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PLANNING AND ZONING DIVISION 

 

Planning and Zoning Division 

Prepared by Lesley Frohberg 

FILE NUMBER: Z0920-0148 

REQUEST FOR: Conditional Use Permit to allow a major reception facility with a 

modification to the Special Conditions requiring a 500-foot separation 

from any residential district. 

CASE MANAGER: Lesley Frohberg 

 

PUBLIC HEARINGS 

Planning and Zoning Commission: Monday, October 12, 2020 

City Council: Monday, November 2, 2020 

 

GENERAL INFORMATION 

Applicant: Ghader Mirak 

Requested Action: Rezone from “C”, Commercial to “C”, Commercial with a Conditional Use 

Permit to allow a major reception facility with a modification to the Special 

Conditions requiring a 500-foot separation from any residential district.  

Location: 3935 E. US Highway 80 

 

PLANNING AND ZONING ACTION 

Decision: On October 12, 2020, the Planning and Zoning Commission 

unanimously recommended denial of the Conditional Use Permit to 

allow a major reception facility with a modification to the Special 

Conditions requiring a 500-foot separation from any residential district.  
 

SITE BACKGROUND 

Platting: Town East Estates, Tract 3.5 

Size: 2.66 Acres 

Zoning: C - Commercial 

Future Land Use: Commercial 

Zoning History: 1954: Annexed into City of Mesquite, Zoned Residential 

1960: Rezoned to C – Commercial (Ord. No. 318) 

 

Surrounding Zoning and Land Uses (see attachment 3): 

 ZONING EXISTING LAND USE 

NORTH: R-3, Single Family Residential Single Family Residences 

SOUTH: C – Commercial with Skyline Logistics 

Hub Overlay and CUP (Ord. No. 1482) 

US Hwy 80 & Warehouse/Distribution  

EAST: C - Commercial Hotel 

WEST: C - Commercial Office 
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CASE SUMMARY 

The applicant is requesting a Conditional Use Permit (CUP) to allow a major reception facility 

with a modification to the Special Conditions requiring a 500-foot separation from any 

residential district on an undeveloped, Commercial lot at 3935 E. US Highway 80. The facility 

is intended to be used for events including birthdays, weddings, special events, and 

neighborhood gatherings. The applicant is proposing a 13,860 square-foot building containing 

multi-purpose halls, lobby, office, makeup area, food preparation area, restrooms, and an 

indoor storage area. The food preparation area will not operate as a catering kitchen. The food 

preparation will consist of warming and serving food to reception attendees. Equipment in this 

area will include a food warmer, refrigerator, freezer, table, sink, and hand-wash station.  

 

The Concept Plan (Attachment 7) proposes 167 parking spaces, with 6 parking spaces being 

designated as handicap accessible. The proposed landscaping includes approximately 11.23% 

of the site to be open space, including grass, shrubs, and trees. Additionally, a buffer tree line 

and an 8-foot tall long-span, precast concrete decorative screening wall are required to be 

installed along the northern property line.  

 

The Mesquite Zoning Ordinance (MZO) requires a CUP for major reception facilities in the 

Commercial zoning district. A major reception facility includes all reception facilities with more 

than 6,000 square feet of enclosed space. In addition to the CUP, the MZO requires the 

reception facility to be at least 500 feet from any residential district. The proposed major 

reception facility abuts a single-family residential subdivision to the north and is separated by 

an 18-foot alley right-of-way. The applicant is seeking a modification to the condition to allow 

the facility within the 500-foot buffer. The proposed building would be approximately 150 feet 

from the single-family homes to the north.  

  

All regulations for reception facilities, found in Section 3-508 of the Mesquite Zoning Ordinance, 

will apply for the proposed use. 

 

MESQUITE COMPREHENSIVE PLAN 

The Mesquite Comprehensive Plan designates the future land use of the subject property as 

Commercial and Corridor Development. The Commercial land use designation represents a 

broad range of goods and services for a community or region. Developments in this category 

are larger and more intense than those in the Neighborhood Retail category. The Corridor 

Development designation represents commercial development that is located along a major 

corridor. Developments within these corridors are highly visible and enhanced landscaping and 

public art is encouraged in this area. Compatible land use types for this area include retail, 

hotels, restaurants, big box retailers, entertainment, and personal services. 

STAFF COMMENTS: 

The Conditional Use Permit to allow a major reception facility is consistent with the Mesquite 

Comprehensive Plan designation as Commercial. The proposed use would be along a major 

highway, US Highway 80, and serve as a regional entertainment destination.  
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MESQUITE ZONING ORDINANCE 

SECTION 5-503: REVIEW CRITERIA FOR CONDITIONAL USE PERMITS 

1. Existing uses 

The Conditional Use will not be injurious to the use and enjoyment of other property in the 

immediate area for the purposes already permitted, nor substantially diminish and impair 

property values within the immediate vicinity.  

STAFF COMMENTS: 

The proposed major reception facility would be located within a proposed 13,860 square foot 

building. The subject property, located at 3935 E. US Highway 80, is currently undeveloped. 

The subject property cannot be accessed from the E. US Highway 80 frontage road due to 

proposed improvements by TXDOT; therefore, a cross access easement will be required from 

Bahamas Drive. This access easement will direct all traffic along the northern property lines of 

3939 and 3935 E. US Highway 80, as shown on the concept plan. Due to the close proximity 

to the existing single-family subdivision and the location of the proposed access to the site, 

Staff is concerned that the proposed CUP may negatively affect the residents in the area.  

 

2. Vacant Properties 

The Conditional Use will not impede the normal and orderly development and improvement of 

surrounding vacant property for uses predominant in the area.  

STAFF COMMENTS:  

Staff does not anticipate the request to negatively impact the development or redevelopment 

of any nearby property.  

 

3. Services 

Adequate utilities, access roads, drainage, and other necessary facilities have been or are 

being provided.  

STAFF COMMENTS: 

Adequate utilities and drainage facilities exist or will be installed with the development of the 

site and are sufficient for accommodating the demands associated with the request for the 

CUP. The property owner will be required to improve the remainder of the drainage channel 

along the northwest corner of the site. The subject property cannot be accessed from the E. 

US Highway 80 frontage road due to proposed improvements by TXDOT; therefore, a cross 

access easement will be required from Bahamas Drive. This access easement will direct all 

traffic along the northern property lines of 3939 and 3935 E. US Highway 80, which may result 

in disturbances to adjacent residents.  

 

4. Parking 

Adequate measures have been or will be taken to provide sufficient off-street parking and 

loading spaces to serve the proposed uses.  
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STAFF COMMENTS: 

The proposed parking lot will provide sufficient parking spaces for the major reception facility 

by meeting all parking requirements of the Mesquite Zoning Ordinance. Section 3-405 of the 

Mesquite Zoning Ordinance requires 1 space for each 50 square feet of assembly area for uses 

classified as Public Assembly without Fixed Seating.  

 

5. Performance Standards 

Adequate measures have been or will be taken to prevent or control offensive odor, fumes, 

dust, noise, and vibration, so that none of these will constitute a nuisance and to control lighted 

signs and other lights in such a manner that no disturbances to neighboring properties will 

result.  

STAFF COMMENTS: 

The applicant has indicated that no outdoor activity or outdoor seating areas will be on the 

property; however, Staff anticipates that noise and traffic disturbances to neighboring 

residences may be possible as the result of this request due to its close proximity to single-

family homes and the location of the proposed cross access easement.  

 

CONCLUSIONS 

ANALYSIS 

The proposed CUP to allow a major reception facility is consistent with the Mesquite 

Comprehensive Plan to provide an opportunity for entertainment. However, it is Staff's opinion 

that the proposed major reception facility would negatively impact the area, specifically the 

single-family residential neighborhood to the north of the subject property.  

RECOMMENDATIONS 

Staff recommends denial of the Conditional Use Permit to allow a major reception facility, 

located at 3935 E. US Highway 80. Should the Planning & Zoning Commission recommend 

approval of the CUP, Staff suggests the following stipulations:  

1. There shall be no outside activity related to the reception facility on the property. 

2. The tenant space shall be properly sealed to prevent sound from impacting adjacent 

properties. The tenant space is properly sealed only if an engineered design is 

submitted to the Building Official, bearing the seal of a registered professional engineer 

or architect, and showing that all openings in the premise, as applicable, are gasketed 

and weather-tight. 

3. Construct an 8-foot tall long-span, precast concrete decorative screening wall with 

buffer tree line along the entire length of the cross access easement from Bahamas 

Drive to the subject property.  

 

PUBLIC NOTICE 

Staff mailed notices to all property owners within 200 feet of the subject property.  As of the 

date of this writing, Staff has received three returned notices in opposition and one in favor to 

the request. 
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CODE CHECK 

Staff conducted a site visit to the subject property and did not find any visible code issues or 

possible violations as of the date of this writing. 

 

ATTACHMENTS 

1. Aerial Map 

2. Public Notification Map 

3. Zoning Map 

4. Future Land Use Map 

5. Site Pictures 

6. Application Materials 

7. Concept Plan 

8. Returned Property Owner 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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Subject property facing north from US Highway 80. 

 

 
Subject property facing north from US Highway 80. 

 
 
 
 
 
 
 
 

ATTACHMENT 5 – SITE PHOTOS 
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Proposed location of cross access easement facing east from Bahamas Drive.  
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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 – CONCEPT PLAN 
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ATTACHMENT 8 – RETURNED PROPERTY OWNER NOTICE 
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ATTACHMENT 8 – RETURNED PROPERTY OWNER NOTICE 
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