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PLANNING AND ZONING DIVISION 

 

Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

FILE NUMBER: Z0425-0391 

REQUEST FOR: Planned Development – General Retail (PD-GR) with a Conditional 

Use Permit (CUP) 

CASE MANAGER: Garrett Langford 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, December 8, 2025 

City Council: Monday, January 5, 2026 

 

GENERAL INFORMATION 

Applicant: Braulio and Irma Camarillo 

Requested Action: Rezone to Planned Development – General Retail (PD-GR) with a 

Conditional Use Permit (CUP) and modified development standards to 

allow a building contractor’s office with accessory outdoor storage. 

Location: 301 and 325 N Town East Blvd 

 

PLANNING AND ZONING ACTION 

  Decision: On December  8, 2025, the Planning and Zoning Commission recommended 

approval of the request by a vote of 7-0.  

 

SITE BACKGROUND 

Platting: Josiah Phelps Abstract 1157 Page 595  

Size: 1.80 Acres / 78,463 sq. ft.  

Zoning: R-1, Single Family Residential 

Future Land Use: Neighborhood Retail 

Zoning History: 1963: Annexed and zoned Residential 

1964: Rezoned to R-1, Single Family Residential 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: PD – R-2A, Single Family Residential (Ord. 1339) Single Family Homes 

SOUTH: N/A – City Limits Charter School and Single 

Family Homes 

EAST: PD – R-2A, Single Family Residential (Ord. 1339) Single Family Homes 

WEST: R-1, Single Family Residential Single Family Homes 
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CASE SUMMARY 

The applicant initially requested rezoning to Planned Development – Commercial to allow a 

building contractor’s office with accessory outdoor storage. At the November 10, 2025 Planning 

and Zoning Commission meeting, the Commission preferred consideration as Planned 

Development – General Retail (PD-GR) with a Conditional Use Permit (CUP). The applicant 

agreed to revise, and the case was re-noticed to include the CUP request. 

 

Historically, the site operated as an outdoor storage yard for contractor equipment for several 

decades without a valid Certificate of Occupancy (CO). In 2023, the City's Building Inspection 

Division cited the previous owner, Thomas Black, for operating without a CO. The property 

transferred ownership in October 2024. The current owners were initially unaware of the lack 

of CO or zoning compliance, prompting this zoning change request in April 2025. The site has 

been vacant since May 2024.  

 

The proposed plan includes a 3,000-square-foot building for administrative office space and 

storage of supplies and materials. Outdoor storage (approximately 9,500 square feet, or 12% 

of site area) will accommodate company vehicles and trailers, including 20-foot Laco bumper-

pull trailers and passenger trucks. The Mesquite Zoning Ordinance (MZO) permits outdoor 

storage as an accessory use in Commercial zoning if it occupies less than 50% of the site.  

 

The proposal provides additional employee parking and meets the MZO’s 10% landscaping 

requirement. The proposed building height is 23 feet with one overhead bay door. For 

nonresidential structures adjacent to residential zoning, the MZO requires a minimum setback 

of 25 feet or twice the building height (46 feet in this case). The building is located 50 feet from 

the east property line, 57 feet from the north, and more than 250 feet from the west, satisfying 

setback requirements. Because the site abuts residential zoning, the MZO requires a minimum 

screening standard consisting of an eight-foot precast concrete screening wall and a tree buffer.  

 

The applicant requests to exceed the MZO maximum height for front yard screening walls by 

proposing an eight-foot precast concrete wall. While the deviation supports necessary security 

measures for outdoor vehicle storage, staff recommends incorporation of complementary 

landscaping or design elements to reduce visual impact and maintain streetscape quality. 

 

MESQUITE COMPREHENSIVE PLAN 

The Mesquite Comprehensive Plan designates this property as Neighborhood Retail on the 

Future Land Use Map (see Attachment 4). The vision for this designation includes a variety of 

retail, restaurant, and personal service uses intended to meet the daily needs of nearby 

residents. These uses are typically located along arterial or collector roadways. 

 

STAFF COMMENTS: 

The proposed PD-GR is more consistent with the Neighborhood Retail designation than the 

previous PD-Commercial request. The PD-GR with CUP allows a contractor shop with 

accessory outdoor storage while enabling conditions to ensure the use does not exceed the 

intensity envisioned by the Neighborhood Retail designation. 
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MESQUITE ZONING ORDINANCE 

SECTION 5-311(N): REVIEW CRITERIA FOR PLANNED DEVELOPMENT  

 

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

will benefit the City as a whole. 

 

STAFF COMMENTS: The PD promotes public health, safety, and welfare by providing 

adequate screening, fencing, and site design buffering adjacent residential uses and ensuring 

safe arterial road access. 

 

2. The consistency of the proposed amendment with the Comprehensive Plan and any other 

adopted land use policies.  

 

STAFF COMMENTS: The PD-GR aligns with the Neighborhood Retail designation, which 

anticipates retail, restaurant, and personal service uses along this corridor. While the contractor 

shop with accessory outdoor storage is not aligned with the typical uses, it reflects the site’s 

historical use and arterial frontage conditions, where low-intensity commercial or contractor 

uses are compatible when properly screened. 

 

3. The extent to which the proposed PD District will support and further the City Council’s 

strategic goals.  

 

STAFF COMMENTS: The PD supports Council goals for property reinvestment, establishing 

enforceable site standards for screening, layout, and operations despite differing from long-

term land use visions. 

 

4. The extent to which the proposed PD created nonconformities.  

 

STAFF COMMENTS: The PD would not create new nonconformities. 

 

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

 

STAFF COMMENTS: With required screening, setbacks, outdoor storage limits, and an eight-

foot concrete wall, the PD can mitigate visual and operational impacts on neighboring 

residential properties, improving compatibility compared to prior unregulated uses. 
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6. The trend of development, if any, in the general area of the property in question. 

 

STAFF COMMENTS: The area remains predominantly residential, with some nonresidential 

and commercial uses along the arterial corridor, though none are contractor offices. 

 

7. The suitability of the property for the purposes for which it is presently zoned, i.e., the 

feasibility of developing the property in question for one or more of the uses currently 

allowed under the existing zoning classification. 

 

STAFF COMMENTS: The property’s current R-1 residential zoning does not permit the 

proposed use and does not align with the Neighborhood Retail future land use designation.. 

 

8. 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 amendment were adopted. 

 

STAFF COMMENTS: Adequate public utilities exist and the proposed use is not expected to 

increase demand on municipal services.  

 

9. Whether the proposed PD District provides a greater level of public benefits than would 

otherwise be achieved if the property were developed under a standard zoning district. 

 

STAFF COMMENTS: The PD with CUP enables tailored standards such as screening, material 

restrictions, and site design controls unavailable under standard zoning. 

 

10.  The degree to which the proposed PD District incorporates a creative site design to achieve 

the purposes of this Code, and represents an improvement in quality over what is possible 

through a strict application of the otherwise applicable zoning district or development 

standards. 

 

STAFF COMMENTS:  While not uniquely designed, the PD with CUP allows specific 

regulations limiting outdoor storage and enhancing screening. 

 

11. Any other legally sufficient standard under Texas law. 

 

STAFF COMMENTS: No staff comments.  

 

CONCLUSIONS 

The proposed PD-GR with a CUP allowing a building contractor’s office with outdoor storage 

as an accessory use is consistent with the Mesquite Comprehensive Plan and does meet the 

review criteria in Section 5-311(N).  
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STAFF ASSESSMENT 

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

Planning Staff concludes that approval of the zoning change PD-GR with a CUP to allow a 

building contractor’s office with outdoor storage as an accessory use is warranted. The 

proposal is consistent with the Comprehensive Plan and meets the review criteria in Section 5-

311(N) of the Mesquite Zoning Ordinance. The following stipulations are suggested. 

 

1. The CUP shall comply with all stipulations of the associated PD ordinance. 

 

2. The CUP is approved solely for B & B Tellus, LLC, and is not transferable or 

assignable. Any new applicant must apply for a new CUP per Mesquite Zoning 

Ordinance procedures. 

 

3. Three convictions for CUP violations within any 12-month period shall result in 

automatic revocation of the CUP. Prior to revocation, the Building Official shall revoke 

the Certificate of Occupancy (CO) for the use, following all applicable procedures before 

notifying the owner that use is no longer authorized.. 

 

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

1. Recommend approval of the request  

or 

2. Recommend approval of the request with stipulations. 

 

PUBLIC NOTICE 

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

notices within 400 feet. As of December 15, 2025, Staff has received one notice in favor from 

the statutory notice area. One notice from the courtesy notice area was returned in opposition 

to the request. 

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Site Pictures 

6. Application Materials 

7. Exhibit A – Legal Description 

8. Exhibit B – Development Standards 

9. Exhibit C – Concept Plan 

10. Returned Public 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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ATTACHMENT 4 – FUTURE LAND USE MAP 



File No.: Z0425-0391 
Zoning Change  

Page 10 of 21 
 

Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

 
 
 
 
 

 
 

 
 
 

ATTACHMENT 5 – SITE PHOTOS 
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ATTACHMENT 6 – APPLICATION MATERIALS 
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ATTACHMENT 6 – APPLICATION MATERIALS 
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ATTACHMENT 6 – APPLICATION MATERIALS 
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ATTACHMENT 7 –  EXHIBIT A 
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Exhibit B – Development Standards 

 
This Planned Development – General Retail (“PD-GR”) district must adhere to all conditions of 
the City of Mesquite, Texas, Mesquite City Code, including but not limited to the Mesquite Zoning 
Ordinance (“MZO”), as amended, and adopts General Retail (“GR”) District base standards 
consistent with the Concept Plan for the PD-GR district property attached hereto and 
incorporated herein as EXHIBIT “C” (“Concept Plan”), and the standards identified below, which 
apply to this PD-GR district. Where these regulations conflict with or overlap another ordinance, 
the regulations contained in the standards identified below will control. 

  

1. Land Uses. The permitted uses on the PD-GR district property include the permitted uses in 

the GR District classification as set out in the MZO, and those permitted uses on the PD-GR 

district property are subject to the same requirements as set out in the MZO. Prohibited uses 

on the PD-GR district property are identified in subsection 1.b. below. 

 

a. Any land use requiring a Conditional Use Permit (“CUP”) in the GR Zoning District, as 

amended, is only allowed if a CUP is issued for the use unless permitted in subsection 

1.c. below.  

 

b. Any land use prohibited in the GR Zoning District, as amended, is also prohibited 

unless permitted in subsection 1.c. below. The following uses are also prohibited:  

 

i. SIC Code 40: Railroad Passenger Terminal 

ii. SIC Code 61: Alternative Financial Institutions 

iii. SIC Code 593: Used Merchandise  

iv. SIC Code 593a: Pawnshops  

v. SIC Code 5947: Gift, Novelty, Souvenir Shops 

vi. SIC Code 5993: Tobacco Stores  

vii. SIC Code 5999g: Paraphernalia Shops 

viii. SIC Code 753 Auto Repair Shops 

ix. SIC Code 754 Auto Services 

 

c. The following uses are permitted on the Property with a CUP. 

i. SIC Code 15 Building Contractors 

ii. SIC Code 17 Special Trade Contractors  

iii. Accessory Outdoor Storage shall be located as shown on the Concept Plan 

and shall be limited to three-quarter-ton pickups and utility trailers no longer 

than 20 feet.  

 

2. Development Standards. In addition to the requirements of the MZO applicable to the GR 

Zoning District, the Planned Development is subject to the following: 

a. Site Plan. The site plan shall comply with the Concept Plan in all material respects. 
Material deviations from the Concept Plan (such as building placement and lot sizes) 
may be permitted to ensure compliance with the Mesquite Engineering Design 
Manual, as well as Building and Fire Codes, as amended, provided that the 
development continues to meet all requirements of this ordinance.  

 

ATTACHMENT 8 – DEVELOPMENT STANDARDS 



File No.: Z0425-0391 
Zoning Change 

Page 17 of 21 
 

Planning and Zoning Department 
Prepared by Garrett Langford, AICP 

b. Landscaping. The property shall comply with landscaping requirements in Section 1A 

of the MZO. The minimum amount of open space and trees shall be consistent with 

what is shown on the Concept Plan.  

 

c. Screening. The property shall comply with the screening requirements in Sections 1A 

and 3-600 of the MZO. An 8-ft precast concrete screening wall is allowed in the front 

setback along N. Town East Blvd as shown on the Concept Plan. The screening wall 

along N. Town East Blvd shall include complementary landscaping or design elements 

to reduce visual impact and maintain streetscape quality as approved by the Director 

of Planning and Development Services. Modification to the precast concrete screening 

requirements may be approved through an Engineering Variance per the Mesquite 

Engineering Design Manual.  
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ATTACHMENT 9 – EXHIBIT C CONCDEPT PLAN 
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ATTACHMENT 10 – RETURNED PUBLIC NOTICES 
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ATTACHMENT 10 – RETURNED PUBLIC NOTICES 


