
 

 

ZONING BOARD OF ADJUSTMENTS 
MEETING 

MISSION CITY HALL 
JANUARY 28, 2026 at 4:30 PM 

 

AGENDA 

Pursuant to V.T.C.A. Gov. Code Section 551.001, et. Seq., the Zoning Board of the City of 
Mission, Texas will hold a Regular Meeting on Wednesday, January 28, 2026, at 4:30 p.m. in 
the City Hall’s Council Chamber, 1201 E. 8th Street to consider the following matters: 

REGULAR MEETING 
1. Call to Order 
2. Disclosure of Conflict of Interest 
3. Citizens Participation 

APPROVAL OF MINUTES 

4. Approval of Minutes for Special ZBA Meeting - January 6, 2026 

Election of Chairman and Vice-Chairman - Cervantes  

5. Election of Chairman and Vice-Chairman 

PUBLIC HEARING 

6. Tabled: Public hearing and consideration of a variance to allow a 10’-1 9/16” front setback instead of 

the required 25-foot and a 6-foot rear setback instead of the required 10-foot, being Lot 103, Bryan’s 

Landing Subdivision, located at 1212 Post Oak Street, Applicant – Luis D. Waldo - Cervantes 

7. Public hearing and consideration of a variance to allow a 10-foot side setback instead of the required 

20-foot setback, being Lot 16, Sharyland Plantation Village San Miguel Phase VI Subdivision, located at 

2601 San Lorenzo Street, Applicant – Rosana Ramirez and Jose A. Cantu - Cervantes 

8. Public hearing and consideration of a variance to allow a 1’- 6” side setback instead of the required 

6’ and a 4’ rear setback instead of the required 10’ setback/utility easement for a proposed 12’x 36’ 

carport, being Lot 25, Mission Valley Subdivision, located at 3405 Driftwood Court, Applicant – Robert 

Acosta - Cervantes 

9. Public hearing and consideration of a variance to keep a 1’ front setback instead of the required 18’ 

front setback for a 20’x 20’ carport, being Lot 33, Sunrise Meadows Subdivision, located at 2016 E. 21st 

Street, Applicant – Robert Ramones - Cervantes 

10. Public hearing and consideration of a variance request to allow a 0’ garage setback instead of the 

required 18’ for a 14’ x 24’ proposed carport, being Lot 37, Block 16, Fiesta Village Phase I Subdivision, 

located at 1703 Mercedes Avenue,  Applicant: Garry Wood – Cervantes 

11. Public hearing and consideration of a variance request to allow an 8’ front setback instead of the 

required 20 feet, and a 1’ side setback instead of the required 6’ for a 21’ x 30’ existing carport, being 

Lot 81, Tabasco Subdivision, located at 707 W. 30th Street, Applicant: Roberto Gamez – Cervantes 

12. Public hearing and consideration of a variance request to allow a 2’ 5” rear setback instead of the 

required 15-foot and a 2’ 5” side setback instead of the required 6’ for a 67’x19’ existing batting cage, 

being Lot 18, Girasol Estates Subdivision, located at 1701 Liz Drive, Applicant: Manuel Cardoza – 

Cervantes 
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13. Public hearing and consideration of a variance request to allow a 9-foot front setback instead of the 

required 20 feet, for a 29’ x 25’ existing carport, being Lot 1, Block 44A, Southwest Addition 

Subdivision, located at 212 N. Nicholson Avenue, Applicant: Fidel Montiel – Cervantes 

14. Public hearing and consideration of a variance request to allow a 0-foot rear setback instead of the 

required 10 feet and a 0’ corner side setback instead of the required 10 feet for a 12’x12’-6” existing 

storage shed, being Lot 18, Crystal Estates Phase 1 Subdivision, located at 1504 Rebecca Street, 

Applicant: Luis A. Rodriguez – Cervantes 

15. Public hearing and consideration of a variance request to allow a 7-foot rear setback instead of the 

required 15 feet for a 17’x17’ existing detached patio, and to allow a 0’ side setback instead of the 

required 6’ for a 11’x7’ existing storage shed being Lot 7, The Oaks at Holland Subdivision, located at 

708 Stacie Lane, Applicant: Ricardo Reyna – Cervantes 

ADJOURNMENT 

Signed this the 22nd 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 22nd 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 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: January 28, 2026 

PRESENTED BY: Xavier Cervantes, Director of Planning 

AGENDA ITEM: Election of Chairman and Vice-Chairman - Cervantes 

 

 

NATURE OF REQUEST:  

It is a common procedure to elect a Chairman and Vice-Chairman Every Year. The Current 
Chairman is Heraclio Flores, and the Vice-Chairman is Humberto Garza. 

 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: January 28, 2026 

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

AGENDA ITEM: Public hearing and consideration of a variance to allow a 10’-1 9/16” front setback 
instead of the required 25-foot and a 6-foot rear setback instead of the required 10-
foot, being Lot 103, Bryan’s Landing Subdivision, located at 1212 Post Oak Street, 
Applicant – Luis D. Waldo - Cervantes 

 
 

NATURE OF REQUEST: 

Project Timeline: 

 November 17, 2025 – Application for Variance Request submitted to the City  

 November 11, 2025 – In accordance with State and local law, notice of the required public 
hearings mailed to all property owners within 200 feet of the subject tract. 

 December 10, 2025 – Public hearing and consideration of the requested variance by the Zoning 
Board of Adjustments.  

Summary: 

 This item was previously tabled on January 06, 2026.  

 The applicant failed to obtain an approved H.O.A. letter of approval 

 The request is for a variance not to comply with Section 1.37 (5) (e) (f) of the Mission Code of 
Ordinances, which states: 
- Minimum depth of front setback: 25 feet. 
- Minimum depth of rear setback: 10 feet. 
- Where a building setback has been established by plat or ordinance and such setback 

requires a greater or lesser setback than is prescribed by this article for the district in which 
the building is located, the required front yard setback shall comply with the building line so 
established by such plat or ordinance. 

 The site is located at the southwest corner of N. Bryan Road and Post Oak Street. 

 The applicant is requesting a variance to construct a new dwelling facing N. Bryan Road with a 
10’-1 9/16” front setback instead of the required 25-foot setback and a 6-foot rear setback instead 
of the required 10-foot setback. 

 Bryan’s Landing Subdivision was recorded on May 16, 2025. The subject property is a lot outside 
the subdivision walls. 

 The subject lot has a total area of 6,661.01 square feet. 

 The Planning staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out 21 legal notices to surrounding property owners. 

 The proposed house has 2,633.00 square feet and a 510.00 square feet garage. 
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STAFF RECOMMENDATION: 

Staff recommends denial. This request does not constitute an undue hardship. 

However, if ZBA is inclined to approve this variance request then the applicant would need to comply 
with the following:  1) Sign a hold harmless agreement stating that the structure will remain perpetually 
“open and to its footprint,” and if the structure is ever removed, the prevailing setbacks shall be complied 
with thereafter, and 2) obtaining a building permit fee. 

 

 

 

 

 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: January 28, 2026 

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

AGENDA ITEM: Public hearing and consideration of a variance to allow a 10-foot side setback 
instead of the required 20-foot setback, being Lot 16, Sharyland Plantation Village 
San Miguel Phase VI Subdivision, located at 2601 San Lorenzo Street, Applicant – 
Rosana Ramirez and Jose A. Cantu - Cervantes 

 
 

NATURE OF REQUEST: 

Project Timeline: 

 December 17, 2025 – Application for Variance Request submitted to the City  

 January 15, 2026 – In accordance with State and local law, notice of the required public hearings 
mailed to all property owners within 200 feet of the subject tract. 

 January 28, 2026 – Public hearing and consideration of the requested variance by the Zoning 
Board of Adjustments.  

Summary: 

 The request is for a variance not to comply with Section 1.46 (3) (b) of the Mission Code of 
Ordinances, which states: 
- Any use of property that does not meet the required minimum lot size; front, side, and rear 

yard dimensions, and or lot width; or exceeds the maximum height, building coverage, or 
density per gross acre as shown in the recorded development plan, and approved by the 
planning and zoning commission. 

 The site is located on the North side of San Lorenzo Street, approximately 460 feet West of Santa 
Monica Street. 

 The applicant is requesting a variance to construct a new dwelling with a 10-foot side setback 
instead of the required 20-foot side setback. 

 Sharyland Plantation Village San Miguel Phase VI Subdivision was recorded on December 17, 
2021. 

 The subject lot has a total area of 32,286.34 square feet. 

 The Planning staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out 13 legal notices to surrounding property owners. 

 The proposed house has a total of 8,152.27 square feet. 

 Staff notes that Z.B.A. has considered the following variances in this subdivision. 

            Legal Description                  Variance Request        Date of Meeting           Recommendation 

           Lots 23-32, Phase I                     30-foot rear                  11-16-05                        Approved 

           Lot 40, Phase II                          33.9-foot rear                11-08-06                        Approved 

           Lot 8, Phase II                             45-foot front                 02-06-07                         Denied 
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STAFF RECOMMENDATION: 

Staff recommends approval. 

 

 

 

 

 

 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: January 28, 2026 

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

AGENDA ITEM: Public hearing and consideration of a variance to allow a 1’- 6” side setback instead 
of the required 6’ and a 4’ rear setback instead of the required 10’ setback/utility 
easement for a proposed 12’x 36’ carport, being Lot 25, Mission Valley Subdivision, 
located at 3405 Driftwood Court, Applicant – Robert Acosta - Cervantes 

 
 

NATURE OF REQUEST: 

Project Timeline: 

 December 08, 2025 – Application for Variance Request submitted to the City  

 January 15, 2026 – In accordance with State and local law, notice of the required public hearings 
mailed to all property owners within 200 feet of the subject tract. 

 January 28, 2026 – Public hearing and consideration of the requested variance by the Zoning 
Board of Adjustments.  

Summary: 

 The request is for a variance not to comply with Section 1.371 (5) (f) (g) of the Mission Code of 
Ordinances, which states: 
- Minimum depth of the rear setback: 10 feet 
- Minimum depth of  the side setback: 6 feet 
- Where a building setback has been established by plat or ordinance and such setback 

requires a greater or lesser rear and side yard setback than is prescribed by this article for the 
district in which the building is located, the required setback shall comply with the building line 
so established by such plat or ordinance. 

 The site is located along the East side of Driftwood Court, approximately 110 feet South of 
Thompson Street. 

 The applicant is requesting a variance to allow a 12’ by 36’ carport within the side and rear 
setbacks. 

 The Mission Valley Subdivision was recorded on January 16, 2016. The subject property is an 
irregular shaped lot. 

 The subject lot has a total area of 11,069 square feet. 

 The Planning staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out 31 legal notices to surrounding property owners. 

 No variances have been processed in this subdivision. 
 

 

STAFF RECOMMENDATION: 

 

Staff recommends approval of the proposed side setback but denial of the proposed rear utility setback. 
This request does qualify as an undue hardship due to the irregular shape of the Lot.   
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However, if ZBA is inclined to approve this variance request then the applicant would need to comply 
with the following:  1) Sign a hold harmless agreement stating that the structure will remain perpetually 
“open and to its footprint,” and if the structure is ever removed, the prevailing setbacks shall be complied 
with thereafter, and 2) obtaining a building permit fee. 

 

 

 

 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: January 28, 2026 

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

AGENDA ITEM: Public hearing and consideration of a variance to keep a 1’ front setback instead of 
the required 18’ front setback for a 20’x 20’ carport, being Lot 33, Sunrise Meadows 
Subdivision, located at 2016 E. 21st Street, Applicant – Robert Ramones - 
Cervantes 

 
 

NATURE OF REQUEST: 

Project Timeline: 

 November 11, 2025 – Application for Variance Request submitted to the City  

 January 15, 2026 – In accordance with State and local law, notice of the required public hearings 
mailed to all property owners within 200 feet of the subject tract. 

 January 28, 2026 – Public hearing and consideration of the requested variance by the Zoning 
Board of Adjustments.  

Summary: 

 The request is for a variance not to comply with Section 1.371 (5) (h) of the Mission Code of 
Ordinances, which states: 
- Minimum distance from the public right-of-way to the entrance to a garage or carport, unless 

otherwise approved by the zoning board of adjustments: 18 feet. 
- Where a building setback has been established by plat or ordinance and such setback 

requires a greater or lesser garage/carport yard setback than is prescribed by this article for 
the district in which the building is located, the required setback shall comply with the building 
line so established by such plat or ordinance. 

 The site is located along the South side of E. 21st Street, approximately 245 feet East of Cardinal 
Street. 

 The applicant is requesting a variance to keep a 20’ by 22’ carport within the 18’ front setback. 

 The Sunrise Meadows Subdivision was recorded on August 24, 2004. The subject property is a 
regular lot with a depth of 125.00 feet and a width of 60 feet along East 21st Street. 

 The subject lot has a total area of 7,500 square feet. 

 The Planning staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out 31 legal notices to surrounding property owners. 

 No variances have been processed in this subdivision. 
 

 

STAFF RECOMMENDATION: 

 

Staff recommends denial. This request does not qualify as an undue hardship.   

However, if ZBA is inclined to approve this variance request then the applicant would need to comply 
with the following:  1) Sign a hold harmless agreement stating that the structure will remain perpetually 
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“open and to its footprint,” and if the structure is ever removed, the prevailing setbacks shall be complied 
with thereafter, and 2) obtaining a building permit fee. 

 

 

 

 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: January 28, 2026 

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

AGENDA ITEM: Public hearing and consideration of a variance request to allow a 0’ garage 
setback instead of the required 18’ for a 14’ x 24’ proposed carport, being Lot 37, 
Block 16, Fiesta Village Phase I Subdivision, located at 1703 Mercedes Avenue,  
Applicant: Garry Wood – Cervantes 

 

NATURE OF REQUEST: 
Project Timeline: 

 November 14, 2025 – Application for Variance Request submitted to the City. 

 January 15, 2026 – In accordance with State and local law, notice of the required public 
hearings mailed to all property owners within 200 feet of the subject tract and notice of public 
hearing was published in the Progress Times.  

 January 28, 2026 – Public hearing and consideration of the requested variance by the Zoning 
Board of Adjustments (ZBA). 
 

Summary: 

 The request is for a variance not to comply with Section 1.40(5)(e & i) of the Mission Code of 
Ordinances, which states: 

o Minimum depth of front setback: 20 feet, and  
o Minimum width of side setback: 

1. Internal lot:  6 feet 
2. Corner lot: 10 feet 

 
o Minimum distance from the public right-of-way to the entrance to a garage or enclosed 

carport, unless otherwise approved by the Zoning Board of Adjustments:  18 feet. 
 

o Where a building setback has been established by plat or ordinance and such setback 
requires a greater or lesser setback than is prescribed by this article for the district in 
which the building is located, the required setback shall comply with the building line so 
established by such plat or ordinance.  

 
 The applicant is requesting a variance for a proposed 14’ x 24’ carport in front of the property.   

 Fiesta Subdivision was recorded on January 23, 1978.  The regular lot measures 35 feet in 
width by 55 feet in length for a total of 1,925 square feet.  The site is located 35’ from the 
northeast corner of Laredo Blvd. and Mercedes Avenue.   

 There is currently an existing 981 square foot mobile home on the property.   

 The lots to the east, west, north, and south are developed as Mobile & Modular Homes.  

 The Planning staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out 47 legal notices to surrounding property owners. 

 Staff notes that ZBA has considered the following variance within this subdivision. 
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Subdivision 
Variance Date Recommendation 

Lot 5, Blk. 5 4’ inner sideyard setback 1/14/97 Approval 
Lots 13, Blk. 1, Lot 1, Blk. 2, Lots 10 & 11, 
Blk. 3, Lots 1 & 38, Blk. 4, Lot 12, Blk. 5, 
Lot 1, Blk. 6, Lot 12, Blk. 7, Lot 1, Blk. 8, 
Lots 10 & 11, Blk. 9, Lots 1 & 38, Blk. 10, 
Lot 12, Blk. 11, Lot 1, Blk. 12, Lot 12, Blk. 
13, Lot 1, Blk. 14, Lots 10 & 11, Blk. 15, 
Lots 1 & 38, Blk. 16, Lot 12, Blk. 17, Lot 
12, Blk. 19, Lot 10, Blk. 20, Lot 1, Blk. 21 

5’ corner setback 4/10/01 Approval  

Lot 4, Blk. 9 4.5’ side setback 11/13/01 Approved 
Lot 13, Blk. 18A 3’ side setback 1/19/05 Approval  

 The City of Mission Code of Ordinances Appendix A – Zoning, Section 1.17 states ZBA may: 
 

o “Permit the reconstruction, extension, or enlargement of a building occupied by a non-
conforming use on the lot or tract occupied by such building provided such 
reconstruction does not prevent the return of such property to a conforming use”, and 

o “Authorize in specific cases a variance from the terms of a zoning ordinance if the 
variance is not contrary to the public interest and, due to special conditions, a literal 
enforcement of the ordinance would result in unnecessary hardship, and so that the 
spirit of the ordinance is observed and substantial justice is done.” 
 

 There is a state law, HB 1475, that allows variances to be granted if: 
 

o The financial cost of compliance is greater than 50 percent of the appraised value of the 
structure as shown on the most recent appraisal roll certified to the assessors for the 
municipality under Section 26.01, Tax Code; 

o Compliance would result in a loss to the lot on which the structure is located of at least 
25 percent of the area on which development may physically occur; 

o Compliance would result in the structure not complying with a requirement of a municipal 
ordinance, building code, or other department;  

o Compliance would result in the unreasonable encroachment on an adjacent property or 
easement; or  

o The municipality considers the structure to be nonconforming. 

STAFF RECOMMENDATION: 

Staff recommends disapproval of the variance request as: 

1. The request does not meet the standards for the issuance of a variance as described in the City 
of Mission Code of Ordinances  

However, if ZBA is inclined to approve this variance request then the applicant would need to comply 
with the following:  1) Sign a hold harmless agreement stating that the structure will remain perpetually 
“open and to its footprint” and if the structure is ever removed, the prevailing setbacks shall be complied 
with thereafter, and 2) obtaining a building permit. 
 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: January 28, 2026 

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

AGENDA ITEM: Public hearing and consideration of a variance request to allow an 8’ front setback 
instead of the required 20 feet, and a 1’ side setback instead of the required 6’ for 
a 21’ x 30’ existing carport, being Lot 81, Tabasco Subdivision, located at 707 W. 
30th Street, Applicant: Roberto Gamez – Cervantes 

 

NATURE OF REQUEST: 
Project Timeline: 

 November 14, 2025 – Application for Variance Request submitted to the City. 

 January 15, 2026 – In accordance with State and local law, notice of the required public 
hearings mailed to all property owners within 200 feet of the subject tract and notice of public 
hearing was published in the Progress Times.  

 January 28, 2026 – Public hearing and consideration of the requested variance by the Zoning 
Board of Adjustments (ZBA). 
 

Summary: 

 The request is for a variance not to comply with Section 1.371(5)(e & g) of the Mission Code of 
Ordinances, which states: 

o Minimum depth of front setback: 20 feet, and  
o Minimum width of side setback: 

1. Internal lot:  6 feet 
2. Corner lot: 10 feet 

 
o Minimum distance from the public right-of-way to the entrance to a garage or enclosed 

carport, unless otherwise approved by the Zoning Board of Adjustments:  18 feet. 
 

o Where a building setback has been established by plat or ordinance and such setback 
requires a greater or lesser setback than is prescribed by this article for the district in 
which the building is located, the required setback shall comply with the building line so 
established by such plat or ordinance.  

 
 The applicant is requesting a variance to keep a 21’x30’ existing carport within the front and 

side setback. 

 The Zoning Board of Adjustments previously considered this item on August 27, 2025 and it 
was denied.  The request at that time was to allow a 4’ front setback and a 1’ side setback.  
Since the item was denied, he was asked to remove the structures within 30 days.   

 The applicant would like the board to consider allowing him to reduce the existing carport by 4’.   

 Tabasco Subdivision was recorded on May 14, 2003.  The regular lot measures 60 feet in width 
by 107.50 feet in length for a total of 6,450 square feet.  The site is located approximately 260 
feet east of Nicholson Avenue along the south side of W. 30th Street.   

 There is currently an existing 1,021 square foot single-family residence on the property.  The 
applicant constructed the carport without obtaining the proper permits.   

 The lots to the east, west, north, and south are developed as Single-Family Residences.  

 City officials from the Code Enforcement Division noticed the carport and gave the property 
owner a notice of violation for the construction of the structure without a building permit.  
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 The Planning staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out 40 legal notices to surrounding property owners. 

 Staff notes that ZBA has considered the following variance within this subdivision. 
 
Subdivision Variance Date Recommendation 

Lot 26 1.9’ Corner side setback 7/18/18 Approval 

 The City of Mission Code of Ordinances Appendix A – Zoning, Section 1.17 states ZBA may: 
 

o “Permit the reconstruction, extension, or enlargement of a building occupied by a non-
conforming use on the lot or tract occupied by such building provided such 
reconstruction does not prevent the return of such property to a conforming use”, and 

o “Authorize in specific cases a variance from the terms of a zoning ordinance if the 
variance is not contrary to the public interest and, due to special conditions, a literal 
enforcement of the ordinance would result in unnecessary hardship, and so that the 
spirit of the ordinance is observed and substantial justice is done.” 
 

 There is a state law, HB 1475, that allows variances to be granted if: 
 

o The financial cost of compliance is greater than 50 percent of the appraised value of the 
structure as shown on the most recent appraisal roll certified to the assessors for the 
municipality under Section 26.01, Tax Code; 

o Compliance would result in a loss to the lot on which the structure is located of at least 
25 percent of the area on which development may physically occur; 

o Compliance would result in the structure not complying with a requirement of a municipal 
ordinance, building code, or other department;  

o Compliance would result in the unreasonable encroachment on an adjacent property or 
easement; or  

o The municipality considers the structure to be nonconforming. 

STAFF RECOMMENDATION: 

Staff recommends disapproval of the variance request as: 

1. The request does not meet the standards for the issuance of a variance as described in the City 
of Mission Code of Ordinances; 

2. The structure was built without a permit, and  
3. This is a self-imposed hardship.  

However, if ZBA is inclined to approve this variance request then the applicant would need to comply 
with the following:  1) Sign a hold harmless agreement stating that the structure will remain perpetually 
“open and to its footprint” and if the structure is ever removed, the prevailing setbacks shall be complied 
with thereafter, 2) obtaining a building permit, and 3) paying a double permit fee. 
 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: January 28, 2026 

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

AGENDA ITEM: Public hearing and consideration of a variance request to allow a 2’ 5” rear 
setback instead of the required 15-foot and a 2’ 5” side setback instead of the 
required 6’ for a 67’x19’ existing batting cage, being Lot 18, Girasol Estates 
Subdivision, located at 1701 Liz Drive, Applicant: Manuel Cardoza – Cervantes 

 
 

NATURE OF REQUEST: 
Project Timeline: 

 November 13, 2025 – Application for Variance Request submitted to the City. 

 January 15, 2026 – In accordance with State and local law, notice of the required public 
hearings was mailed to all property owners within 200 feet of the subject tract, and notice of 
public hearing was published in the Progress Times.  

 January 28, 2026 – Public hearing and reconsideration of the requested variance by the Zoning 
Board of Adjustments (ZBA). 

Summary: 
 

 The request is for a variance not to comply with Section 1.371.- R-1 (Single Family Residential 
District), which states: 
- Minimum Side Setback:  6 feet 
- Minimum Rear Setback: 15 feet 
- Where a building setback has been established by plat or ordinance and such setback 

requires a greater or lesser front yard setback than is prescribed by this article for the district 
in which the building is located, the required front yard setback shall comply with the building 
line so established by such plat or ordinance.  

 The site is located on Lot 18, Girasol Estates Subdivision, at the intersection of Liz Drive and 
Beto Drive 

 There is currently an existing 2,039 square foot single-family residential home. The applicant is 
requesting a variance to keep an already constructed 67’ x 19’ batting cage within the 15’ rear 
setback and the 6-foot side setback.  The batting cage was built without obtaining a building 
permit.   

 Las Misiones Estates Phase II Subdivision was recorded on June 11, 1996.  The irregular lot 
measures 100’ in width by 114 in depth for a total area of 14,387 square feet, located in a cul-
de-sac. 

 The lots to the north, south, east, and west are developed as Single-Family Residences.  

 The Planning staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out 28 legal notices to surrounding property owners. 

  Staff notes that ZBA has considered the following variances within this subdivision.  
 

Subdivision Variance Date Recommendation 
Lot 1 10’ rear setback 

instead of the required 
15.’ 

6/20/14 Approved 
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Lot 17 22’5” front setback 
instead of the required 
25.’ 

2/16/05 Approved 

Lot 19 18’9” front setback 
instead of the required 
25.’ 

9/20/06 Approved 

Lots A-F 5’ rear setback instead 
of the required 15.’ 

10/25/02 Approved 

Lot D 55’ front setback 
instead of the required 
60.’ 

02/06/07 Approved 

 

 

 The applicant would like the board to consider the above-mentioned variance for the 
construction of the accessory structure.  
 

 The City of Mission Code of Ordinances Appendix A – Zoning, Section 1.17 states ZBA may: 
o “Permit the reconstruction, extension, or enlargement of a building occupied by a non-

conforming use on the lot or tract occupied by such building, provided such 
reconstruction does not prevent the return of such property to a conforming use”, and 

o “Authorize in specific cases a variance from the terms of a zoning ordinance if the 
variance is not contrary to the public interest and, due to special conditions, a literal 
enforcement of the ordinance would result in unnecessary hardship, and so that the 
spirit of the ordinance is observed and substantial justice is done.” 

 There is a state law, HB 1475, that allows variances to be granted if: 
o The financial cost of compliance is greater than 50 percent of the appraised value of 

the structure as shown on the most recent appraisal roll certified to the assessors for 
the municipality under Section 26.01, Tax Code. 

o Compliance would result in a loss to the lot on which the structure is located of at least 
25 percent of the area on which development may physically occur; 

o Compliance would result in the structure not being in compliance with a requirement 
of a municipal ordinance, building code, or other department;  

o Compliance would result in the unreasonable encroachment on an adjacent property 
or easement, or the municipality considers the structure to be a nonconforming 
structure.  

STAFF RECOMMENDATION:  

Staff recommends denial.  This request does not qualify as an undue hardship. 

However, if ZBA is inclined to approve this variance request then the applicant would need to comply 
with the following:  1) Signed a hold harmless agreement stating that the structure will remain 
perpetually “open and to its footprint”, and if the structure is ever removed, the prevailing setbacks shall 
be complied thereafter, 2) obtaining a building permit, and 3) paying a double permit fee.  
 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: January 28, 2026 

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

AGENDA ITEM: Public hearing and consideration of a variance request to allow a 9-foot front 
setback instead of the required 20 feet, for a 29’ x 25’ existing carport, being Lot 
1, Block 44A, Southwest Addition Subdivision, located at 212 N. Nicholson 
Avenue, Applicant: Fidel Montiel – Cervantes 

 
 

NATURE OF REQUEST: 
Project Timeline: 

 November 26, 2025 – Application for Variance Request submitted to the City. 

 January 15, 2026 – In accordance with State and local law, notice of the required public 
hearings was mailed to all property owners within 200 feet of the subject tract, and notice of 
public hearing was published in the Progress Times.  

 January 28, 2026 – Public hearing and consideration of the requested variance by the Zoning 
Board of Adjustments (ZBA). 
 

Summary: 
 

 The request is for a variance not to comply with Section 1.371.- R-1 (Single Family Residential 
District), which states: 
- Minimum Front Setback: 20 feet 
- Minimum Side Setback:  6 feet 
- Minimum Garage/Carport Setback: 18 feet 
- Where a building setback has been established by plat or ordinance and such setback 

requires a greater or lesser front yard setback than is prescribed by this article for the district 
in which the building is located, the required front yard setback shall comply with the building 
line so established by such plat or ordinance.  

 
 

 The property is located approximately 227 feet North of West 3rd Street, along the East Side of 
Nicholson Avenue. 

 The applicant is requesting a variance to keep a 29’x25’ carport within the front and side 
setback. 

 Southwest Addition Subdivision was recorded on April 7, 1953.  The regular lot measures 50 
feet in width by 150.00 feet in length for a total of 7,500 square feet.  

 There is currently an existing 1,156 square foot single-family residence on the property. The 
applicant constructed the carport without obtaining the proper permits.   

 The lots to the east, west, north, and south are developed as Single-Family Residences.  

 City officials from the Code Enforcement Division noticed the carport and gave the property 
owner a notice of violation for the construction of the structure without a building permit.  

 The Planning staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out 25 legal notices to surrounding property owners. 
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 The City of Mission Code of Ordinances Appendix A – Zoning, Section 1.17 states ZBA may: 
 

o “Permit the reconstruction, extension, or enlargement of a building occupied by a non-
conforming use on the lot or tract occupied by such building, provided such 
reconstruction does not prevent the return of such property to a conforming use”, and 

o “Authorize in specific cases a variance from the terms of a zoning ordinance if the 
variance is not contrary to the public interest and, due to special conditions, a literal 
enforcement of the ordinance would result in unnecessary hardship, and so that the 
spirit of the ordinance is observed and substantial justice is done.” 
 

 There is a state law, HB 1475, that allows variances to be granted if: 
 

o The financial cost of compliance is greater than 50 percent of the appraised value of the 
structure as shown on the most recent appraisal roll certified to the assessors for the 
municipality under Section 26.01, Tax Code. 

o Compliance would result in a loss to the lot on which the structure is located of at least 
25 percent of the area on which development may physically occur; 

o Compliance would result in the structure not complying with a requirement of a municipal 
ordinance, building code, or other department;  

o Compliance would result in the unreasonable encroachment on an adjacent property or 
easement; or  

o The municipality considers the structure to be nonconforming. 

 

STAFF RECOMMENDATION: 

Staff recommends disapproval of the variance request as: 

1. The request does not meet the standards for the issuance of a variance as described in the City 
of Mission Code of Ordinances. 

2. The structure was built without a permit, and  
3. This is a self-imposed hardship.  

However, if ZBA is inclined to approve this variance request then the applicant would need to comply 
with the following:  1) Sign a hold harmless agreement stating that the structure will remain perpetually 
“open and to its footprint” and if the structure is ever removed, the prevailing setbacks shall be complied 
with thereafter, 2) obtaining a building permit, and 3) paying a double permit fee. 
 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: January 28, 2026 

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

AGENDA ITEM: Public hearing and consideration of a variance request to allow a 0-foot rear 
setback instead of the required 10 feet and a 0’ corner side setback instead of the 
required 10 feet for a 12’x12’-6” existing storage shed, being Lot 18, Crystal 
Estates Phase 1 Subdivision, located at 1504 Rebecca Street, Applicant: Luis A. 
Rodriguez – Cervantes 

 
 

NATURE OF REQUEST: 
Project Timeline: 

 November 14, 2025 – Application for Variance Request submitted to the City. 

 January 15, 2026 – In accordance with State and local law, notice of the required public 
hearings was mailed to all property owners within 200 feet of the subject tract, and notice of 
public hearing was published in the Progress Times.  

 January 28, 2026 – Public hearing and consideration of the requested variance by the Zoning 
Board of Adjustments (ZBA). 
 

Summary: 
 

 The request is for a variance not to comply with Section 1.371.- R-1 (Single Family Residential 
District), which states: 
- Minimum Corner Side Setback:  10 feet 
- Minimum Rear Setback: 10 feet 
- Where a building setback has been established by plat or ordinance and such setback 

requires a greater or lesser front yard setback than is prescribed by this article for the district 
in which the building is located, the required front yard setback shall comply with the building 
line so established by such plat or ordinance.  

 
 

 The property is located at the Northwest corner of Rebecca Street along Truman Avenue. 

 The applicant is requesting a variance to keep a 12’x12’-6” shed within the rear and side 
setback. 

 Crystal Estates Phase 1 Subdivision was recorded on July 30, 2008.  The regular lot measures 
70 feet in width by 126.50 feet in length, totaling 8,855 square feet.  There is currently an 
existing 1,511 square foot single-family residence on the property.  The applicant constructed 
the shed without obtaining the proper permits.   

 The lots to the east, west, north, and south are developed as Single-Family Residences.  

 City officials from the Code Enforcement Division noticed the shed and gave the property owner 
a notice of violation for the construction of the structure without a building permit.  

 The Planning staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out 27 legal notices to surrounding property owners. 

 There is no history of variances in this subdivision.  
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 The City of Mission Code of Ordinances Appendix A – Zoning, Section 1.17 states ZBA may: 
 

o “Permit the reconstruction, extension, or enlargement of a building occupied by a non-
conforming use on the lot or tract occupied by such building provided such 
reconstruction does not prevent the return of such property to a conforming use”, and 

o “Authorize in specific cases a variance from the terms of a zoning ordinance if the 
variance is not contrary to the public interest and, due to special conditions, a literal 
enforcement of the ordinance would result in unnecessary hardship, and so that the 
spirit of the ordinance is observed and substantial justice is done.” 
 

 There is a state law, HB 1475, that allows variances to be granted if: 
 

o The financial cost of compliance is greater than 50 percent of the appraised value of the 
structure as shown on the most recent appraisal roll certified to the assessors for the 
municipality under Section 26.01, Tax Code; 

o Compliance would result in a loss to the lot on which the structure is located of at least 
25 percent of the area on which development may physically occur; 

o Compliance would result in the structure not complying with a requirement of a municipal 
ordinance, building code, or other department;  

o Compliance would result in the unreasonable encroachment on an adjacent property or 
easement; or  

o The municipality considers the structure to be nonconforming. 

 

STAFF RECOMMENDATION: 

Staff recommends disapproval of the variance request as: 

1. The request does not meet the standards for the issuance of a variance as described in the City 
of Mission Code of Ordinances. 

2. The structure was built without a permit, and  
3. This is a self-imposed hardship.  

However, if ZBA is inclined to approve this variance request then the applicant would need to comply 
with the following:  1) Sign a hold harmless agreement stating that the structure will remain perpetually 
“open and to its footprint” and if the structure is ever removed, the prevailing setbacks shall be complied 
with thereafter, 2) obtaining a building permit, and 3) paying a double permit fee. 
 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: January 28, 2026 

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

AGENDA ITEM: Public hearing and consideration of a variance request to allow a 7-foot rear 
setback instead of the required 15 feet for a 17’x17’ existing detached patio, and 
to allow a 0’ side setback instead of the required 6’ for a 11’x7’ existing storage 
shed being Lot 7, The Oaks at Holland Subdivision, located at 708 Stacie Lane, 
Applicant: Ricardo Reyna – Cervantes 

 
 

NATURE OF REQUEST: 
Project Timeline: 

 October 27, 2025 – Application for Variance Request submitted to the City. 

 January 15, 2026 – In accordance with State and local law, notice of the required public 
hearings was mailed to all property owners within 200 feet of the subject tract, and notice of 
public hearing was published in the Progress Times.  

 January 28, 2026 – Public hearing and consideration of the requested variance by the Zoning 
Board of Adjustments (ZBA). 
 

Summary: 
 

 The request is for a variance not to comply with Section 1.371.- R-1 (Single Family Residential 
District), which states: 
- Minimum Side Setback:  6 feet 
- Minimum Rear Setback: 15 feet 
- Where a building setback has been established by plat or ordinance and such setback 

requires a greater or lesser front yard setback than is prescribed by this article for the district 
in which the building is located, the required front yard setback shall comply with the building 
line so established by such plat or ordinance.  
 

 The property is located along the North side of Stacie Lane, approximately 300 feet East of 
Holland Avenue  

 The applicant is requesting a variance to keep a 17’x17’ Patio within the rear setback and an 
11’x7’ storage shed within the side setback. 

 The Oaks at Holland Subdivision was recorded on February 22, 2006.  The regular lot 
measures 60 feet in width by 105.00 feet in length, totaling 6,300 square feet.  The site is  

 There is currently an existing 1,402 square foot single-family residence on the property.  The 
applicant constructed the shed without obtaining the proper permits.   

 The lots to the east, west, north, and south are developed as Single-Family Residences.  

 City officials from the Code Enforcement Division noticed the shed and gave the property owner 
a notice of violation for the construction of the structure without a building permit.  

 The Planning staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out 20 legal notices to surrounding property owners. 
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 The City of Mission Code of Ordinances Appendix A – Zoning, Section 1.17 states ZBA may: 
 

o “Permit the reconstruction, extension, or enlargement of a building occupied by a non-
conforming use on the lot or tract occupied by such building provided such 
reconstruction does not prevent the return of such property to a conforming use”, and 

o “Authorize in specific cases a variance from the terms of a zoning ordinance if the 
variance is not contrary to the public interest and, due to special conditions, a literal 
enforcement of the ordinance would result in unnecessary hardship, and so that the 
spirit of the ordinance is observed and substantial justice is done.” 
 

 There is a state law, HB 1475, that allows variances to be granted if: 
 

o The financial cost of compliance is greater than 50 percent of the appraised value of the 
structure as shown on the most recent appraisal roll certified to the assessors for the 
municipality under Section 26.01, Tax Code; 

o Compliance would result in a loss to the lot on which the structure is located of at least 
25 percent of the area on which development may physically occur; 

o Compliance would result in the structure not complying with a requirement of a municipal 
ordinance, building code, or other department;  

o Compliance would result in the unreasonable encroachment on an adjacent property or 
easement; or  

o The municipality considers the structure to be nonconforming. 

 

STAFF RECOMMENDATION: 

Staff recommends disapproval of the variance request as: 

1. The request does not meet the standards for the issuance of a variance as described in the City 
of Mission Code of Ordinances. 

2. The structure was built without a permit, and  
3. This is a self-imposed hardship.  

However, if ZBA is inclined to approve this variance request then the applicant would need to comply 
with the following:  1) Sign a hold harmless agreement stating that the structure will remain perpetually 
“open and to its footprint” and if the structure is ever removed, the prevailing setbacks shall be complied 
with thereafter, 2) obtaining a building permit, and 3) paying a double permit fee. 
 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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