




































PZRZ18-00052 

M E M O R A N D U M 
 
 
DATE:  August 8, 2019 

 
TO:  The Honorable Mayor and City Council 

     Tomàs Gonzalez, City Manager 
 

FROM: Anne Guayante - Planning & Inspections  
 

SUBJECT: PZRZ18-00052 
 

 
The City Plan Commission unanimously recommended approval (7-0) of the proposed rezoning and master 
zoning plan amendment at its May 30, 2019 meeting. 
 
The CPC found that the rezoning and master zoning plan amendment is in conformance with Plan El Paso. 
The CPC also determined that the rezoning and master zoning plan amendment protects the best interest, 
health, safety, and welfare of the public in general; that the proposed use is compatible with adjacent land 
uses; and, that the rezoning and master zoning plan amendment would have no negative effects on the 
natural environment, socio-economic conditions, and property values in the vicinity or the city as a whole. 
 
As of July 24, 2019, Planning staff has not received any opposition to the rezoning and master zoning plan 
amendment, though the Police Department does not support the applicant’s request. 
 
 
Property Owner: MIMCO, Inc. 
Applicant: Tommy Razloznik, AIA – PSRBB Commercial Group, Inc. 
 
Attachments: Staff Report 
 



 

2501 Mesa Street 
 

City Plan Commission — 5/30/2019 
 
CASE NUMBER: PZRZ18-00052 
CASE MANAGER: Anne Guayante, 212-1814, GuayanteAM@elpasotexas.gov 
PROPERTY OWNER: MIMCO, Inc 
REPRESENTATIVE: Tommy Razloznik, AIA, PSRBB Commercial Group, Inc. 
LOCATION: 2501 Mesa Street (District 1) 
PROPERTY AREA: 0.01 acres 
REQUEST: Rezone from C-1/c (C-1/condition) to G-MU/c (General Mixed 

Use/condition) and Major Amendment to Adopted Master Zoning 
Plan 

RELATED APPLICATIONS: SUET19-00001 (Easement Vacation) 
PUBLIC INPUT: None 
 
SUMMARY OF REQUEST: The applicant wishes to add a food truck court use to the vacated alley 
which comprises part of 2501 Mesa Street to their existing General Mixed Use District and approved 
Master Zoning Plan for that district. This will require them to rezone half of that vacated alley from 
C-1/c (Commercial/condition) to G-MU/c (General Mixed Use/condition), and amend their 
adopted Master Zoning Plan so that the boundary encompasses the entire vacated alley, and to 
add a flea market use, which is the closest definition available within Title 20 to a food truck court. 
 
SUMMARY OF DCC RECOMMENDATION: The Development Coordinating Committee recommends 
APPROVAL of the request, provided that the applicant continue to coordinate with the El Paso 
Police Department to address concerns that the Police Department has with the proposed use. A 
meeting was held between the applicant, Planning Staff, and the Police Department to address 
those concerns.  
 

 
Figure A. Subject Property & Immediate Surroundings 
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DESCRIPTION OF REQUEST: The applicant is proposing a new food truck court on the subject property. This 
proposed use most closely aligns with the flea market use within the El Paso City Code, and meets all applicable 
supplemental regulations for that proposed use. In order to allow the proposed use on the subject property, the 
southeasterly half of the former right of way must be rezoned to the G-MU (General Mixed Use) District, the G-MU 
Master Plan and Master Plan Report must be adjusted to reflect the new boundaries. The G-MU Master Plan must 
also be updated to show the layout of the proposed food truck court. And, finally, the G-MU Master Plan Report 
must be updated to reflect the proposed flea market use. 
 
This food truck court would contain spots for six food trucks with permanent electrical hookups for each, a restroom, 
an elevated seating area, bicycle racks able to accommodate four bicycles, overhead string lights, and a pedestrian 
walkway.  
 
Twelve parking stalls are required for the proposed use, and five spaces, to include one ADA space, are provided on 
site. The remaining seven will be located immediately next door at 2400 N. Oregon Street. The applicant has applied 
for and received approval of a Shared Parking Agreement, PSHP19-00001, with the owner of that property. This 
allows the shared parking agreement to satisfy their parking requirements. 
 
The condition on a portion of the subject property requires the coordination of proposed driveway design and 
locations onto Mesa Street. This condition does not impose any additional restrictions on the subject property 
because this coordination and approval is required for all points of access onto Texas Department of Transportation-
owned rights of way like Mesa Street.  
 
PREVIOUS CASE HISTORY: The majority of the subject property was rezoned from the C-1 (Commercial) zoning 
district to the G-MU Zoning District in 2012, with a major amendment in 2015 that established the current building 
configuration on the subject property. The zoning district extended beyond the then-current borders of the subject 
property to the centerlines of the adjacent streets. The adjacent portion of Boston Avenue was vacated in 2013, and 
was combined with the subject property in 2016. Because the G-MU rezoning only extended to the centerline of 
Boston Street, the other half of the street remained within its former C-1/c (Commercial/conditions) zoning district. 
When that portion of Boston Street was vacated and combined with the subject property, a split-zoned lot was 
created. Part of the current request seeks to resolve that split by rezoning the remaining portion of the former 
Boston Street right-of-way to match the rest of the subject property. 
 
COMPATIBILITY WITH NEIGHBORHOOD CHARACTER: To the north, east, and south of the subject property 
are commercial developments of a similar scale to the existing and proposed uses on the subject property. To the 
immediate west of the subject property is the University of El Paso at Texas Campus, with student housing directly 
abutting the subject property. The subject property is bounded by Mesa Street, a major arterial, and Oregon Street, 
a minor arterial. It takes its access from Mesa Street. 
 

COMPLIANCE WITH PLAN EL PASO/REZONING POLICY – When evaluating whether a 
proposed rezoning is in accordance with Plan El Paso, consider the following factors: 
Criteria Does the Request Comply? 
Future Land Use Map: Proposed zone change is 
compatible with the Future Land Use designation for 
the property: 

G-2, Traditional Neighborhood: G-2 
neighborhoods already have walkable 
thoroughfare grids, a mix of uses and housing 
types, historic buildings, parks, and a strong sense 
of character. The City’s priorities are improving 
public infrastructure, restoring any abandoned 
buildings, and infilling empty lots and parking lots 
with street-oriented buildings. 

The G-MU (General Mixed Use) District is compatible 
with the G-2, Traditional Neighborhood Sector. The 
proposed food truck court generally aligns with the 
small scale, walkable commercial uses that this 
designation is intended to allow.  
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COMPLIANCE WITH PLAN EL PASO/REZONING POLICY – When evaluating whether a 
proposed rezoning is in accordance with Plan El Paso, consider the following factors: 
Compatibility with Surroundings: The proposed 
zoning district is compatible with those surrounding 
the site: 

G-MU (General Mixed-Use) District: The purpose 
of this district is to accommodate, encourage and 
promote innovatively designed developments 
involving the combining and mixing of uses 
allowed in various zoning districts with 
appropriate regulations, which together form an 
attractive and harmonious unit of the city. The 
regulations of this district are intended to allow 
for large-scale developments that are able to 
function as individual neighborhoods or an 
integrated collection (two or more) of individual 
neighborhoods supported by civic, commercial 
and recreational uses; as small-scale 
developments requiring flexibility because of 
unique design characteristics; or as transitional 
areas between dissimilar land uses. It is intended 
that the district regulations permit flexibility and 
encourage more creative, efficient and 
aesthetically desirable design and placement of 
land uses. 

Other properties in the immediate area are zoned C-1 
(Commercial), C-2 (Commercial), S-D (Special 
Development), and R-4 (Residential). The 
commercially-zoned and Special Development 
properites are all developed as commercial uses, and 
the R-4 property is UTEP. The G-MU zoning 
designation, and the existing and proposed 
development, are compatible uses of a similar scale to 
the existing commercial development and compatible 
with UTEP, which is a major institution. 

Preferred Development Locations: Is the property in a 
“Compact Urban” area? 

The subject property is within a Compact Urban Area 
as defined in Plan El Paso. It is within the G-2, 
Traditional Neighborhood, Future Land Use 
Designation and is bounded by two arterial roadways. 
 

THE PROPOSED ZONING DISTRICT’S EFFECT ON THE PROPERTY AND SURROUNDING PROPERTY, AFTER 
EVALUATING THE FOLLOWING FACTORS: 
Historic District or Special Designations & Study Area 
Plans: Any historic district or other special 
designations that may be applicable. Any adopted 
small areas plans, including land-use maps in those 
plans. 

The subject property is not within the boundaries of 
any overlay districts or study plan areas. It is governed 
by an existing Master Zoning Plan, which is being 
amended to accommodate the current request. 

Potential Adverse Effects: Potential adverse effects 
that might be caused by approval or denial of the 
requested rezoning. 

Concerns have been expressed by the police 
department, mainly about the existing pedestrian 
conditions along Mesa Street and certain nuisances 
associated with the nearby Cincinnati entertainment 
district. However, these conditions would remain 
present within the neighborhood of the subject 
property whether or not the proposed food truck 
court was developed. In the future, the City may wish 
to partner with TXDOT and interested stakeholders to 
address these concerns in a holistic manner. 

Natural Environment: Anticipated effects on the 
natural environment. 

The subject property is not within an arroyo or other 
environmentally sensitive area. No negative impacts 
are anticipated to the environment as the result of the 
approval of the applicant’s request. 

Stability: Whether the area is stable or in transition. The immediate area surrounding the subject property 
has been relatively stable for the past several years, 
with the most recent commercial rezonings occurring 



PZRZ18-00052 4 May 30, 2019 

COMPLIANCE WITH PLAN EL PASO/REZONING POLICY – When evaluating whether a 
proposed rezoning is in accordance with Plan El Paso, consider the following factors: 

in 2008. The subject property was rezoned to its 
current district in 2012. 

Socioeconomic & Physical Conditions: Any changed 
social, economic, or physical conditions that make the 
existing zoning no longer suitable for the property. 

The streetcar began its operations in the fall of 2018, 
and the subject property directly abuts it. 

 
 

ADEQUACY OF PUBLIC FACILITIES, SERVICES AND INFRASTRUCTURE: The subject property takes access 
from Mesa Street, a major arterial. No adverse comments were received by any of the public or private utility 
providers and public facilities, services, and infrastructure are deemed adequate. 
 
SUMMARY OF DEPARTMENTAL REVIEW COMMENTS: The police department is opposed to the proposed 
rezoning due to the existing pedestrian conditions along Mesa Street and negative externalities associated with the 
nearby bars along the 200 block of Cincinnati Street, which is across Mesa and one block north from the subject 
property. No other reviewing departments expressed objections to the inclusion of the remainder of the subject 
property within the existing General Mixed Use District, or with the amendments proposed for the Master Zoning 
Plan and Master Zoning Plan Report. 
 
PUBLIC COMMENT: The subject property lies within the boundaries of the El Paso Central Business Association. 
They were notified as required on December 18, 2018. Notice was mailed to adjacent property owners within 300 
feet on May 16, 2019. No public comment was received in support of or opposition to the applicant’s request. 
 
RELATED APPLICATIONS: The applicant is also requesting vacation of an easement that runs down the center of 
the former Boston Street right of way, this application is case number SUET19-00001. 
 
CITY PLAN COMMISSION OPTIONS: 
The purpose of the Zoning Ordinance is to promote the health, safety, morals and general welfare of the 
City. The City Plan Commission has the authority to advise City Council on Zoning matters. In evaluating 
the request, the CPC may take any of the following actions: 
1. Recommend Approval of the rezoning request, finding that the request is in conformance with 

the review criteria of Plan El Paso as reflected in the Staff Report, or that the request is in 
conformance with other criteria that the CPC identifies from the Comprehensive Plan. (Staff 
Recommendation) 

2. Recommend Approval of the rezoning request With Modifications to bring the request into 
conformance with the review criteria of Plan El Paso as reflected in the Staff Report, or other 
criteria that the CPC identifies from the Comprehensive Plan. 

3. Recommend Denial of the rezoning request, finding that the request does not conform to the 
review criteria of Plan El Paso as reflected in the Staff Report, or other criteria that the CPC 
identifies from the Comprehensive Plan. 

 
ATTACHMENTS: 
1. Master Zoning Plan and Master Zoning Plan Report 
2. Zoning Map 
3. Future Land Use Map 
4. Department Comments 
5. Neighborhood Notification Boundary Map 
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ATTACHMENT 1 
SEE PAGES 6 - 20
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KEYED NOTES

NEW HANDICAPPED ACCESSIBLE UNI-SEX RESTROOM FOR USE BY FOOD TRUCK COURT PATRONS ONLY

THE NEW RESTROOM IS WITHIN THE PROPERTY LINES OF 2400 N. OREGON ST. AND ATTACHES TO THE EXISTING

BUILDING. THE NORTH-WESTERN SIDE OF THE RESTROOM ABUTS THE SOUTH-EASTERN BOUNDARY LINE OF THE

ABANDONED BOSTON AVE. R.O.W.

ACCESS TO THE RESTROOM WILL BE CONTROLLED BY A "SMART CODE" LOCK. WHEN REQUESTED, FOOD TRUCK

PATRONS WILL BE GIVEN A CODE BY THE FOOD VENDORS TO UNLOCK THE RESTROOM DOOR. THE CODE WILL

CHANGE DAILY.

THE RESTROOM WAS SUBMITTED FOR REVIEW UNDER A SEPARATE PERMIT (BCAD19-00012)

CVS

FOOD TRUCK PARK PARKING REQUIREMENTS
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ATTACHMENT 2 
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ATTACHMENT 3 
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ATTACHMENT 4 
Planning and Inspections Department - Planning Division  

1. See police department comments below. 
 

 

Texas Department of Transportation 

No objections 

 

Planning and Inspections Department – Plan Review & Landscaping Division 

Recommend approval 

Planning and Inspections Department – Land Development 

1. No objections to proposed rezoning & master zoning plan amendment. 
 

Fire Department 

Recommend approval 

 

Police Department 

Ms. Guayante, 

Here are the comments and concerns from EPPD/WSRCC.   

• Increased pedestrian traffic (intoxicated) from the Cincinnati Entertainment District 
(CED) across N. Mesa. (Applicant to continue to work with the Police Department 
regarding enforcement) 
• Inadequate pedestrian safety while crossing N. Mesa Street. (Applicant to further 
coordination with the Texas Department of Transportation (TXDOT), as Mesa Street is a 
TXDOT right of way.) 
• Lack of security:  if the food court will operate during the hours of the CED, violent 
incidents involving intoxicated patrons will occur, creating calls for service to the EPPD and 
affect the safety of the UTEP student dormitories (Miner Village) (Applicant has indicated 
intention to hire security if need arises) 
• High potential for pedestrian fatalities. (Applicant to continue working with the Police 
Department on enforcement) 
• Noise and exhaust pollution from the food trucks (generators and patrons) across from 
the UTEP student dormitories (Miner Village) will result in calls for service to the EPPD. 
(Site will have permanent electrical hookups for each food truck stall, and thus no 
generators will be running) 
• Public health issues: as there are no public restrooms, patrons would either choose to 
vacate themselves publically or attempt to use the facilities of the businesses in the 
surrounding areas.  This will create calls for service to the EPPD.  In addition who would be 
responsible for cleanup of the area? (A unisex restroom has been constructed at 2400 
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Oregon, also owned by MIMCO, for the use of the food truck patrons. Public health 
approvals will be needed for the food truck court prior to it beginning its operations) 
• Will the vendors still be required to obtain a temporary use permit? (The food truck court 
use will be permanent, with leases lasting multiple months for each stall) 

Sun Metro 

No objections 

 

Environmental Services Division 

If trash receptacles are on site, make sure a contractor is available to provide clean up 

El Paso Water Utilities 

El Paso Water (EPWater) does not object to this request, as long as a full width utility easement 
is retained to accommodate the existing water mains, sanitary sewer mains and appurtenances. 

Water: 

1. There is an existing 6-inch diameter water main that extends along the north portion of 
Boston Ave.  This main is available for service. 

2. There is an existing 4--inch diameter water main that extends along the alley between 
Mesa St and Oregon St.  This main is available for service. 

 

3. EPWater records indicate there is one (1) 1 ½-inch domestic and one (1) 1 ½-inch 
irrigation water services serving the subject property. The address for these services is 
2525 N. Mesa St. 

4. Previous water pressure reading from fire hydrant # 358 located at the northwest corner 
of Mesa St. and Boston Ave., yielded a static pressure of 104 psi, a residual pressure 
100 psi and a discharge of 1678 gallons per minute. The owner should, for his own 
protection and at his own expense, install at the discharge side of each water meter a 
pressure regulator, strainer and relief valve, to be set for pressure as desired by the 
customer. The Lot owner shall be responsible for the operation and maintenance of the 
above-described water pressure regulating device. 

Sanitary Sewer: 

1. There are no existing sanitary sewer main in Boston Ave. 
2. There is an existing 12-inch diameter water main extending along Oregon St, located 

approximately 20-foot west of Oregon St eastern right-of-way line.  This water main is 
available for service. 

3. There is an existing 18-inch diameter sanitary sewer main, that extends along the west 
side of Oregon St.  No direct service connections are allowed to this main as per the El 
Paso Water Rules & Regulations. 

General: 

1. No building, reservoir, structure, parking stalls or other improvement, other than 
asphaltic paving (HMAC), shall be constructed or maintained on the above referenced 
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Water main, appurtenances and water services without the written consent of EPWater-
PSB.  The Developer shall refrain from constructing rock walls, signs, buildings, curbs 
or any structure that will interfere with the access to the water main or water services.  
EPWater-PSB requires access to the water main, appurtenances, and meters within the 
easement 24 hours a day, seven (7) days a week. 

2. EPWU requires a new service application to provide additional service to the property. 
New service applications are available at 1154 Hawkins, 3rd floor and should be made 
6 to 8 weeks in advance of construction to ensure water for construction work. A site 
plan, utility plan, grading and drainage plans, landscaping plan, the legal description of 
the property and a certificate-of-compliance are required at the time of application. 
Service will be provided in accordance with the current EPWU – PSB Rules and 
Regulations. The applicant is responsible for the costs of any necessary on-site and off-
site extensions, relocations or adjustments of water and sanitary sewer lines and 
appurtenances. 
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ATTACHMENT 5 
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