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PLANNING AND ZONING DIVISION 

 

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

FILE NUMBER: Z0725-0409 

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: Mike Doherty, Foster Street Capital, LLC 

Requested Action: To allow a Conditional Use Permit for sign manufacturing as a permitted use. 

Location: 720 Military Parkway, Unit D 

 

PLANNING AND ZONING ACTION 

  Decision: On August 25, 2025, the Planning and Zoning Commission recommended 

approval of the request by a vote of 6-0. 

 

SITE BACKGROUND 

Platting: Military Square, Part of Lot 3 

Size: 1.12 acres 

Zoning: Downtown Mesquite-Mixed-Use Subdistrict (DM-MU) 

Future Land Use: Downtown Special Planning Area 

Zoning History: 1951: Annexed and zoned Residential 

1982: Rezoned to Commercial 

2021: Rezoned to Commercial with CUP for used merchandise (Suite A) 

2025: Rezoned to Downtown Mesquite-Mixed Use (DM-MU) 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: DM-MU Self-Storage Facility 

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

EAST: DM-MU Drywall and Paint Retailer 

WEST: DM-MU Vacant  
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CASE SUMMARY 

The applicant is requesting approval of a Conditional Use Permit (CUP) to allow sign 

manufacturing as a permitted use at 720 Military Parkway, Suite D. As outlined in the recently 

adopted DM District in Section 4-1600 of the Mesquite Zoning Ordinance (MZO), a CUP is 

required for a sign manufacturing use within the DM-MU zoning subdistrict when it is within 200 

feet of a residential district or use. 

 

Within the DM District, the proposed use is classified as a Cottage Industrial use, which includes 

establishments or businesses where the primary purpose is small-scale and individualized (i.e., 

not mass produced) assembly and light manufacturing of commodities and is characterized by 

low to no external impact. This use includes workshops and studios for cottage industries such 

as pottery, glassblowing, metalworking and fabrication, weapon bluing, and furniture-making. 

Cottage industrial enterprises may include direct sales to consumers and repair or rehabilitation 

of household goods, appliances, or furnishings. Cottage Industrial uses are permitted in the 

DM-MU subdistrict, provided it is not more than 10,000 square feet in size and are not within 

200 feet of a residential district or use. Because the subject property is within 200 feet of a 

residentially zoned property, a CUP is required for the proposed use.  

 

The proposed tenant, StyloGraphic, is a sign design and production company that will operate 

within an interior tenant space of a multi-tenant office warehouse building. Operations will 

include digital printing, vinyl cutting, and sign assembly, with all activities conducted indoors. 

No outdoor fabrication, spray painting, or welding is proposed, and no structural or site 

modifications are planned. 

 

StyloGraphic currently operates in Rockwall and is looking to expand its services into Mesquite. 

The business specializes in a variety of sign types, including pole signs, monument signs, and 

drive-thru menu boards. 

 

MESQUITE COMPREHENSIVE PLAN 

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

designates as Downtown Special Planning Area on the Future Land Use Map. The vision for 

the Downtown Special Planning Area is to create a revitalized, pedestrian-friendly town square 

and commercial center that reflects Mesquite’s history and community character. It aims to 

promote economic development, enhance public spaces, and encourage new amenities and 

land uses that support a vibrant, walkable downtown. Strategies for the Downtown Special 

Planning Area: 

• Pursuing Main Street designation. 

• Facilitating redevelopment of nonconforming properties. 

• Attracting higher-density residential options and unique land uses like boutique 

retail and makerspaces. 

• Enhancing pedestrian infrastructure. 

• Updating zoning and ordinances to support a mix of uses. 

• Executing recommendations from the Downtown Infrastructure Plan. 
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STAFF COMMENTS: 

The proposed CUP aligns with the Mesquite Comprehensive Plan and is suitable for the 

Downtown Special Planning Area designation. Sign manufacturing is a light-industrial service 

that complements surrounding commercial and light-industrial businesses while remaining 

compatible with adjacent properties. 

 

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 operate entirely indoors within an existing 
tenant space and will comply with all applicable city codes and regulations; therefore, it 
is not anticipated to pose any health or safety risks. 
 

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

Plan. The Downtown Special Planning Area Future Land Use designation encourages a 

variety of office and mixed uses that can bring economic activity to the area. 

 

3. The consistency of the proposed CUP with any adopted land use policies.  
 
STAFF COMMENTS: As previously mentioned, the proposed CUP is consistent with the 
Mesquite Comprehensive Plan’s Future Land Use Designation.  
 

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.  

 

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

 

STAFF COMMENTS: A nearby retail center development received site plan approval in 

2022 and is under construction, and the recently adopted Downtown Ordinance is 

expected to guide and support future development in the area. 
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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. 

 

CONCLUSIONS 

ANALYSIS 

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

review criteria in Section 5-310(N.).  

  

RECOMMENDATIONS 

City staff recommends approval of the CUP to allow sign manufacturing as a permitted use at 

720 Military Parkway, Unit D. 

 

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 29, 2025, Staff has not received any returned property 

owner notices for the request. 

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 
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3. Zoning Map 

4. Future Land Use Map 

5. Site Pictures 

6. Application Materials 

7. Conceptual Floor Plan 
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ATTACHMENT 1 – AERIAL MAP 
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ATTACHMENT 2 – PUBLIC NOTIFICATION MAP 
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Note: Zoning Map is pending an update to reflect the recently adopted Downtown 

Ordinance. 

ATTACHMENT 3 – ZONING MAP 
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Note: Future Land Use Map is pending an update to reflect the recently adopted 

Downtown Ordinance. 

ATTACHMENT 4 – FUTURE LAND USE MAP 
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Facing south along Military Parkway 

 

 
Facing southwest toward Military Parkway 

 
 
 

 

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 6 – APPLICATION MATERIALS 
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ATTACHMENT 7 – CONCEPTUAL FLOOR PLAN 
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ATTACHMENT 7 – CONCEPTUAL FLOOR PLAN 
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ATTACHMENT 7 – CONCEPTUAL FLOOR PLAN 


