one enclosed dumpster located within the site to be screened with a solid
buffer and opaque gates. No more than two permanent signs shall be allowed on one lot, except
those lots with double frontage, in which case a maximum of three permanent signs will be permitted
with at least one sign on each frontage. Staff recommends approval of the Site Plan.

Chairwoman lzaguirre asked if the board had any questions.

There was none.

There being no discussion, Chairwoman lzaguirre entertained a motion. Ms. Thompson moved to
approve the site plan approval request. Mr. Sanchez seconded the motion. Upon a vote, the motion

passed unanimously.

Started: 5:33 p.m.
Ended: 5:34 p.m.

Item #5
Rezoning: Being Lot 1, Laguna Oaks Subdivision Phase |

This property is located at the Southeast

corner of Mile One South and S. Inspiration Roads
R-1 to C-2

Jorge De Zenea

Mr. Cervantes stated that the applicant is requesting to rezone the subject property from Single-
family Residential District (“R-1") to Neighborhood Commercial District (“C-2") to build a commercial
establishment 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 Southeast corner of Mile
One South Road and S. Inspiration Road and measures 150.25 feet along Mile One South Road
and 192.63 feet along S. Inspiration Road for a total net area of 0.939 acres. The surrounding zones
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are Multi-family Residential District (R-3) to the North, Single-family Residential District to the East,
Planned Unit Development District (PUD) to the South and Agricultural Open Interim (AO-I) to the
West. The property is vacant. The surrounding land uses include the Vida Que Canta apartment
complex to the North, Single-family homes to the East and South and vacant to the West. To the
Northwest is a Dollar General store. The Future Land Use Map shows the property designated as
Planned Unit Development. The requested rezoning is in line with the comprehensive plan
designation and staff feels that Neighborhood Commercial zoning will complement the area. There
are hundreds of dwelling units in ali directions. Notices were mailed to twenty-three (23) surrounding
property owners. Planning staff has not received any phone calls from the notice. Staff recommends
approval to C-2 zoning.

Chairwoman Izaguirre asked if there was any input in favor or against the request.

There was none.

Chairwoman lzaguirre entertained a motion to close the public hearing. Ms. Thompson moved to
close the public hearing. Mr. Sanchez seconded the motion. Upon a vote, the motion passed
unanimously.

Chairwoman lzaguirre asked if the board had any questions.

There was none.

There being no further discussion, Chairwoman lzaguirre entertained a motion. Ms. Thompson
moved to approve the rezoning request. Mr. Sanchez seconded the motion. Upon a vote, the motion

passed unanimously.

Started: 5:34 p.m.
Ended: 5:38 p.m.

Item #6

Rezoning: Being Lot 12, Las Cumbres Terrace Subdivision
This property is located at 801 Mountain Road
R-2 to R-3

M2 Engineering, PLLC
c/o Emigdio Salinas

Mr. Cervantes stated the applicant is requesting to rezone the subject property from Duplex-Fourplex
Residential District (“R-2") to Multi-family Residential District (“R-3") to develop a 6-unit apartment
complex at the site. The lot of record is located at the Southwest corner of N. Trosper and Mountain
Roads. The property measures 110 feet along N. Trosper Road and measures 105 feet along
Mountain road and it has an area of 0.396 acres or 17,238 square feet. The Las Cumbres Terrace
Subdivision is a gated recorded subdivision designed to have a fourplex apartment complex in each
lot. The property was zoned R-2 on August 26, 2024. The surrounding zones are Duplex-Fourplex
Residential District (R-2) to the North and West, Agricultural Open Interim (A-Ol) and Duplex-
Fourplex Residential (R-2) to the East and Single family Residential (R-1) to the South. The
surrounding land uses are single-family homes to the East, North and South. The land uses to the
West are vacant properties. The subject property is vacant. 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, but staff feels that the area is in transition to multi-family residential uses.
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Notices were mailed to 20 surrounding property owners. Planning staff received no phone calls in
opposition to the rezoning. Staff recommends approval to the rezoning request.

Chairwoman lzaguirre asked if there was any input in favor or against the request.

There was none.

Chairwoman Izaguirre entertained a motion to close the public hearing. Ms. Thompson moved to
close the public hearing. Mr. Sanchez seconded the motion. Upon a vote, the motion passed

unanimously.
Chairwoman lzaguirre asked if the board had any other questions.

There was none.

There being no discussion, Chairwoman lzaguirre entertained a motion. Ms. Thompson moved to
approve the rezoning request. Mr. Sanchez seconded the motion. Upon a vote, the motion passed
unanimously.

Started: 5:38 p.m.

Ended: 5:44 p.m.

Item #7

Conduct a public hearing and consideration of the adoption of an ordinance amending the
Code of Ordinances Appendix A - Zoning, Article Xll. Commercial and Industrial Area
Requirements, Section 1.58 General; By Adding Subsection 4, Smoke Shops and Tobacco
Stores by Establishing a 1,000 feet Minimum Radius and Distance Requirement from a
School, Family Daycare Home, Child-Care Facility, Youth Center, Community Center,
Recreational Facility, Park, Church, or Religious Institutions, Hospitals or from other Smoke
Shops or Tobacco Stores Applicant: City of Mission

Mr. Cervantes stated the ordinance is due to the belief that the expansion of smoke shops and
tobacco stores in the city would result in undesirable impacts to the community with the impacts
being increased potential for tobacco sales to minors. The Police Chief has indicated that smoke
shops and tobacco stores are increasing the potential for sales to minors with a greater opportunity
for the sale of illegal drug paraphernalia that is marketed as tobacco paraphernalia. The ordinance
will establish minimum radius and distance requirements for new smoke shops and tobacco stores.
The ordinance establishes a minimum 1,000 feet separation from schools, family day-care homes,
Childcare facilities, youth centers, community centers, recreational facilities, parks, churches or
religious institutions, hospitals or from other smoke shops or tobacco stores for new smoke shops
or tobacco stores. Staff have identified all the above establishments. The map enclosed shows them
geographically with a 1,000-foot radius around each one. Staff recommends the adoption of the
ordinance. Mr. Cervantes noted that a representative from the Police Department was present to
testify in support of the ordinance. Staff completed an extensive mapping project to support the
"youth conservation” initiative. Using established definitions, staff identified all locations within the
city where youth congregate. This data was used to create the 1,000-foot buffer zones presented in
the provided map. Mr. Cervantes commended the significant effort of city staff in accurately
identifying these facilities and preparing the geographic data for the board members. Mr. Cervantes
presented the corresponding map, noting that staff will update it continuously as new permits are
issued for churches and daycare facilities. He explained that, should the ordinance be adopted, any




Item 1

new application for a tobacco or smoke shop will be cross-referenced against this map. Furthermore,
he emphasized that staff will perform a thorough secondary review of each application to ensure full
compliance with the ordinance and to account for any facilities not yet captured on the map.

Chairwoman lzaguirre asked about the impact of the ordinance on existing businesses, specifically
asking what the procedure would be when an established shop applies for a permit renewal.

Mr. Cervantes clarified that because existing smoke and tobacco shops do not currently operate
under Conditional Use Permits (CUP), they are permitted to continue their operations as established.
However, he noted that if a business were to close and a new business sought to take over the
location, the new application would be subject to the updated regulatory requirements.

Chairwoman lzaguirre further inquired whether the ordinance'’s requirements would be triggered by
a change of ownership for an existing establishment.

Mr. Cervantes confirmed that a change of ownership would indeed trigger the new requirements,
meaning the ordinance would apply to the new owners.

Ms. Thompson inquired whether a specific version of the map existed that isolated or overlapped
the locations of schools and churches. She noted that she had not yet reviewed that particular data

set.

Mr. Cervantes confirmed that the map displays significant overlapping of the regulated zones,
particularly along Conway, due to the high density of identified facilities.

Ms. Thompson requested clarification regarding the map's legend, specifically inquiring if the blue
dots represented the specific locations of the establishments in question.

Mr. Cervantes confirmed that the blue dots represent existing locations situated within the 1,000 foot
radius of the different facilities.

Ms. Thompson sought clarification on the map’s details, questioning whether it specifically identified
the locations of schools or churches.

Mr. Cervantes explained that all identified facilities were grouped onto a single map. He noted that
while staff considered using different colors for categorization, they ultimately decided to provide a
consolidated list of the specific locations instead.

Chairwoman lzaguirre questioned the distinction between a smoke shop and a tobacco store,
suggesting that the two types of businesses are essentially the same.

Mr. Cervantes clarified that the proposed ordinance contains specific definitions to distinguish
between the different types of establishments.

Ms. Thompson inquired whether the ordinance considered the proximity of smoke shops to one
another, similar to regulations used for other business types like car washes.

Chairwoman lIzaguirre expressed her opinion that there is no functional difference between the two
types of businesses, stating that she believes they are the same thing.
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Ms. Thompson pointed out that while the ordinance mandates a 1,000-foot distance from schools, it
does not explicitly state that a smoke shop is prohibited from being located within that same distance
of another smoke shop.

Chairwoman lzaguirre noted that she recalled seeing a provision in the ordinance requiring a
minimum separation distance from other existing smoke shops as well.

Mr. Cervantes confirmed that the 1,000 foot separation requirement applies between shops, noting
that existing tobacco and smoke stores were included on the map to account for this distance

Mr. Sanchez acknowledged the clarification, noting that he had previously overlooked the provision
requiring a minimum separation distance from other schools.

Chairwoman lzaguirre requested a clarification on the specific distinction between the two, asking
for a formal definition of a tobacco store.

Mr. Sanchez noted that he had reviewed the provided definitions but sought further clarification on
their application. He specifically inquired whether a business such as Walgreens, which sells
cigarettes as part of a broader inventory, would be classified as a tobacco store under the proposed
ordinance.

Mr. Cervantes clarified that the ordinance includes specific provisions exempting certain businesses
from being classified as tobacco shops. He stated that facilities such as gas stations are not
considered tobacco shops under these regulations.

Chairwoman lzaguirre sought further clarification, noting that the ordinance specifically mentions
vape shops.

Mr. Cervantes confirmed that vape shops are classified as smoke shops under the ordinance. He
observed that these businesses typically occupy small suites within various commercial plazas and
noted a recent trend of their rapid proliferation throughout the city.

Chairwoman lzaguirre requested a precise definition of a tobacco store, seeking to understand how
it is distinguished from other retail establishments under the proposed ordinance.

Mr. Cervantes explained that the ordinance uses a combined definition for smoke shops and tobacco
stores. He defined these as any premises dedicated to the display, sale, distribution, or marketing
of tobacco products and paraphernalia. However, he clarified that grocery stores, supermarkets, and
convenience stores are exempt from this definition and the resulting restrictions if their tobacco sales
are strictly ancillary to their primary retail operations Law Insider.

Chairwoman lzaguirre asked if there was any input in favor or against the request.

Lieutenant David Besson, representing the Mission Police Department, spoke on behalf of the Chief
of Police in support of the ordinance. He stated that the department favors the measure because it
is designed to limit youth accessibility to tobacco products by restricting their proximity to schools.
Regarding the distinction between the establishments, Lieutenant Besson shared his understanding
that tobacco stores primarily sell cigarettes, cigars, and related paraphernalia, while smoke shops
are more specifically geared toward vaping products.
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Chairwoman lzaguirre entertained a motion to close the public hearing. Ms. Thompson moved to
close the public hearing. Mr. Sanchez seconded the motion. Upon a vote, the motion passed
unanimously.

Chairwoman Izaguirre asked if the board had any questions.
There was none.

There being no further discussion, Chairwoman lzaguirre entertained a motion. Ms. Thompson
moved to approve the ordinance amendment. Mr. Sanchez seconded the motion. Upon a vote, the
motion passed unanimously.

Started: 5:44 p.m.

Ended: 5:56 p.m.

Item #8

Conduct a public hearing and consideration of the adoption of an ordinance amending the
Code of Ordinances Appendix A - Zoning, Article X. Conditional Use Permits, Section 1.56
Conditions of Conditional Use; Subsection 3, Bars, Cocktail Lounges, Taverns, Cantinas,
Saloons, Dancehalls, Discotheques, Discos or Nightclubs, by Adding Subsection H,
Establishing License Security Officers Requirements Based on the Maximum Occupancy of
the Venue. Applicant: City of Mission

Mr. Cervantes stated this ordinance will establish requirements for licensed security requirements in
certain entertainment venues. The ordinance established a requirement of one licensed security
officer for every 60 patrons. Chairwoman Izaguirre asked if there was any input in favor or against
the request. Staff recommends the adoption of the ordinance.

Mr. Cervantes presented an ordinance amendment designed to establish clear guidelines for
security personnel in bars and clubs. He explained that the City Council raised concerns regarding
a previous case where only one licensed security officer was required. Under the new proposal, the
number of security officers will be determined by maximum occupancy, requiring one licensed
security officer for every 60 patrons. For instance, an establishment with a maximum occupancy of
65 people would be required to staff two licensed officers. Mr. Cervantes noted that, upon adoption,
these requirements will be implemented during the processing of new Conditional Use Permits
(CUP) for bars and clubs.

Ms. Thompson inquired about the justification for the 60-to-1 ratio, specifically asking if the figure
was based on standards from another jurisdiction or established guidelines.

Mr. Cervantes explained that his research indicated McAllen is currently the only nearby city with
similar guidelines, requiring one security officer for every 75 patrons. He noted that the proposed
ordinance would be stricter than McAllen's by requiring one officer for every 60 patrons.

Mr. Cervantes stated that this higher standard is intended to prevent the types of issues experienced
by bars in McAllen and Brownsyville. He reiterated that the City Council requested these clear, specific
guidelines for licensed security requirements when issuing permits for bars and lounges.

Ms. Thompson inquired about the scope of the amendment, asking for an estimate of the total
number of bars and lounges that would be affected by the new security regulations.
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Mr. Cervantes reported that staff had processed five applications within the past year involving
licensed security requirements, consisting of four bars and one event center. He noted that the new
regulations would be applied to these establishments as they come forward for their permit renewals.

Ms. Thompson sought clarification on whether the new security requirements would be applied
retroactively, asking if the ordinance only applied to future applications and if existing establishments
would be exempt from these changes.

Mr. Cervantes explained that existing establishments, such as Taboo and others, are required to
apply for permit renewals. He clarified that as these businesses submit their renewal applications,
staff will apply the updated security guidelines to ensure they meet the new standards.

Ms. Thompson inquired about the frequency of the renewal process for Conditional Use Permits
(CUPs) or business licenses.

Mr. Cervantes clarified that the renewal process for Conditional Use Permits (CUP) for bars typically
occurs on a one-year basis.

Ms. Thompson expressed her reservations regarding the proposed 60-to-1 ratio, stating that a 75-
to-1 ratio appeared more reasonable to her. While she acknowledged that the 60-to-1 requirement
is intentionally more stringent, she suggested the lower threshold felt somewhat excessive.

Mr. Cervantes maintained that the 60-to-1 ratio was selected to ensure the city remains on the safer
side regarding public security and order.

Mr. Sanchez inquired whether the City Council had provided any specific guidance or reasoning for
selecting the 60-patron threshold for security requirements.

Mr. Cervantes explained that the 60-patron threshold was a figure he developed and presented to
the City Council, who expressed their agreement with the stricter standard compared to McAllen. He
noted that while Brownsville is considering similar measures, he believes 60 serves as an effective
"cutoff" for requiring additional security. Furthermore, he clarified that smaller establishments with a
maximum occupancy of 50 or 55 would only require one officer. He also emphasized that this
requirement is specifically targeted for the hours of 8:00 p.m. to 2:00 a.m., rather than being an all-
day mandate.

Chairwoman lzaguirre sought clarification on the adequacy of the proposed staffing levels, inquiring
whether the board members believed the requirement of one officer per 60 patrons might be
excessive.

Ms. Thompson expressed her concern that the proposed ratio was too strict, indicating that the
requirement for one officer per 60 patrons appeared to be an overly stringent regulation for the
establishments.

Chairwoman lzaguirre inquired about the previous standards, seeking clarification on the specific
security requirements that were in place prior to the proposed amendment City of Mission Planning.

11
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Ms. Thompson remarked that there was effectively no specific standard in place previously,
suggesting that the prior requirements were either non-existent or lacked a formal, codified ratio City
of Mission Planning.

Chairwoman lzaguirre proposed an alternative threshold for the security requirement, suggesting
that the mandate for multiple licensed officers should perhaps only begin once an establishment
reaches a maximum occupancy of 100 patrons.

Ms. Thompson expressed her agreement, noting that the measure appears to be excessively strict.
She inquired about the enactment date of McAllen Ordinance 75-1.

Mr. Cervantes clarified that the regulation has actually been in effect for a significant period.

Ms. Thompson further noted that the city has not increased certain ratio following the McAllen
incidents.

Chairwoman lzaguirre asked if they could first to start with 200 and then see what City Council will
decide.

Mr. Sanchez inquired whether any stakeholders had provided input regarding the matter and
specifically questioned if they had been given official notice. He further noted that they had not been
notified and asked for confirmation on whether the city had reached out to them at all.

Mr. Cervantes admitted that the city did not proactively reach out to stakeholders. He noted,
however, that the owner of Taboo a local establishment mentioned having four security guards since
the business owners are often already aware of these requirements due to previous interactions with

the city.

Ms. Thompson noted that some individuals may feel a need for assistance based on the specific
requirements of their clientele.

Chairwoman lzaguirre pointed out that the establishment in question had closed down.

Ms. Thompson argued that the level of strictness required often depends on the clientele. She
observed that while some groups consist of children who might require more discipline, others are
composed of older individuals or professionals.

Mr. Cervantes suggested that a recommendation could be made to adjust the ratio to one for every
75, rather than the current every 60.

Chairwoman lzaguirre expressed her concern that a ratio of 75 would be too strict, suggesting
instead that a limit of 100 might be more appropriate.

Mr. Sanchez stated that while he did not personally have an issue with the ratio of 60, he preferred
to hear directly from the stakeholders first. He suggested that bar owners might either welcome the
regulation or find it too restrictive, noting that a ratio of 100 could potentially be a better alternative
based on their feedback.

12
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Mr. Cervantes proposed that the board table the item to allow staff the opportunity to contact the five
businesses currently subject to the requirement and gather their feedback.

Ms. Thompson clarified that the active businesses would be the ones primarily affected by the
regulation. She expressed concern that these establishments, rather than those pending renewal,
would feel "blindsided" by the sudden implementation of the new requirements.

Mr. Cervantes confirmed that because businesses only report for renewal once a year, that specific
interaction would be the designated time to inform them of the new security officer requirements.

Chairwoman lzaguirre expressed her agreement, stating that businesses should be properly
informed of the new requirements.

Mr. Sanchez expressed his desire to hear public comments from the stakeholders regarding the
matter.

Ms. Thompson argued that the outreach should extend beyond the five current applicants to include
all businesses facing future renewals. She emphasized that failing to inciude them would be unfair,
as they would eventually be subject to the same requirements.

Mr. Cervantes clarified that the requirement currently applies to only five businesses.

Ms. Thompson questioned the figure, asking for clarification on whether only five establishments
would be affected by the requirement.

Mr. Cervantes clarified that the five establishments consist of four bars and one event center.

Ms. Thompson sought confirmation that only those five specific establishments would be subject to
the proposed regulation.

Mr. Cervantes explained that the requirement would apply to new establishments, such as brand-
new bars or lounges, as they enter the system.

Mr. Sanchez inquired whether the requirement would also apply to existing bars reapplying for their
Conditional Use Permit (CUP).

Mr. Cervantes clarified that the requirement currently applies only to the five establishments
mentioned as they return for renewal. However, he noted that the rules would also apply to any
brand-new businesses, such as a bar or lounge, seeking to open within a commercial plaza.

Ms. Thompson clarified that there are currently only five existing Conditional Use Permits (CUPs)
subject to the rule, consisting specifically of four bars and one event center.

Ms. Jessica Munoz pointed out that there are additional businesses that have not yet returned for
their renewal process.

Ms. Thompson confirmed that the regulation would ultimately apply to all establishments currently
operating under a Conditional Use Permit (CUP).

13




Item 1

Chairwoman lzaguirre expressed her agreement with Ms. Thompson, citing the current economic
challenges facing local businesses. She shared an example of a local restaurant owner whose sales
have decreased by 40%, arguing that smaller event centers would struggle to remain viable if
burdened with the cost of a security officer for as few as 60 guests. The Chairwoman further noted
that individuals hosting small events often choose such venues because they cannot host them at
home; requiring a security officer for such a small group would make these events unaffordable. She
concluded that imposing a 60-person threshold would make it increasingly difficult for businesses to
operate during a period of declining sales across the board.

Ms. Thompson observed that many business owners understand their own demographics and will
proactively hire additional security based on their specific clientele. She expressed her personal
opinion that a requirement for every 60 people is too restrictive.

Chairwoman lzaguirre questioned whether the alternative would be to eliminate the requirement
entirely.

Ms. Thompson suggested that the board would have no basis for comparison if they implemented a
strict requirement without first "testing the waters." She cautioned that once a standard is
established, it becomes difficult to justify increasing or adjusting it without historical data to support
such a change.

Mr. Cervantes explained that the board has previously only required such measures in a limited
capacity.

Ms. Thompson suggested establishing a higher initial threshold as a baseline. She argued that if that
starting point proves ineffective, the board could then adjust the ratio downward, but emphasized
the need for a starting point that allows for evaluation.

Chairwoman lzaguirre expressed her agreement with Mr. Sanchez, reiterating the need to hear
directly from the stakeholders. She indicated that her perspective was informed by the potential
impact on other businesses that have yet to weigh in.

Mr. Sanchez emphasized his desire to hear from the stakeholders, noting that the regulation affects
various parties in different ways. He illustrated the practical impact of the different ratios, pointing
out that a requirement for one officer per 60 guests would necessitate five officers for a crowd of
300, whereas a ratio of one per 100 would only require three. Mr. Sanchez noted that the
stakeholders could provide specific insight into the actual costs and financial implications they are
currently facing.

Chairwoman Izaguirre expressed her astonishment at the reported figures, specifically referencing
a 40% decrease in sales over a six-hour period. She noted that if an establishment designed to
operate at full capacity is experiencing such a significant decline, then bars are likely being impacted

just as severely.

Mr. Cervantes suggested that the board table the item and organize a workshop, inviting all relevant
business owners to gather their feedback.

Ms. Thompson expressed her support for the proposal, noting that organizing a workshop would be
a beneficial approach.

in
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Chairwoman lzaguirre clarified that rather than a workshop, the board should notify stakeholders of
an upcoming public hearing. She emphasized the importance of ensuring the business owners are
fully informed about the specific topics under discussion beforehand.

Ms. Thompson acknowledged that while the meeting agenda is made public, business owners are
often too busy to monitor every specific item. She emphasized that simply posting the agenda may
not be sufficient, as these stakeholders might miss the notification due to the demands of running
their businesses.

Mr. Cervantes expressed his support for the updated approach and offered to personally reach out
to the business owners since the board maintains their contact information. He proposed scheduling
a follow-up public hearing in one month covering two meetings to ensure all bar owners are directly
informed about the potential changes.

Chairwoman lzaguirre agreed, noting that the business owners might have various questions once
they are present at the hearing. She emphasized the importance of providing them with the
opportunity to seek clarification in person.

Mr. Sanchez stated that he would encourage the stakeholders to provide public comments. He
added that if they are unable to aitend in person, they should at least be given the opportunity to
submit their feedback in writing.

Chairwoman lzaguirre expressed her agreement, confirming that providing stakeholders with an
opportunity for written or verbal input was necessary.

Mr. Cervantes confirmed the plan to reschedule the public hearing for two meetings from the current
date. He stated that, in the interim, he will personally contact each bar owner to inform them of the
proposal and solicit their feedback. He further noted that he will invite them to attend the upcoming
meeting or, if they are unable to attend, to submit their comments directly to him for the board’s
consideration.

There being no further discussion, Chairwoman lIzaguirre entertained a motion. Ms. Thompson
moved table the ordinance amendment request. Mr. Sanchez seconded the motion. Upon a vote,
the motion passed unanimously.

ITEM#10

ADJOURNMENT

There being no discussion, Chairwoman lzaguirre entertained a motion. Ms. Thompson moved to
adjourn the meeting. Mr. Sanchez seconded the motion. Upon a vote, the motion to adjourn passed
unanimously at 5:56 p.m.

Diana Izaguirre, Chairwoman
Planning and Zoning Commission

15




el

N,

< MSSig

|
A, .e
-
=
C’

Item 2

2\ CITY OF
’ M ISS I O N AGENDA ITEM & RECOMMENDATION
o/ SUMMARY

R

MEETING DATE:  March 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 — Ricardi Café, LLC in a
property zoned General Business (C-3) District, being Lot 15, Block 3, Shary
Gardens Subdivision, located at 1601 E. Griffin Parkway, Suite A. Applicant:
Ricardi Café, LLC c/o Lourdes Lerma — Cervantes

NATURE OF REQUEST:

Project Timeline:

February 03, 2026 — Application for a Conditional Use Permit (“CUP”) submitted to the City.
February 20, 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.

March 4, 2026 — Public hearing and consideration of the requested Conditional Use Permit by
the Planning and Zoning Commission (P&Z).

March 24, 2026 — Public hearing and consideration of the requested Conditional Use Permit by
the City Council.

Summary:

The subject site is located at 1601 E. Griffin Parkway 83 within the Shary Gardens Commercial
Plaza.

Per the 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 1,368 square foot suite within a commercial plaza for a Café Shop.
This business has been in operation since October 2025, and the applicant would like to offer
alcoholic beverages with their meals.

The applicant would like to provide live music entertainment, such as a pianist or guitarist,
during special events.

According to the applicant, 86 percent of the total sales are food-related, and 14 percent are
alcoholic beverages-related.

The hours of operation are as follows: Monday - Saturday from 7:00 a.m. to 12 a.m., and
Sundays from 8:00 a.m. to 4:00 p.m.

Staff: 4 employees in different shifts

Parking: There are a total of 61 seating spaces available, which require 20 parking spaces. Itis
noted that the parking is held in common, and there are 119 parking spaces that are shared with
the other businesses within the commercial plaza.

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 is a
residential subdivision within 300 feet; however, P&Z and City Council have waived this
separation requirement in previous conditional use permits.
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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 to ensure that a use requested by a Conditional Use Permit is
compatible and complementary to adjacent properties.

STAFF RECOMMENDATION:
Staff recommends approval with the conditions below:

N~

Permit for two (2) year to continue to assess this business.

Continued compliance with all City Codes (Building, Fire, Health, etc.)

Waiver of the 300’ separation requirement from the residential homes.

Continued compliance with TABC requirements.

CUP is not transferable to others.

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

Must comply with the noise ordinance.

Maximum occupancy to be 78 people at all times.

Hours of operation: Monday - Saturday from 7:00 a.m. to 12 a.m., and Sundays from 8:00 a.m.
to 4:00 p.m.

RECORD OF VOTE: APPROVED:

DISAPPROVED:
TABLED:

AYES

NAYS

DISSENTING
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AERIAL MAP
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ZONING MAP
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LEGAL NOTICE MAP
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FLOOR PLAN

RICARDI café LLC

1601 E Griffin Pkwy ste A, Mission, TX 78572,

United States

Employees 4

92 people
4 employees

(mm)
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EXTERIOR PHOTO
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Item 2

MENU

0022719797 - RICARDI café

Menu (Simple)

Department

APPETIZERS

BAGELS

BOWLS & SALADS

CHILAQUILES

COLD COFFEE

COLD TEA

CREPES

Item Name

Corn Dip

LOX bagel

AGAI bowl

Fruit Bowl
ITALIAN salad
RICARDI's sélad

SPRING salad

Chilaquiles

Iced Banana Peanut Butter Latte
Iced Choco Milk

Iced DUBAI chocolate Latte

Iced ENERGY Choco banana
Iced Latte

Iced Mazapan Latte

Iced Mocha

Iced Nutella Latte

Iced Oreo Latte

Iced Chai Latte

Iced Coco Matcha
Iced ENERGY Matcha
Iced Mango Matcha
Iced Matcha Latte

Iced Strawberry Matcha

Banana Nutellla Crepe

Custom SAVORY crepe

Item Price

$7.00

$14.95

$9.95
$7.95
$9.95
$9.95

$9.95
$10.00

$4.95
$4.45
$6.95
$7..45
$4.45
$4.95
$4.45
$4.95

$4.95

$4.95
$6.00
$9.00
$6.00
$7.00

$7.00

$9.95

$4.95
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MENU

Department

EXCLUSIVE

HOT COFFE

HOT TEA

OMELETTES

Open Items

PANINI & SANDWICHES

PIZZA

REFRESHERS

Item Name

CUSTOM LATTE ART
REAL GOLD Brownie

RICARDI café Cap

3L Coffee Box

Americano
Cappuccino
Caramel Macchiato
Cortado
Espresso
Espresso Panna
Flat White

Hot Choco Milk
Latte
Macchiato
Mazapan Latte

Mocha

Chai Latte

Matcha Latte

Omelette

Open Beverage

Open Food

Open Retalil

The Pastrami

© The Swiss Burger

PIZZA 6pz.

ITALIAN SODA

RICARDI's SODA

Item Price

$14.95

$9.00

| $29.95

$35.00
$3.85
$4.15
$5.15
$4.45
$2.95
$3.05
$4.85
$4.15
$4.15
$3.05

$4.89

: $5.15

$4.55

$7.00
$9.00
$0.00
$0.00

$0.00

$18.00

$18.00
$17.45

$5.00

$4.00
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TABC APPLICATION

Document reference ID : 580435

Licensing Application Summary

You must review your application and confirm that the information displayed here is correct. Select Review and
Confirm to continue and make the payment. If the information is not correct, select Back to return to the application,
edit the data as needed and finalize the submission. If you need to store the application packet for your records, select
Download.

Application ID:
Applicant Name:

License Type applied for:

580435
Ricardi cafe LLC

Wine and Malt Beverage Retailer’s On-Premise Permit (BG)

Entity Information

Business Structure:

Limited liability company

FEIN/SSN Number: 335051795
Member M ged or M M d. Manager Managed
Historically Underutilized Business: No
Veteran-owned business: No
Fraternal Owned: No
Secretary of State Filing Number: Texas
Date Filed: 5/8/2025
Filing State: RRS
Initial Application Information
Authority Type: | am a principal or authorized user with binding authority
Prefix: Mrs
Legal First Name: lourdes
Legal Last Name: lerma
Suffix: Other
Email Address: lermab528@hotmail.com

Phone Number:

956-458-4358

Principal Parties

Principal Parent Entity Principal Party Role Ownership % Action

Ricardi cafe LLC Ricardi cafe LLC Manager and/or Officer, Manager and/or Officer 100 Added

19
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TABC APPLICATION

Business/Trade Name:

Business Type

Ricardi cafe

Otro

Location's Phone Numbers

Business Phone Number

Alternate Phone Number

956-205-2239

956-458-4358

Location Address

Address:

Is your location within city limits?

1601 E GRIFFIN PARKWAY, MISSION, TX, United States, Hidalgo 78572

Yes

Mailing Address Information

6808 N Taylor Rd, McAllen, TX, United States, Hidalgo 78504

Address:
Measurement Information
Measuring from the public entrance of your location along street lines and directly across intersections, will No

your location be within 1,000 feet of the nearest property line of a public or private school?

Is a residential address or established neighborhood association located within 300 feet of any property line of No

your premises?

2/9
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TABC APPLICATION

Lourdes.lerma@Ricardi cafe LLC

®

TABC - AIMS

Location Additional Information

Is the proposed location in a hotel or motel? No

Alcohol percentage Up to 14%

3/9

30




Item 2

TABC APPLICATION

Posted the 60 day sign:

Date Posted:

Yes

2/2/2026

Projected Sales Information

Sales Year: 2026
Alcohol Sale: $75,000.00
Food Sales: $310,000.00
Other Sales: $90,000.00
Total Sales: $475,000.00
Property Ownership
Do you, the applicant, own the land, building, and/or Yes
wareh at this prop d location?

Are you operating under?

None

4/9
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MAILOUT LIST

PROP_ID geolD
682920 E6550-00-000-0001-00
682921 E6550-00-000-0002-00
574179 $2780-00-003-0009-00
574176 $2780-00-003-0006-00
574177 $2780-00-003-0007-00
574171 $2780-00-003-0001-00
574172 $2780-00-003-0002-00
574185 $2780-00-003-0015-00
574184 $2780-00-003-0014-00
574169 $2780-00-002-0020-00
574175 $2780-00-003-0005-00
574182 $2780-00-003-0012-00
574166 52780-00-002-0017-00
574167 $S2780-00-002-0018-00
574183 $2780-00-003-0013-00
574168 $2780-00-002-0019-00
605558 56260-01-000-009A-00
574180 $2780-00-003-0010-00
574173 $2780-00-003-0003-00
574186 52780-00-003-0016-00

name

EPISCOPAL CHURCH CORP
EPISCOPAL CHURCH CORP
MARTINEZ LYDIA R

BLUE KARAT LP

MAXLER INVESTMENTS LLC

CANO FAMILY LIMITED PARTNERSHIP
CANO FAMILY LIMITED PARTNERSHIP
MAXLER INVESTMENTS LLC
MAXLER INVESTMENTS LLC
GUTIERREZ ELOY JR & CLEMENTINA
BLUE KARAT LP

LEAL CARLOS G JR

ELLISON SHARON G

GONZALEZ ELIAS A

MAXLER INVESTMENTS LLC

SHAW CHERESE

PALM VALLEY CHURCH

MAXLER INVESTMENTS LLC

SERN PROPERTIES LLC

MAXLER INVESTMENTS LLC

addrDelive

PO BOX 6885

PO BOX 6885

4422 N STEWART RD
6916 N PEKING ST
2426 E 21ST ST

3007 LAS COLINAS LN
3007 LAS COLINAS LN
2426 E 21ST ST

2426 E 21ST ST

1610 E 23RD 1/2 ST
6916 N PEKING ST
PO BOX 631

1604 E 23RD 1/2 ST
1606 E 23RD 1/2 ST
2426 E 21ST ST

1608 E 23RD 1/2 ST
1720 E GRIFFIN PKWY
2426 E 21ST ST

1704 SCOBEY AVE
2426 E 21ST ST

addrCity
SAN ANTONIO
SAN ANTONIO
PALMHURST
MCALLEN
MISSION
MISSION
MISSION
MISSION
MISSION
MISSION
MCALLEN
MISSION
MISSION
MISSION
MISSION
MISSION
MISSION
MISSION
DONNA
MISSION

addrState addrZip

X

IRAIIIRIIIIIIIIAIIIALALS

78209-0885
78209-0885
78573-8225
78504-1905
78572-3391
78574-2298
78574-2298
78572-3391
78572-3391
78574-7942
78504-1905
78573-0011
78574-7942
78574-7942
78572-3391
78574-7942
78572-3104
78572-3391
78537-2940
78572-3391
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Item 3

2\ CITY OF
’ M ISS I O N AGENDA ITEM & RECOMMENDATION
o/ SUMMARY

R

MEETING DATE:  March 04, 2026
PRESENTED BY: Xavier Cervantes, Director of Planning
AGENDA ITEM: Conduct a public hearing and consideration of a Conditional Use Permit Renewal

to install a Temporary Mobile Office, being Lot 2A, Mission Business Park
Subdivision, in a (I-1) Light Industrial District, located at 107 International
Boulevard. Applicant: B2Z Builders, LLC — Cervantes

NATURE OF REQUEST:
Project Timeline:

February 06, 2026 — Application for a Conditional Use Permit (“CUP”) submitted to the City.
February 20, 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.

March 04, 2026 - Public hearing and consideration of the requested Conditional Use Permit by
the Planning and Zoning Commission (P&Z)

March 24, 2026 — Public hearing and consideration of the requested Conditional Use Permit by
the City Council.

Summary:

The subject site is located at the Northeast corner of Industrial Way and International Boulevard.
Pursuant to Section 1.45 (3) (f) of the City of Mission Code of Ordinances, a portable building
requires the approval of a conditional use permit by the City Council.

The applicant desires to place two (2) 8’ x 20’ modular offices for the sole use of the day-to-day
business operations of said construction company.

The initial approval took place on February 29, 2024 but the site has not developed yet.

The access to the site is off International Boulevard by a 36-foot driveway.

The property has an area of 142,270.99 square feet.

The proposed hours of operation are as follows: Monday — Saturday, from 7:00 am to 6:00 pm.
The working staff will be 4 employees.

Parking & Landscaping: The applicant is proposing 7 parking spaces, thus compliant with the
parking requirements. The city requires 10% of the landscaping to be irrigated.

The Planning staff has not received any objections to the request from the surrounding property
owners. Staff mailed out (8) 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 recommends approval with the conditions below:

Approval for 2-year re-evaluation subject to;

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

Hours of operation are Monday through Saturday from 7:00 a.m. to 6:00 p.m.
No Business License will be issued before landscaping is in place.
Acquisition of a business license prior to occupancy.

Must comply with the noise ordinance

CUP is not transferable to others.

NooprwdhE

RECORD OF VOTE: APPROVED:
DISAPPROVED:
TABLED:
AYES
NAYS
DISSENTING
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ARIEL MAP
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ZONING MAP
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LEGAL NOTICE MAP
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PICTURE
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Item 3

MAILOUT LIST
PROP_ID geolD name addrDelive addrCity addrState addrZip

516543 M4932-00-000-0001-00 SJCM PROPERTIES LLC 3000 F DANVILLE BLVD ALAMO CA 94507
516553 M4932-00-000-0008-00 3RS ASSET HOLDING CORPORATION 100 INTERNATIONAL BLVD MISSION  TX 78572-5059
516551 M4932-00-000-0007-00 PAEZ PROPERTY HOLDING LLC 22205 48TH ST MCALLEN TX 78503-7322
516548 M4932-00-000-0005-00 BALLI AARON H 923 HOLLYFIELD MISSION  TX 78572-3614
516547 M4932-00-000-0004-00 R & R COOLING & HEATING LLC 1505 INDUSTRIAL WAY UNIT A MISSION  TX 78572-5048
516545 M4932-00-000-0003-00 RUIZ ROEL 2000 N 47TH ST MCALLEN TX 78501-3670

1463057 M4932-00-000-002B-00 MT METALS RECYCLING LLC 1500 IND WAY MISSION  TX 78574

1463056 M4A932-00-000-002A-00 B2Z ENGINEERING LLC 900 S STEWART RD STE 4 MISSION  TX 78572-6461
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