
 

 

AGENDA ITEM & RECOMMENDATION 
SUMMARY 

 

 

MEETING DATE: April 16, 2025 

PRESENTED BY: Xavier Cervantes, Director of Planning 

AGENDA ITEM: Conditional Use Permit Renewal for Drive-Thru Service Windows and the Sale & 
On-Site Consumption of Alcoholic Beverages at La Palma Azul Snack Shop in a 
(C-3) General Business District) located at 3501 N. Conway Avenue, Ste. 1, being 
Lot 2, IHOP on Conway Subdivision, C-3, Elio C. Garza – Xavier Cervantes 

 
 

NATURE OF REQUEST: 

Project Timeline: 

 March 31, 2025 – Application for Conditional Use Permit (“CUP”) submitted to the City. 

 April 3, 2025 – In accordance with State and local law, notice of required public hearings mailed 
to all property owners within 200 feet of subject tract and notice of public hearings was 
published in the Progress Times.  

 April 16, 2025 – Public hearing and consideration of requested Conditional Use Permit by the 
Planning and Zoning Commission (P&Z).  

 April 28, 2025 – Public hearing and consideration of requested Conditional Use Permit by the 
City Council (CC). 

Summary: 

 The site is located approximately 1,355 feet north of Mile 2 Road along the west side of Conway 
Avenue. 

 Per Code of Ordinance, Drive-Thru Service Windows and the Sale & On-Site Consumption of 
Alcoholic Beverages require the approval of a Conditional Use Permit by the City Council. 

 The applicant leases a 1,701 sq.ft. building for a snack shop, which includes two drive-thru 
service windows on the north side of the building.  Access to the site is from Conway Avenue 
via a 24’ driveway.  Customers place the order on the first window and then proceed to pickup 
the order on the second window. The drive-thru windows allow stacking for approximately 3 
vehicles.  The applicant applied for a conditional use permit renewal to continue utilizing the 
windows and to be able to continue to offer alcoholic beverages with the meals or to go. 

 The applicant has been in operation at this location since October 29, 2024.  The last 
conditional use permit approved for this location was on August 26, 2024 for a period of 6 
months after obtaining their business license.  

 The proposed hours of operation are as follows:  Monday – Saturday from 11:00 am to 10:00 
pm, and Sunday from 12:00 pm to 8:30 pm 

 Staff:  9 employees in different shifts 

 Parking:  There is a total of 3 tables with 4 chairs each for a total of 12 seating spaces, which 
would require 4 parking spaces (1 parking space for every 3 seats =4).  There is a total of 130 
parking spaces in the commercial plaza that are shared with the other businesses.   

 The Planning staff has not received any objections to the request from the surrounding property 
owners.  Staff mailed out (14) legal notices to surrounding property owners. 



 In accordance with the zoning ordinance, the P&Z and City Council may impose requirements 
and conditions of approval as are needed to ensure that a use requested by a Conditional Use 
Permit is compatible and complementary to adjacent properties.  

 

RECORD OF VOTE:  APPROVED:  __________ 

    DISAPPROVED:  __________ 

    TABLED:   __________ 

________ AYES  

________ NAYS 

________ DISSENTING___________________________________________________ 
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STAFF RECOMMENDATION 

 
Staff recommends approval of the request subject to compliance with the following 
conditions: 

 2 year re-evaluation to continue to assess this business. 

 Must comply with all City Codes (Building, Fire, Health, and Sign, etc.) 

 Restrooms must be accessible to employees and patrons at all times.  

 CUP not transferable to others. 

 Hours of operation are Monday – Saturday from 11:00 am to 10:00 pm,  
and Sunday from 12:00 pm to 8:30 pm 

 
 



 

 

MAILOUT LIST 

 

 



ORDINANCE NO.  ____ 

 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF MISSION, TEXAS GRANTING 

A CONDITIONAL USE PERMIT RENEWAL TO PLACE A MOBILE FOOD TRUCK - PEPE 

NOCHES, 1726 W. GRIFFIN PARKWAY, BEING LOT C, GIRASOL ESTATES SUBDIVISION 

 

 WHEREAS, the City Council of the City of Mission finds that during consideration of the 

conditional use permit request of April 16, 2025, the Planning and Zoning Commission of the City of 

Mission upon duly recognized motion and second, voted to recommend to the City Council that the 

conditional use permit shown below be granted. 

 

 WHEREAS, The City Council of the City of Mission, held a public hearing at 4:30 p.m. Monday, 

April 28, 2025, in the Council Chambers of the City Hall to consider the following conditional use permit: 
 
 NOW THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 

MISSION, TEXAS, THAT THE FOLLOWING CONDITIONAL USE PERMIT BE GRANTED: 
 

         Legal Description                  Type                   Conditions of Approval 

1726 W. Griffin Parkway 

Lot C, Girasol Estates 

Subdivision 

To Place a Mobile Food  

Truck - Pepe Noches  

1. 1 year re-evaluation to 

assess this new operation 

2. Must comply with all City 

Codes (Building, Fire, 

Health, Sign, etc.) 

3. Restrooms must be 

accessible to employees and 

patrons at all times 

4. Acquisition of a business 

license prior to occupancy 

5. CUP not transferable to 

others 

6. Hours of operation are 

Monday – Thursday from  

5:00 pm to 12:00 am, and 

Friday & Saturday from  

5:00 pm to 1:00 am 

 
 
READ, CONSIDERED AND PASSED, this the 24th day of March, 2025. 

 

 

        __________________________  

        Norie Gonzalez Garza, Mayor 

 

ATTEST: 

 

 

______________________________  

Anna Carrillo, City Secretary 

 

 


