
                                                       

 

 
 

Page 1 of 28 
 

PLANNING AND ZONING DIVISION 

 

Planning and Zoning Division 
Prepared by Jennifer Horton, Planner 

FILE NUMBER: Z0526-0452 

REQUEST FOR: Conditional Use Permit 

CASE MANAGER: Jennifer Horton, Planner 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, June 22, 2026 

City Council: Monday, July 20, 2026 

 

GENERAL INFORMATION 

Applicant: Veronica Morales 

Requested Action: Conditional Use Permit to allow an Accessory Dwelling Unit with modified 

standards 

Location: 1303 Buena Vista St (NE corner of Buena Vista St and Lee St) 

 

PLANNING AND ZONING ACTION 

On June 22, 2026, the Planning and Zoning Commission voted 7-0 to approve the requested 

Conditional Use Permit with Staff’s stipulations. 

 

SITE BACKGROUND 

Platting: Northridge Estates 1, Block 18, Lot 36 

Size: ± 7,840 sq ft / 0.18 acres 

Zoning: R-3, Single Family Residential 

Future Land Use: Low Density Residential 

Zoning History: 1951: Annexed into City of Mesquite, Zoned Residential 

Surrounding Zoning and Land Uses (see Attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: R-3, Single Family Residential Single Family Detached Dwellings 

SOUTH: R-3, Single Family Residential Single Family Detached Dwellings 

EAST: R-3, Single Family Residential Single Family Detached Dwellings 

WEST: R-3, Single Family Residential Single Family Detached Dwellings 
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CASE SUMMARY 

The applicant is requesting a Conditional Use Permit (CUP) to allow an Accessory Dwelling 

Unit (ADU) on the property located at 1303 Buena Vista Street in the Northridge Estates 

Subdivision. The property is located in Dallas County and is zoned R-3 Single Family 

Residential. Per the Mesquite Zoning Ordinance (MZO), an ADU may be considered within this 

district through the CUP process, provided the request meets the criteria outlined in Section 2-

603.N of the MZO. 

 

The applicant proposes to convert an existing detached garage into an ADU for occupancy by 

her father. The structure contains approximately 439 square feet, which complies with the 

maximum ADU size of 500 square feet. The proposed ADU is located behind the primary 

residence, meets all applicable setback requirements, will share utility connections with the 

primary structure, and is not intended to be rented or sold separately. The applicant is 

requesting the following modifications: (1) a reduction in the minimum lot size requirement from 

21,780 square feet to 7,800 square feet, and (2) a reduction in the required number of parking 

spaces from four to two. All other applicable ADU standards are met. 

 

The applicant has indicated that three vehicles are regularly parked on the property. Two 

existing parking spaces are located adjacent to the detached garage on the corner side of the 

residence facing Lee St. The property also contains an approach from Lee St. that appears to 

have previously served a garage or carport on the side of the house that has since been 

converted to habitable living space. While the applicant currently parks one vehicle in this area, 

it cannot be counted toward required parking because parking in that location would obstruct 

the public sidewalk and is prohibited pursuant to Texas Transportation Code § 545.302 and 

Section 9-225 of the City of Mesquite Code of Ordinances. 

 

Per Table 2-9 of the City of Mesquite Engineering Design Manual, only one street connection 

is permitted for the subject property, which currently exists on Lee St. However, the parking 

deficiency could potentially be addressed through an Engineering Variance to allow a second 

driveway connection along Buena Vista St. This option was discussed with the applicant during 

a Pre-Application Meeting, and no application fee is required for an Engineering Variance 

request. Traffic Engineering staff has indicated they are generally supportive of this type of 

request and do not anticipate significant obstacles; however, any required Engineering Design 

Manual Variance will be subject to separate review and approval. 

 

MESQUITE COMPREHENSIVE PLAN 

The Future Land Use designation for the subject property is Low Density Residential.  

 

STAFF COMMENTS: Staff finds that the proposed ADU is generally compatible with the 

surrounding low-density residential neighborhood. The proposed unit is subordinate in size to 

the primary residence, is located behind the principal structure, and will not substantially alter 

the appearance or character of the neighborhood, thereby maintaining the property's single-

family residential appearance. 

 



File No.: Z0526-0452 
Conditional Use Permit 

Page 3 of 28 
 

Planning and Zoning Department 
Prepared by Jennifer Horton, Planner 

 

MESQUITE ZONING ORDINANCE 

SECTION 5-310.N: REVIEW CRITERIA FOR CONDITIONAL USE PERMITS 

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

and will benefit the City as a whole. 
 

STAFF COMMENTS: The proposed ADU is intended to accommodate multigenerational living, 
and the conversion of the existing detached structure is not expected to adversely impact 
surrounding properties. However, staff has concerns regarding the requested parking 
reduction, as the applicant currently utilizes an area that obstructs the public sidewalk. Sidewalk 
obstructions can create safety and accessibility concerns for pedestrians and may adversely 
affect public health, safety, and welfare. 
 

2. The consistency of the proposed CUP with the Comprehensive Plan and any other 
adopted land use policies. 

 
STAFF COMMENTS: The request is consistent with the Plan's land use designation. However, 

the proposed parking arrangement is not consistent with the adopted parking standards for 

ADUs. The standards were established to address increasing on-street parking demands in 

established residential neighborhoods, many of which were originally designed to 

accommodate only one or two vehicles per household. The required parking standards were 

included to help balance housing needs with the potential impacts of additional vehicles on 

residential streets. 

 

3. The extent to which the proposed CUP will support and further the City Council's strategic 
goals.  

 
STAFF COMMENTS: The request is generally consistent with City Council Strategic Goal 2.5, 

which promotes well-designed residential neighborhoods that provide a variety of housing 

options and amenities. The proposed ADU helps address the growing need for housing and 

supports multigenerational living arrangements, including opportunities for families to care for 

aging relatives. However, the parking deficiency at the subject property remains a concern and 

should be addressed.   

 

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

STAFF COMMENTS: The CUP request would not create any structural nonconformities. 

However, approval of the requested parking reduction from four spaces to two spaces would 

result in a nonconforming premises with respect to off-street parking requirements. 

 

5. The compatibility with the existing use and zoning of nearby property such that the 

proposed CUP will not be injurious to the use and enjoyment of other property in the 

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

within the immediate vicinity. 
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STAFF COMMENTS: The proposed ADU as a use is generally compatible with the existing 

uses and zoning of nearby properties. Staff does not anticipate that the size, location, and 

proposed conversion of the existing detached garage will be injurious to the use and enjoyment 

of neighboring properties or substantially diminish property values within the immediate vicinity. 

However, staff has concerns that the requested parking reduction could adversely affect 

neighboring properties by increasing the potential for on-street parking and sidewalk 

obstructions. 

 

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

 

STAFF COMMENTS: The conversion of existing garages into habitable living space, including 

ADUs, is a common trend in established residential neighborhoods as property owners seek 

additional housing opportunities. This approach is often utilized where expansion of the primary 

residence or construction of a new accessory structure is not feasible due to lot size or site 

constraints.   

 

7. Whether adequate public facilities are available including, but not limited to, schools, parks, 

police, and fire protection, roads, sanitary sewers, storm sewers, and water lines, or are 

reasonably capable of being provided prior to the development of the uses which would be 

permitted on the subject property if the CUP were adopted. 

 

STAFF COMMENTS: Adequate public facilities and infrastructure are available to serve the 

proposed ADU. 

 

8. The extent to which adequate measures have been or will be taken to provide sufficient 

off-street parking and loading spaces to serve the proposed conditional uses. 

 

STAFF COMMENTS: The applicant currently utilizes an area that cannot be counted toward 

required parking because a vehicle parked there would obstruct the public sidewalk. As a result, 

only two legal off-street parking spaces are available, where four spaces are required.   

 

9. Whether adequate measures have been or will be taken to prevent or control offensive 

lights, odor, fumes, dust, noise, and vibration so that none of these will constitute a nuisance 

and/or violate the Mesquite City Code, including the MZO. 

 

STAFF COMMENTS: Staff does not anticipate offensive lights, odor, fumes, dust, noise, or 

vibration that will constitute a nuisance and/or violate the Mesquite City Code, including the 

MZO. 

 

10. Any other legally sufficient standard under Texas law.  

 

STAFF COMMENTS: No staff comments at this time.  
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CONCLUSIONS 

The proposed ADU is generally compatible with the surrounding neighborhood and provides 

housing options for multigenerational living. Staff does not anticipate adverse impacts from the 

requested reduction in the minimum lot size requirement, as the proposed ADU would be 

accommodated within an existing detached accessory structure that does not exceed the 

maximum allowable square footage and meets all applicable setback requirements. However, 

the requested reduction in off-street parking from four spaces to two would result in a parking 

deficiency that is inconsistent with the intent of the adopted ADU parking standards and may 

pose a risk to public health, safety, and welfare. Approval of the requested parking reduction is 

not warranted. 
 

STAFF ASSESSMENT 

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

concludes that approval of a CUP to allow an ADU with a reduction in the minimum lot size 

requirement from 21,780 square feet to 7,800 square feet may be warranted, subject to the 

following stipulations: 

1. The required off-street parking is provided in full, consistent with the adopted ADU 

parking standards. 

2. Building permits are obtained for the garage conversion and any associated site 

improvements. 

 

Should the applicant wish to pursue an Engineering Variance to allow a second driveway 

connection along Buena Vista St. as a means of providing the required parking, that process 

may be pursued independently of this CUP. 

 

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

recommend approval of the request with additional or modified stipulations or may recommend 

denial of the request. 

 

PUBLIC NOTICE 

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

notices to property owners within 400 feet. As of July 6, 2026, seven notices had been returned 

from within the statutory notification area and one notice had been returned from within the 

courtesy notification area, all in support of the proposal. 
 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Site Photos 

5. Application Materials 

6. Concept Plan 

7. Returned Notices 
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ATTACHMENT 1 – AERIAL MAP 
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ATTACHMENT 2 – PUBLIC NOTIFICATION MAP 
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ATTACHMENT 3 – ZONING MAP 
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BUENA VISTA ST FRONTAGE 

ATTACHMENT 4 – SITE PHOTOS 



File No.: Z0526-0452 
Conditional Use Permit 

Page 10 of 28 
 

Planning and Zoning Division 
Prepared by Jennifer Horton, Planner 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

LEE ST FRONTAGE

ATTACHMENT 4 – SITE PHOTOS 
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ATTACHMENT 5 – APPLICATION MATERIALS 
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ATTACHMENT 6 – CONCEPT PLAN ATTACHMENT 6 – CONCEPT PLAN 
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ATTACHMENT 7 – RETURNED NOTICES 
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ATTACHMENT 7 – RETURNED NOTICES 
(PROVIDED BY THE APPLICANT) 
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ATTACHMENT 7 – RETURNED NOTICES 
(PROVIDED BY THE APPLICANT) 
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ATTACHMENT 7 – RETURNED NOTICES 
(PROVIDED BY THE APPLICANT) 
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ATTACHMENT 7 – RETURNED NOTICES 
(PROVIDED BY THE APPLICANT) 


