
                                                       

 

 
 

Page 1 of 33 
 

PLANNING AND ZONING DIVISION 

 

Planning and Zoning Division 
Prepared by Ti’Ara Clark, Planner 

FILE NUMBER: Z0525-0396 

REQUEST FOR: Conditional Use Permit 

CASE MANAGER: Ti’Ara Clark, Planner 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, August 25, 2025 

City Council: Monday, September 15, 2025 

 

GENERAL INFORMATION 

Applicant: Chris Mayo, Hemphill Seminary, LLC 

Requested Action: Rezone R-3, Single Family Residential, to R-3, Single Family Residential 

with a Conditional Use Permit (CUP) to allow a telecommunications 

tower as a permitted use with modified separation requirements.  

Location: 1028 S. Belt Line Rd 

 

PLANNING AND ZONING ACTION 

  Decision: On August 25, 2025, the Planning and Zoning Commission’s vote on a motion 

to approve the CUP resulted in a 3-3 tie vote (Commissioners Melend, Arnold, 

and Dharmarajan in favor and Commissioners Chenault, Teferi, and Walker 

opposed). Per ordinance, when a Commission vote results in a tie, the request 

is deemed denied. 
 

SITE BACKGROUND 

Platting: First Presbyterian Open Door Baptist Church, Block 1, Lot 2 

Size: 10.11 acres 

Zoning: R-3, Single Family Residential 

Future Land Use: Split: Parks, Open Space, and Drainage/Commercial 

Zoning History: 1955: Annexed and zoned Residential 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: R-3, Single Family Residential Church 

SOUTH: R-3, Single Family Residential Church 

EAST: PD-R-3, Single Family Residential (Ord. 4834) Open Space and Single-Family 

Residences  

WEST: R-3, Single Family Residential Open Space and Single-Family 

Residences  
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CASE SUMMARY 

The applicant is requesting a Conditional Use Permit (CUP) to allow the construction of a 125-

foot telecommunications tower with modified separation requirements on a property located at 

1028 S. Belt Line Road. The proposed tower would be situated on the western portion of the 

site, outside of the FEMA 100-year floodplain, and within a 2,500-square-foot lease area. The 

tower site will be enclosed by a six-foot masonry screen wall and accessed through the existing 

church parking lot. The proposed site location minimizes visibility from the roadway. Based on 

the concept plan provided, it appears the applicant intends to utilize existing trees and natural 

vegetation to further screen the site from both the roadway and the surrounding area. 

 

The facility is designed to accommodate up to three wireless carriers and will include space for 

equipment such as fiber vaults and emergency generators. While a specific 

telecommunications provider has not been identified at this time, the facility will support the 

broader communications network and address a coverage gap in the area. The closest existing 

tower is over 2,100 feet away. Coverage maps submitted by the applicant show a gap in service 

within the surrounding area.  

 

In accordance with the Mesquite Zoning Ordinance (MZO), a Conditional Use Permit is required 

for telecommunications towers located within a single-family residential zoning district. 

Additionally, new towers must maintain a separation distance of at least three feet for every 

foot of tower height from any single-family zoning district. For the proposed 125-foot tower, a 

375-foot setback is required. The subject property is zoned R-3, Single-Family Residential, and 

is surrounded on all sides by other single-family zoning districts. The nearest dwelling unit, 

which sits on the First Presbyterian Church property, is approximately one hundred and eleven 

(111) feet from the proposed tower location. Therefore, the applicant is requesting a 

modification to the separation requirement. 

 

As required, the tower must comply with all applicable regulations established by the Federal 

Aviation Administration (FAA), Federal Communications Commission (FCC), and any other 

federal or state regulatory agencies. Health and environmental impacts are regulated by the 

FCC, which sets strict standards for tower radiation to ensure it does not adversely affect 

surrounding areas. 

 

MESQUITE COMPREHENSIVE PLAN 

The subject property is located within an area designated by the Mesquite Comprehensive Plan 

as both Commercial and Parks, Open Space, and Drainage. The western portion of the site, 

which fronts a major arterial roadway, is designated Commercial and is intended for a broad 

range of goods and services. According to the Comprehensive Plan, commercial uses should 

be located along major arterials and may serve as transitional buffers adjacent to low-density 

residential areas. 

 

The eastern portion of the site falls within the Parks, Open Space, and Drainage designation, 

as it lies predominantly within the FEMA 100-year floodplain. This land use category is intended 
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to preserve natural drainage corridors and floodways and is generally suited for limited uses 

such as utility or maintenance facilities, rather than residential or commercial development. 

 

STAFF COMMENTS: 

Staff believes the proposed Conditional Use Permit is consistent with the Mesquite 

Comprehensive Plan, as it utilizes the western portion of the property, designated as 

Commercial, for essential utilities. The proposed telecommunications tower supports the intent 

of the Commercial designation by delivering utility services. 

 

The eastern portion of the site, designated as Parks, Open Space, and Drainage, remains 

undeveloped and is located within the floodplain. This designation is appropriate, as the area 

serves a drainage function and is not suitable for traditional commercial development. The 

proposed tower will not impact this portion of the site.  

 

MESQUITE ZONING ORDINANCE 

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

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

 

• STAFF COMMENTS: The proposed CUP will improve wireless coverage, supporting 
public safety and emergency communications. 

 

2. The consistency of the proposed CUP with the Comprehensive Plan.  
 

• STAFF COMMENTS: The CUP is consistent with the Comprehensive Plan by utilizing 

the commercially designated portion of the site for essential infrastructure. 

 

3. The consistency of the proposed CUP with any adopted land use policies.  
 

• STAFF COMMENTS: The proposed use aligns with land use policies that support 
infrastructure development. 

 

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

• STAFF COMMENTS: The proposed CUP will not create any non-conformities.  
 

5. The compatibility with the existing uses 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. 

 

• STAFF COMMENTS: City Staff does not believe the proposed CUP will be injurious 

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

 

• STAFF COMMENTS: The Esperanza subdivision, just east of the site, which was 

completed in 2024, adds to the needs and fills gaps in the service areas.  

 

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: Existing utilities, access roads, and drainage facilities to the site 

are currently available and adequate for the proposed CUP. 

 

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 facility does not require daily traffic or on-site staff and will 

be accessed via the existing church parking lot. 

 

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: City staff does not believe there will be any nuisance that will 

violate the Mesquite City Code.  

 

SEC. 1-704.C: REVIEW CRITERIA FOR TELECOMMUNICATIONS FACILITIES 

In addition to the general review criteria for a Conditional Use Permit referenced in Section 5-

300 (above) of the Mesquite Zoning Ordinance, the following factors shall be considered in 

determining whether to approve a request. Staff comments are provided in italics.  

1. Preferred Locations: Approval of sites should be considered based on the 

following preferences regarding location. 

 

a. On existing structures such as buildings or other communications towers. The 

closest nearby tower is over 2,100 feet away. According to the applicant, efforts 

have been made to locate a site in compliance with Section 1-703; however, 

those sites were not feasible as they lack sufficient height and structural 

capacity.    

 

b. In locations where the existing topography, vegetation, buildings, or other 

structures provide the greatest amount of screening. The proposed tower will be 

positioned so that existing natural landscaping provides screening for the site. 
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A drainage area is located at the rear of the property, and the applicant is 

proposing a six-foot-high masonry screening wall. 

 

c. In nonresidential districts. The subject property is located within and adjacent to 

single-family zoning districts; however, the Future Land Use Map designates 

this area as Commercial due to its proximity to a major arterial road (S. Belt 

Line). Staff believes the proposed tower is appropriate for the area given this 

context. 

 

d. On towers providing for collocation with multiple users. According to the 

applicant, the proposed 125-foot monopole tower is designed to accommodate 

up to three (3) carriers. 

  

e. In locations providing the maximum separation distance from residential and the 

separation distance from residential and the maximum separation between 

towers. The subject property does not meet the required separation distance 

from residential areas, as it directly abuts residential zoning districts. However, 

it does meet the required separation from existing towers, exceeding the 

minimum distance by over 600 feet. 

 

2. Review Items: In reviewing an application for conditional use permit, the 

following items shall be reviewed as a basis for determining appropriateness and 

locational preference. 

 

a. The height of the proposed structure. The height of the structure is 125 feet. 

 

b. The proximity to residential districts and uses. The location of the proposed 

telecommunications tower abuts single-family residential districts. 

 

c. The nature of uses on adjacent and nearby properties, surrounding topography, 

and surrounding tree coverage and vegetation. The subject property is 

surrounded by churches and single-family residential uses. Nearly half of the 

site lies within a designated flood area. Staff finds the proposed use to be 

appropriate based on the surrounding land uses and the specific characteristics 

of the site.  

 

d. The design of the proposed tower characteristics which have the effect of 

reducing or eliminating visual obtrusiveness, such as monopole construction, 

neutral colors, screening, and buffering. The proposed monopole tower, 

designed as a non-reflective, neutral-colored structure, will be screened by 

existing natural landscaping and a six-foot masonry wall. Additionally, ground 

equipment will be enclosed with fencing and supplemental landscaping to 

minimize visual impact. 
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e. The proposed ingress and egress to the site. The applicant proposes to install 

a driveway providing direct access to the telecommunications area via a shared 

access easement. The driveway must comply with the City of Mesquite’s 

Engineering Design Standards. 

  

3. Availability of alternatives: The applicant shall demonstrate that no reasonable 

alternative that does not require the use of a new tower or structure can 

accommodate the proposed antenna. The commission and council may request 

information necessary to demonstrate that reasonable alternatives do not exist. 

Information submitted may consist of any of the following: 

 

a. No existing towers or structures are located within the geographic area that 

meets the applicant's engineering requirements. According to the applicant, 

there are no existing towers or structures located in the area that could serve as 

an alternative.  

 

b. Existing towers or structures are not of sufficient height to meet the applicant's 

engineering requirements; or existing towers or structures do not have 

sufficient structural strength to support the applicant's proposed antenna and 

related equipment. Existing towers, structures, and alternative technologies 

were not viable for this project due to the absence of suitable infrastructure 

within the target coverage area. No existing buildings or structures in the 

vicinity provide the necessary height or structural capacity to support the 

required telecommunications equipment. 

 

c. The applicant's proposed antenna would cause electromagnetic interference 

with the antenna on the existing towers or structures, or the existing antennas 

would cause interference with the proposed antenna. Staff has no comments at 

this time. The applicant did not provide information regarding this review 

criterion. If prompted by the Commission or Council, the applicant may provide 

additional information related to this review criterion. 

 

d. The fees, costs, or contractual provisions required by the owner to share an 

existing tower or structure or to adapt an existing tower or structure for sharing 

are unreasonable. Costs exceeding new tower development are presumed to 

be unreasonable. Staff has no comments at this time. The applicant did not 

provide information regarding this review criterion. If prompted by the 

Commission or Council, the applicant may provide additional information related 

to this review criterion. 

 
e. The applicant demonstrates that there are other limiting factors that render 

existing towers and structures unsuitable. Staff has no comments at this time. 

The applicant did not provide information regarding this review criterion. If 
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prompted by the Commission or Council, the applicant may provide additional 

information related to this review criterion. 

 

CONCLUSIONS 

ANALYSIS 

The proposed CUP is consistent with the Mesquite Comprehensive Plan and meets the review 

criteria in Section 5-310(N.).  

  

RECOMMENDATIONS 

City staff recommends approval of the CUP to allow a telecommunications tower as a permitted 

use with modified separation requirements at 1028 S. Belt Line Rd.  

 

PUBLIC NOTICE 

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

notices within 400 feet. As of September 2, 2025, staff have received five returned property 

owner notices in opposition, with two falling within the statutory notice area. 

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Site Pictures 

6. Application Materials 

7. Existing Tower Facilities 

8. Separation Map 

9. Coverage Maps 

10. Concept Plan 

11. Recorded Plat 

12. 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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ATTACHMENT 4 – FUTURE LAND USE MAP 
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Facing north towards the proposed entrance to the telecommunications tower 

 

 
Facing southeast toward the proposed telecommunications tower 

 
 
 

 

ATTACHMENT 5 – SITE PHOTOS 
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ATTACHMENT 6 – RETURNED NOTICES 
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ATTACHMENT 7 – APPLICATION MATERIALS 
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ATTACHMENT 7 – APPLICATION MATERIALS 
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ATTACHMENT 8 – EXISTING TOWER FACILITIES 
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ATTACHMENT 9 – SEPARATION MAP 
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ATTACHMENT 10 – COVERAGE MAPS 
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ATTACHMENT 11 – CONCEPT PLAN 
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ATTACHMENT 12 – RECORDED PLAT 


