
 

 

PLANNING AND ZONING COMMISSION 
MISSION CITY HALL 

MAY 21, 2025 at 5:30 PM 

 

AGENDA 

Pursuant to V.T.C.A. Gov. Code Section 551.001, et. Seq., the Planning and Zoning 
Commission of the City of Mission, Texas will hold a Regular Meeting on Wednesday, May 21, 
2025 at 5:30 p.m. in the City Hall’s Council Chamber, 1201 E. 8th Street and by 
Teleconference, to consider the following matters: 

The Public Dial Information to Participate Via Zoom/Telephone Meeting is as Follows: 
Time: May 21, 2025 05:30 PM Central Time (US and Canada) 
 
Meeting ID: 841 9468 4369 
Passcode: 770100 
One tap mobile 
+13462487799, Meeting ID: 841 9468 4369 # Password: 770100 

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 - May 7, 2025 

PUBLIC HEARINGS 

CONDITIONAL USE PERMIT 

2 Conduct a public hearing and consideration of a Conditional Use Permit to Neva P. 
Masengale for a Home Occupation - Daycare in a (R-1) Single Family Residential District, being 
Lot 37, Woodcrest Estates, located at 2807 Norma Drive – Cervantes 

3 Conduct a public hearing and consideration of a Conditional Use Permit for a Drive-Thru 
Service Window for Hiro, LLC aka Pura Vida Snacks & Drinks, being Lot C1-A, Replat of Lots 
C1 thru C11, Taurus Estates No. 3 Subdivision in a (C-3) General Business District, located at 
3009 N. Inspiration Road, Suite A, Applicant:  Hiram Cisneros –Cervantes 

4 Conduct a public hearing and consideration of a Conditional Use Permit for an Event Center 
– Florence Events, being Lot 5, Northtown Unit No. 1 Subdivision in a C-3 zone General 
Business District, located at 2722 N. Conway Avenue. Applicant: Erica Veronica Perez – 
Cervantes 

5 Conduct a public hearing and consideration of a Conditional Use Permit to allow a Mobile 
Food Unit – Elotes & More, being the East 300 feet of the South 300 feet of the North 300 feet 
of the East 479.4 feet of the West 1249.4 feet of Lot 24-6, West Addition to Sharyland 
Subdivision, in a (C-2) Neighborhood Commercial District, located at 2215 N. Conway Avenue.  
Applicant: Ricardo Martinez – Cervantes 

6 Conduct a public hearing and consideration of a Conditional Use Permit to Designate an 
area as a Mobile Food Park for the operation of five (5) Mobile Food Units, being a 77 feet x 210 

1



PLANNING AND ZONING COMMISSION AGENDA – May 21, 2025        PAGE 2    

         

 

feet tract of land, Block 144, Mission Original Townsite Subdivision, in a C-3 zone General 
Business District, located at 410 E. 9th Street. Applicant: Mario A. Guerra – Cervantes 

7 Conduct a public hearing and consideration of a renewal of a Conditional Use Permit to AM 
PM Roadside & Recovery LLC to allow a portable building for office use, being Lot 4, Henry 
Saenz Subdivision, in a (C-4) Heavy Commercial District, located at 1519 E. Expressway 83. – 
Cervantes 

8 Conduct a public hearing and consideration of a renewal of a Conditional Use Permit for the 
Le Petite Pastries Restaurant in a (C-2) Neighborhood Commercial District, being Lot 1, 
Bannworth Business Center, located at 1821 N. Shary Road, Ste. 7, Applicant:  Cesia Alfaro –
Cervantes 

9 Conduct a public hearing and consideration of a renewal and an amendment of a Conditional 
Use Permit for the sale and on-site consumption of alcoholic beverages and to allow late hours 
– Tommasino Pizza Pasta & Vino, being Lots 1 & 2, Block 2, Springfield Phase I Commercial 
Subdivision, in a (C-3) General Business District, located at 2100 E. Griffin Parkway. Applicant: 
Javier Covarrubias – Cervantes 

SITE PLAN APPROVAL 

10 Site Plan Approval for the construction of a commercial plaza, on Lot 2, Riverside View 
Subdivision #2, located at 300 E. Mile 2 Road, Applicant: 1 Valley Construction – Cervantes 

11 Site Plan Approval for the construction of a chain restaurant named Eddie’s Taqueria on Lot 
A, Girasol Estates, located at 1730 W. Griffin Pkwy. (C-3) General Business District. Applicant: 
Edgar Gutierrez, - Cervantes 

12 Site Plan Approval for the construction of 10 apartments, on Lot 14, Taurus Estates No. 10 
Subdivision, located at 3201 Magdalena St., Applicant: ANH Construction – Cervantes  

ADJOURNMENT 

Signed this the 16th day of May, 2025 

 

________________________     ____ 
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 16th day of May, 2025 
at 4:30 p.m. 

                                                                                          ____________________________ 
                                                                                                    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 21st day of May, 2025 the Planning and Zoning Commission 
of the City of Mission will hold a regular meeting at 5:30 p.m. at 1201 E. 8th Street, Mission, 
Texas  to consider the following matters.  The subjects to be discussed are listed on the agenda, 
which is attached to and made a part of this Notice. 

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

 

Texas Government Code Section: 

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

. 

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

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

On this the 16th day of May, 2025 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 at _________ p.m. on said date. 

 

 ____________________________ 
  Anna Carrillo, City Secretary 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: May 21, 2025 

PRESENTED BY: Xavier Cervantes, Director of Planning 

AGENDA ITEM: Conduct a public hearing and consideration of a Conditional Use Permit to Neva 
P. Masengale for a Home Occupation - Daycare in a (R-1) Single Family 
Residential District, being Lot 37, Woodcrest Estates, located at 2807 Norma 
Drive – Cervantes 

 

NATURE OF REQUEST: 

Project Timeline: 

 May 2, 2025 – Application for Conditional Use Permit (“CUP”) submitted to the City. 

 May 8, 2025 – In accordance with State and local law, notice of required public hearings was 
mailed to all property owners within 200 feet of the subject tract, and notice of public hearings 
was published in the Progress Times.  

 May 21, 2025 – Public hearing and consideration of a Conditional Use Permit by the Planning 
and Zoning Commission.  

 May 27, 2025 – Public hearing and consideration of a Conditional Use Permit by the City 
Council. 

Summary: 

 The site is located at the Northwest corner of Taylor Road and Norma Drive. 

 Per Code of Ordinance, a Home Occupation requires the approval of a Conditional Use Permit 
by the City Council. 

 The applicant proposes a home daycare for parents to leave their children in a safe and caring 
environment.  The applicant is proposing a daycare where the children can learn skills needed 
for school and life lessons taught by trained individuals in early childhood development.    

 The proposed hours of operation are as follows: Monday–Friday from 7:30 am to 5:30 pm 

 Staff:  5 employees (*Note: Sec.1.56(1)(d) states:  There shall be no more than one additional 
unrelated employee other than immediate members of the family residing on the premises.)  

 Parking: The applicant proposes to utilize the two existing parking spaces on the driveway for 
drop-off and pickup.  Staff is concerned that this proposed home occupation could create traffic 
concerns due to being too close to the stop sign and Shary Road.  

 The Planning staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out (23) legal notices to surrounding property owners. 

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

STAFF RECOMMENDATION: 

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

1. 1 year re-evaluation to continue to assess this new home occupation.      
2. Applicant to be limited to one (1) employee at a time, or must submit a petition reflecting 90% of 

the property owners within 200 foot radius in favor of the variance to the number of employees 
allowed. 
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3. Pickup and Dropoff of children must be within the private property.  
4. Continued compliance with all City Codes (Building, Fire, Health, Noise, etc.) 
5. CUP is not to be transferable to others.  
6. Hours of operation: Monday–Friday from 7:30 am to 5:30 pm 

 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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FLOOR PLAN 
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CONDITIONAL USE PERMIT 

 

Section 1.56. - Conditions of conditional use. 

1.  Home occupations: 
a. The area used in conducting the home occupation will be clearly secondary to the  

residential use. Such permitted occupation shall not create offensive noise, vibration, 
smoke, dust, odor, heat or glare or require more than four parking spaces. 
 

b. A sign may be posted within a maximum size of 24 inches × 118 inches and must be  
non-illuminated. 
 

c. There shall be no exterior display or alterations indicating that the building is being 
used for any purpose other than that of a dwelling. 
 

d. There shall be no more than one additional unrelated employee other than immediate 
members of the family residing on the premises. 
 

e. There shall be no outside storage of materials or products. 
 

f. The permitted use shall not create frequent or heavy traffic greater than ten percent of 
the average load per hour, per street. 
 

g. The planning and zoning commission may, under extenuating or special circumstances 
unique to the home occupation, recommend waiver of this provision on a temporary or 
permanent basis to the city council who shall have the ultimate authority on the matter. 
With regard to proposed variances to subsections 1.56 1.a., d. and/or f., a minimum of 
90 percent of the property owners within 200 feet mailout radius shall provide written 
support for the proposed home occupation to request variance. Should the 90 percent 
threshold not be provided, no variance shall be considered. 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: May 21, 2025 

PRESENTED BY: Xavier Cervantes, Director of Planning 

AGENDA ITEM: Conduct a public hearing and consideration of a Conditional Use Permit for a Drive-
Thru Service Window for Hiro, LLC aka Pura Vida Snacks & Drinks, being Lot C1-
A, Replat of Lots C1 thru C11, Taurus Estates No. 3 Subdivision in a (C-3) General 
Business District, located at 3009 N. Inspiration Road, Suite A, Applicant:  Hiram 
Cisneros –Cervantes 

 

NATURE OF REQUEST: 

Project Timeline: 

 April 23, 2025 – Application for Conditional Use Permit (“CUP”) submitted to the City. 

 May 8, 2025 – In accordance with State and local law, notice of required public hearings was 
mailed to all property owners within 200 feet of the subject tract, and notice of public hearings 
was published in the Progress Times.  

 May 21, 2025 – Public hearing and consideration of a Conditional Use Permit by the Planning 
and Zoning Commission.  

 May 27, 2025 – Public hearing and consideration of a Conditional Use Permit by the City Council. 

Summary: 

 The site is located at the NW corner of Inspiration Road and Giselle Street.   

 Per Code of Ordinance, a Drive-Thru Service Window requires the approval of a Conditional Use 
Permit by the City Council. 

 The applicant has operated a snack shop at this location since 2018 under Xquinkles Snackland 
Inspiration.  The last conditional use permit approved for the drive-thru service window for this 
location was on June 10, 2024 for life of use. The applicant would now like to change the name 
of the business to Pura Vida Snacks & Drinks, and that requires a new conditional use permit.  

 The proposed hours of operation are as follows: Monday – Sunday from 11:00 am to 9:00 pm 

 Staff:  1 employee  

 Parking: There are 19 seating spaces, which require 6 parking spaces (19 total seating spaces/3 
= 6.33 parking spaces). There are 138 existing parking spaces in the commercial plaza that are 
shared with the other businesses.   

 Staff notes that there is landscaping in front of the business and along Giselle Street which must 
be maintained by the property owner or the applicant.     

 Sale of Alcohol Section 6-4:  of the Zoning Code requires such uses to be 300 feet from the 
nearest residence, church, school, or publicly owned property.  There is a residential subdivision 
directly behind the alley that fall within the 300 feet, however, P&Z and City Council have waived 
the separation requirement in the previous approval. 

 The Planning staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out (32) legal notices to surrounding property owners. 

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

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

1. Life of use with the understanding that the permit can be revoked due to non-compliance.  
2. Acquire a new business license. 
3. Continued compliance with all City Codes (Building, Fire, Health, etc.) 
4. Compliance with TABC requirements. 
5. Waiver of the 300’ separation requirement from the residential neighborhoods. 
6. CUP is not to be transferable to others.  
7. Hours of operation: Monday – Sunday from 11:00 am to 9:00 pm 

 

 

RECORD OF VOTE:   APPROVED:  __________ 

     DISAPPROVED:  __________ 

     TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: May 21, 2025 

PRESENTED BY: Xavier Cervantes, Director of Planning 

AGENDA ITEM: Conduct a public hearing and consideration of a Conditional Use Permit for an 
Event Center – Florence Events, being Lot 5, Northtown Unit No. 1 Subdivision in 
a C-3 zone General Business District, located at 2722 N. Conway Avenue. 
Applicant: Erica Veronica Perez – Cervantes 

 
 

NATURE OF REQUEST: 

Project Timeline: 

 April 21, 2025 – Application for a Conditional Use Permit (“CUP”) submitted to the City. 

 May 08, 2025 – Following State and local law, notice of the required public hearings mailed to all 
property owners within 200 feet of the subject tract. 

 May 21, 2025 - Public hearing and consideration of the requested Conditional Use Permit by the 
Planning and Zoning Commission (P&Z). 

 May 27, 2025 – Public hearing and consideration of the requested Conditional Use Permit by the 
City Council.  

Summary: 

 The site is located approximately 75 feet South of E. 28th Street along the East side of N. Conway 
Avenue, S.H. 107. 

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

 The applicant is leasing a 2,250.00 square foot suite for an Event Center that will be named 
“Florence Events”.  

 Proposed activities: The venue features several types of events and private gatherings. 

 The proposed hours of operation are as follows: Monday thru Sunday from 9:00 am to 12:00 am. 

 Staff will be 1 employee 

 Parking: Due to the total of 80 proposed chairs, a total of 27 parking spaces are needed. There 
are a total of 41 parking spaces held in common for the plaza.   

 The Planning Staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out (23) legal notices to the surrounding property owners. 

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

STAFF RECOMMENDATION: 

 Staff recommends Approval for 2 years subject to: 

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

 Hours of operation are Monday thru Sunday from 9:00 am to 12:00 am 
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 Must comply with the noise ordinance 

 Acquisition of a business license prior to occupancy, 

 CUP is not transferable to others 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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PLAT OF LOT 5, NORTHTOWN UNIT NO.1 SUBDIVISION 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: May 21, 2025 

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

AGENDA ITEM: Conduct a public hearing and consideration of a Conditional Use Permit to allow a 
Mobile Food Unit – Elotes & More, being the East 300 feet of the South 300 feet of 
the North 300 feet of the East 479.4 feet of the West 1249.4 feet of Lot 24-6, West 
Addition to Sharyland Subdivision, in a (C-2) Neighborhood Commercial District, 
located at 2215 N. Conway Avenue.  Applicant: Ricardo Martinez – Cervantes 

 
 

NATURE OF REQUEST: 

Project Timeline: 

 May 2, 2025 – Application for a Conditional Use Permit (“CUP”) submitted to the City. 

 May 08, 2025 – Following State and local law, notice of the required public hearings mailed to all 
property owners within 200 feet of the subject tract. 

 May 21, 2025 - Public hearing and consideration of the requested Conditional Use Permit by the 
Planning and Zoning Commission (P&Z). 

 May 27, 2025 – Public hearing and consideration of the requested Conditional Use Permit by the 
City Council.  

Summary: 

 The site is located at the Southwest corner of N. Conway and Griffin Parkway within the property 
of the Conway Avenue Baptist Church. 

 Pursuant to Section 1.56 of the City of Mission Code of Ordinances, a Mobile Food Unit requires 
the approval of a conditional use permit by the City Council. 

 The applicant proposes to place a 9 foot by 18 foot mobile food unit using three church parking 
spaces to allow the unit owners to sell their corn products. 

 The church pastor has allowed the use of the building restrooms to be accessible to the 
employees and customers while the church is in service only. 

 The proposed hours of operation are as follows: Wednesday from 7:00 p.m. to 8:30 p.m. & Sunday 
from 10:00 a.m. to 12:00 p.m. 

 Staff: 4 to 6 employees. 

 Parking:  The church has a total of 60 parking spaces available.  Based on the capacity of the 
church 50 parking spaces required, exceeding code by 10. (1 parking spaces for every 4 seats in 
the auditorium 200 seats/4 = 50 parking spaces). 

 The application for this conditional use permit was submitted after the April 28, 2025 ordinance 
amendment placing limitations for new mobile food units to be located with a one-mile minimum 
distance separation from existing mobile food units. 

 The proposed location is 1,040 feet of the existing mobile food unit located at 1625 N. Conway. 

 The Planning Staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out (10) legal notices to the surrounding property owners. 

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

Staff recommends denial to the Conditional Use Permit since it does not comply with the new minimum 
distance requirement from other existing mobile food units. 

However, if the board or Council is inclined to approve the request, then staff recommends the following 
conditions: 

 1-year re-evaluation in order to assess this new operation; 

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

 Add landscaping with a drip irrigation system along Griffin Parkway. 

 Restrooms must be accessible to the employees and patrons at all times. 

 Acquisition of a business license prior to occupancy. 

 CUP is not transferable to others 

 Hours of operation are Wednesday from 7:00 p.m. to 8:30 p.m. & Sunday from 10:00 a.m. to 
12:00 p.m. 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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MAP SHOWING THE EXISTING MOBILE FOOD UNITS AND THE ONE MILE RADIUS 

 

 
 

 
 

57

Item 5



PHOTOS 

          

                                 

             
 

58

Item 5



 

RESTROOM PERMISSION 

 

 
 
 

59

Item 5



MENU 

 

 
 
 
  

60

Item 5



MAILOUT LIST 

 

 

 

61

Item 5



 

 

AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: May 21, 2025 

PRESENTED BY: Xavier Cervantes, Director of Planning 

AGENDA ITEM: Conduct a public hearing and consideration of a Conditional Use Permit to 
Designate an area as a Mobile Food Park for the operation of five (5) Mobile Food 
Units, being a 77 feet x 210 feet tract of land, Block 144, Mission Original 
Townsite Subdivision, in a C-3 zone General Business District, located at 410 E. 
9th Street. Applicant: Mario A. Guerra – Cervantes 

 
 

NATURE OF REQUEST: 

Project Timeline: 

 April 24, 2025 – Application for a Conditional Use Permit (“CUP”) submitted to the City. 

 May 08, 2025 – Following State and local law, notice of the required public hearings mailed to 
all property owners within 200 feet of the subject tract. 

 May 21, 2025 - Public hearing and consideration of the requested Conditional Use Permit by the 
Planning and Zoning Commission (P&Z). 

 May 27, 2025 – Public hearing and consideration of the requested Conditional Use Permit by 
the City Council.  

Summary: 

 The site is located at the southeast corner of E. 9th Street and N. Oblate Avenue. 

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

 The applicant proposes to have a mobile food park to allow mobile food unit owners to sell their 
products. 

 The applicant proposes to construct separate restrooms for men and women, and a 15-foot x 
44-foot canopy for the common seating area. 

 Based on the current ordinance, each mobile food truck operator must still apply for their own 
C.U.P. to operate within the mobile food park. 

 The proposed hours of operation are as follows: Monday thru Sunday from 7:00 am to 12:00 
am. 

 Parking: The proposed 48 chairs results in 16 parking spaces required by code. The applicant is 
proposing 14 new parking spaces, and there are 5 existing parking spaces, for a total of 19 
parking spaces. Staff notes that this property is located within Mission Central Business District, 
thus exempt from parking requirements. 

 Landscaping: The applicant is proposing landscaping areas within the property. 

 The application for this conditional use permit was submitted before the ordinance was 
amended, placing distance limitations. 

 The Planning Staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out (10) legal notices to the surrounding property owners. 
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 In accordance with the zoning ordinance, the P&Z and City Council may impose requirements 
and conditions of approval as are needed to ensure that a use requested by a conditional use 
permit is compatible and complementary to adjacent properties. 

STAFF RECOMMENDATION: 

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

 1-year re-evaluation in order to assess this new operation; 

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

 Hours of operation are Monday through Sunday from 7:00 am to 12:00 am 

 Must comply with the noise ordinance 

 Acquisition of a business license prior to occupancy for each mobile food unit. 

 CUP is not transferable to others. 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: May 21, 2025 

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

AGENDA ITEM: Conduct a public hearing and consideration of a renewal of a Conditional Use 
Permit to AM PM Roadside & Recovery LLC to allow a portable building for office 
use, being Lot 4, Henry Saenz Subdivision, in a (C-4) Heavy Commercial District, 
located at 1519 E. Expressway 83. – Cervantes 

 

 

NATURE OF REQUEST: 

Project Timeline: 

 April 24, 2025 – Application for a Conditional Use Permit (“CUP”) submitted to the City. 

 May 08, 2025 – Following State and local law, notice of the required public hearings mailed to 
all property owners within 200 feet of the subject tract. 

 May 21, 2025 - Public hearing and consideration of the requested Conditional Use Permit by the 
Planning and Zoning Commission (P&Z). 

 May 27, 2025 – Public hearing and consideration of the requested Conditional Use Permit by 
the City Council.  

Summary: 

 The site is located along the North side of US Expressway 83 approximately 600 feet West of 
Stewart Road. 

 On April 11, 2022, the applicant was issued a renewal of a Conditional Use Permit for three (3) 
years to allow the portable building for office use. 

 The applicant is requesting a one-year extension of the Conditional Use Permit to keep the 14’ 
by 72’ portable building to be used as office space.  The applicant states that if the property 
owner does not grant him permission to build a permanent structure he has plans to relocate the 
business. 

 The portable building is setback 103 feet from the front property line and the rest of the property 
is being used for the storage and repair of vehicles. 

 The business has three (3) employees, and the hours of operation for the office will be Monday 
thru Friday from 8:00 a.m. to 5:00 p.m. 

 Staff has not received any objections to the request from the surrounding property owners. Staff 
mailed out 35  

 The Planning Staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out 35 legal notices to the surrounding property owners. 

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

 

 

72

Item 7



STAFF RECOMMENDATION: 

 Staff recommends Approval for a 1-year only; 

 Must comply with all City Codes (Building, Fire, Landscaping and Signs); 

 Hours of operation for the office are Monday thru Friday from 8:00 am to 5:00 pm 

 CUP is not transferable to others 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: May 21, 2025 

PRESENTED BY: Xavier Cervantes, Director of Planning 

AGENDA ITEM: Conduct a public hearing and consideration of a renewal of a Conditional Use 
Permit for the Le Petite Pastries Restaurant in a (C-2) Neighborhood Commercial 
District, being Lot 1, Bannworth Business Center, located at 1821 N. Shary Road, 
Ste. 7, Applicant:  Cesia Alfaro –Cervantes 

 

NATURE OF REQUEST: 

Project Timeline: 

 April 24, 2025 – Application for Conditional Use Permit (“CUP”) submitted to the City. 

 May 8, 2025 – In accordance with State and local law, notice of required public hearings was 
mailed to all property owners within 200 feet of the subject tract, and notice of public hearings 
was published in the Progress Times.  

 May 21, 2025 – Public hearing and consideration of a Conditional Use Permit by the Planning 
and Zoning Commission.  

 May 27, 2025 – Public hearing and consideration of a Conditional Use Permit by the City Council. 

Summary: 

 The site is located along the West side of Shary Road between Village Drive and Mulberry Street.   

 Per Code of Ordinance, in a C-2 (Neighborhood Commercial) zone a Restaurant requires the 
approval of a Conditional Use Permit by the City Council. 

 The applicant would like to renew the conditional use permit for the restaurant in order to continue 
to offer coffee, cookies, brownies, cheesecakes, and other items on the menu. The business has 
been in operation since April 25, 2024.  Access to the site is via a 30’ access driveway off Shary 
Road.  The last conditional use permit approved for this location was on April 8, 2024 for 1 year.   

 The proposed hours of operation are as follows: Monday–Saturday from 9:00 am to 7:00 pm, 
closed Sundays. 

 Staff:  3 employees  

 Parking:  In reviewing the floor plan, there are 13 total seating spaces, which require 4 parking 
spaces (13 total seating spaces/3 = 4.33 parking spaces).  There are 58 existing parking spaces 
in the commercial plaza that are shared with the other businesses.   

 Landscaping:  Staff notes that additional landscaping will need to be added along Shary Road 
and must be maintained by the property owner or the applicant.     

 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. 

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

STAFF RECOMMENDATION: 

Staff recommends approval of the request subject to compliance with the following conditions: 
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1. Life of the use contingent on the additional landscaping with a drip irrigation system along Shary 
Road.    

2. Continued compliance with all City Codes (Building, Fire, Health, Noise, etc.) 
3. Restrooms must be accessible to employees and patrons at all times.  
4. CUP is not to be transferable to others.  
5. Hours of operation: Monday–Saturday from 9:00 am to 7:00 pm, Closed Sundays 

 

 

RECORD OF VOTE: APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: May 21, 2025 

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

AGENDA ITEM: Conduct a public hearing and consideration of a renewal and an amendment of a 
Conditional Use Permit for the sale and on-site consumption of alcoholic beverages 
and to allow late hours – Tommasino Pizza Pasta & Vino, being Lots 1 & 2, Block 
2, Springfield Phase I Commercial Subdivision, in a (C-3) General Business District, 
located at 2100 E. Griffin Parkway. Applicant: Javier Covarrubias – Cervantes 

 

 

NATURE OF REQUEST: 

Project Timeline: 

 April 24, 2025 – Application for a Conditional Use Permit (“CUP”) submitted to the City. 

 May 08, 2025 – Following State and local law, notice of the required public hearings mailed to all 
property owners within 200 feet of the subject tract. 

 May 21, 2025 - Public hearing and consideration of the requested Conditional Use Permit by the 
Planning and Zoning Commission (P&Z). 

 May 27, 2025 – Public hearing and consideration of the requested Conditional Use Permit by the 
City Council.  

Summary: 

 The site is located at the Southeast corner of E. Griffin Parkway and Creek Run Street in a suite 
within a multi-tenant commercial plaza for the Italian restaurant.  

 Pursuant to the City of Mission Code of Ordinances, a restaurant with alcohol sales requires the 
approval of a conditional use permit by the City Council. 

 On January 10, 2024, the applicant obtained a Conditional Use Permit for two years.   

 The applicant would like to extend the hours for the sale and consumption of alcoholic beverages 
to obtain a late hours license from TABC.  In 2024, the Council approved for alcoholic beverages 
to be sold at the restaurant even though the restaurant is within 300 feet of a residential 
subdivision. 

 The proposed hours of operation are as follows: Every day from 8:00 a.m. to 2:00 a.m. 

 Parking: In reviewing the floor plan, there is a total of 116 seating spaces resulting in 39 parking 
spaces required.  There are 72 parking spaces available in the commercial plaza and the parking 
is shared with the other businesses. 

 Landscaping is meeting code. 

 The Planning Staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out 50 notices to the surrounding property owners. 

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

 Staff recommends approval for a 2-year period in order to assess this operation; 

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

 Wet zone property 

 CUP is not transferable to others 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
  

91

Item 9



LEGAL NOTICE MAP 

 

 
 
 
 

92

Item 9



AERIAL MAP 

 

 
 
 
 

93

Item 9



ZONING MAP 

 

 
 
 

94

Item 9



FLOOR PLAN 

 
 

       

 
 
 

95

Item 9



PHOTO 

 

                             
 

              

 
 
 

96

Item 9



MENU 

 

 
 
  

97

Item 9



TABC APPLICATION 

 

 

 

98

Item 9



TABC APPLICATION  

 

 

 

99

Item 9



TABC APPLICATION 

 

 

 

100

Item 9



TABC APPLICATION 

 

 

 

101

Item 9



TABC APPLICATION  

 

 

 

102

Item 9



TABC APPLICATION 

 

 

 

103

Item 9



MAILOUT LIST 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: May 21, 2025 

PRESENTED BY: Xavier Cervantes, Director of Planning 

AGENDA ITEM:      Site Plan Approval: Construction of a commercial plaza, on Lot 2, Riverside View 
Subdivision #2, located at 300 E. Mile 2 Road, Applicant: 1 Valley Construction – 
Cervantes 

 

 

NATURE OF REQUEST: 

Project Timeline: 

 

 January 23, 2025 – First Q&A for Site Plan Approval at the regular scheduled SRC. 

 May 1, 2025 – Original Planning and Zoning Application submitted to the City for Site Plan 

Approval. 

 April 16, 2025 – Consideration of the Site Plan Approval by the Planning and Zoning 

Commission 

Summary: 

 

 The site is a 2-lot development having double frontage to N. Francisco Avenue and E. 2 Mile 
Road.   
 

 Currently, zoning for the property is (C-2) Neighborhood Commercial which is suitable for this 
type construction and is complete with curb and gutters, drainage, utilities. The proposed 
structure meets all the zoning setback requirements.  

 

 Proposed are 28 parking spaces (2 being handicapped) meeting the minimum number of paved, 
striped off-street parking spaces for this project. 

 

 The structure will include 4 suites with a grand total of 5,420 square feet and with a parapet 
height of 24’. 
 

 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. 
 

 A landscaping plan is required to be submitted for review and compliance per subdivision 
ordinance Ch. 98 Subdivision – Landscaping regulations. 
 

 There will be one enclosed dumpster located within the site to be screened with a solid buffer 
and opaque gates. 

 

 The applicant must comply with any and all other format findings. 
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 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 RECOMMENDATION: 

Staff recommends approval of the Site Plan as submitted. 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: May 21, 2025 

PRESENTED BY: Xavier Cervantes, Director of Planning 

AGENDA ITEM:      Site Plan Approval for the construction of a chain restaurant named Eddie’s 
Taqueria on Lot A, Girasol Estates, located at 1730 W. Griffin Pkwy. (C-3) 
General Business District. Applicant: Edgar Gutierrez, - Cervantes 

 
 

NATURE OF REQUEST: 

Project Timeline: 

 

 April 3, 2025 – Site plan was first reviewed by the Staff Review Committee  

 May 12, 2025 – Application for a Site Plan Approval submitted to the City 

 May 21, 2025 – Consideration of the requested Site Plan Approval by the Planning and Zoning 

Commission (P&Z) 

Summary: 

 Edgar Gutierrez is requesting a Site Plan Approval to ensure compliance with the zoning 
ordinance and to assist in the orderly development of the community. 

 The site is located at the Northeast corner of N. Inspiration Road. and W. Griffin Parkway. 

 This is a developed site with all the infrastructure in place. A fire hydrant can be found at the 
Northeast corner of Lot B and fire lanes will be noted at restricted locations throughout the site. 

 The building will be 86 feet from the W. Griffin Pkwy. frontage exceeding the minimum building 
setback requirements of 60’ set by the original plat design. 

 The applicant is proposing one structure with a main entrance from W. Griffin Pkwy and a 
secondary entrance from N. Inspiration Road and will include aa service alley along the North 
side of the property which will be used for access the dumper enclosure and additional parking.  

 A total of 30 parking spaces (3 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. 

 The applicant must comply with any and all other format findings. 

 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. 
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 A conditional use permit for the drive thru window is being processed separately. 

 

 

 

STAFF RECOMMENDATION: 

Staff recommends approval of the Site Plan. 

 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

113

Item 11



BASE MAP 

 
 

 
 
 

114

Item 11



 AERIAL PHOTO 
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 PLAT OF LOT A, GIRASOL ESTATES 
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AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: May 21, 2025 

PRESENTED BY: Xavier Cervantes, Director of Planning 

AGENDA ITEM:      Site Plan Approval: Construction of 10 apartments, on Lot 14, Taurus Estates No. 
10 Subdivision, located at 3201 Magdalena St., Applicant: ANH Construction – 
Cervantes  

 
 

NATURE OF REQUEST: 

Project Timeline: 
 

 May 7, 2025 – Original Planning and Zoning Application submitted to the City for Site Plan 

Approval. 

 May 21, 2025 – Consideration of the Site Plan Approval by the Planning and Zoning Commission. 

Summary: 

 The property is a corner lot measuring 14,950 square feet with a frontage of 115 feet intersecting 
Magdalena Street and W. Mile 2 Road.  

 The subdivision was designed for R-3 type construction and is prepped with 50 feet right-of-way 
complete with curb and gutters, drainage, and utilities. The proposed structure meets all the 
zoning setback requirements.  

 Proposed are 20 parking spaces meeting the minimum number of paved, off-street parking 
spaces for this project. 

 There will be one main structure proposed on the Lot: The building will house ten apartments 
each measuring 1,540 square feet. 

 A landscaping plan shall be submitted for review and compliance per subdivision ordinance Ch. 
98 Subdivision – Landscaping regulations. 

 Sidewalks will be required per plat notes. 

STAFF RECOMMENDATION: 

Staff recommends approval of the Site Plan as submitted. 

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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