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PLANNING AND ZONING DIVISION 

 

Planning and Zoning Division 
Prepared by Garrett Langford, AICP 

FILE NUMBER: Z0725-0410 

REQUEST FOR: Conditional Use Permit 

CASE MANAGER: Garrett Langford, Assistant Director 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, August 11, 2025 

City Council: Tuesday, September 2, 2025 

 

GENERAL INFORMATION 

Applicant: Angelica Chapa on behalf of Zanas 8885 Corporation (Mi Rinconcito) 

Requested Action: Rezoning from General Retail to General Retail with a Conditional Use 

Permit to allow a convenience store.    

Location: 1200 E. Davis Street, Suite 127 

 

PLANNING AND ZONING ACTION 

  Decision: On August 11, 2025, the Planning and Zoning Commission recommended 

approval of the request with a stipulation that the CUP be limited to the 

applicant, Zanas 8885 Corporation (Mi Rinconcito),  by a vote of 6-1, with 

Commissioner Walker oppoaws. 

 

SITE BACKGROUND 

Platting: Mesquite Highlands, Block 10, Lot 2 

Size: 4.71 

Zoning: GR - General Retail 

Future Land Use: Neighborhood Retail 

Zoning History: 1954:       Annexed and zoned Residential 

1961:       Zoning change to Local Retail 

1973:       Zoning change to General Retail 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: GR - General Retail Restaurant, Self Storage 

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

EAST: GR - General Retail Restaurant and Retail 

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

The applicant is requesting a Conditional Use Permit (CUP) to allow Mi Rinconcito to operate 

as a convenience store in a 1,400-square-foot retail space located at 1200 E. Davis Street. Mi 

Rinconcito was issued a Certificate of Occupancy (CO) in December 2021 under the use 

classification of "Gift, Novelty, and Souvenir Shops" (SIC 5947). At the time, the business 

indicated it would sell items such as ornaments, shirts, and handicrafts from Mexico and Central 

America. Staff informed the applicant that selling pre-packaged foods and sodas would be 

permitted only on an incidental basis under that classification. Since then, the business has 

expressed its intent to sell beer and wine in addition to its existing merchandise. Based on this 

expanded scope of sales, Staff has determined that the use now constitutes a convenience 

store, which requires a CUP in the General Retail zoning district. 

 

MESQUITE COMPREHENSIVE PLAN 

The Mesquite Comprehensive Plan designates this area as Neighborhood Retail on the Future 

Land Use Map (see attachment 4). "Neighborhood Retail establishments include a variety of 

retail and personal service businesses that meet the daily needs of the residents. This 

development type generally includes small or medium-scale development ranging from 1,500 

square feet to 45,000 square feet and one to two stories in height." 

 

STAFF COMMENTS: 

The CUP application does not include a request to amend the Neighborhood Retail future land 

use designation. A convenience store is considered a retail use that serves the daily needs of 

nearby residents and is generally consistent with the intent of the Neighborhood Retail 

category. 

 

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 is not anticipated to negatively impact public health, 
safety, or welfare. The use is compatible with surrounding development patterns and is subject 
to applicable building and safety codes. 
 

2. The consistency of the proposed CUP with the Comprehensive Plan.  
 
STAFF COMMENTS:  The proposed CUP is generally consistent with the Comprehensive Plan 

and its future land use designation, which supports commercial development that provides 

goods and services to the community. 

 

3. The consistency of the proposed CUP with any adopted land use policies.  
 
STAFF COMMENTS: The proposed CUP aligns with the City’s adopted land use policies by 
supporting a compatible commercial use that serves the surrounding area. 



File No.: Z0625-0402 
Conditional Use Permit 

Page 3 of 10 
 

Planning and Zoning Department 
Prepared by Garrett Langford, AICP 

 

 

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: The proposed CUP is compatible with surrounding uses and zoning. It 
is not expected to negatively impact the use, enjoyment, or value of nearby properties. 
 

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

 

STAFF COMMENTS: There has been minimal recent development activity in the immediate 

area. While it is unclear whether the proposed CUP would influence future development, it 

would not conflict with the existing character of the area. 

 

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 subject property has sufficient off-street parking for the proposed 

use. 

 

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.  

 

10. Any other legally sufficient standard under Texas law.  

 

STAFF COMMENTS: No staff comments. 
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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. As a CUP, the Planning and Zoning Commission can 

recommend that the CUP be limited to Zanas 8885 Corporation. If this condition is added, any 

future change in business ownership would require the new owner to obtain a separate CUP. 

 

PUBLIC NOTICE 

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

notices within 400 feet. As of August 6, 2025, Staff has not received any returned property 

owner notices for the request. 

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Applicant Letter  

6. Site Photo 
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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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ATTACHMENT 5 – APPLICATION LETTER 
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ATTACHMENT 6 – SITE PICTURE 


