
 

 
 

CITY OF DENISON 
PLANNING AND ZONING COMMISSION MEETING 

AGENDA 
Tuesday, March 10, 2026 

 
After determining that a quorum is present, the Planning and Zoning Commission of the City of 
Denison, Texas will convene in a Regular Meeting on Tuesday, March 10, 2026, at 10:00 AM 
in the Council Chambers at City Hall, 300 W. Main Street, Denison, Texas, at which the 
following items will be considered:  
   
1. CALL TO ORDER 

2. INVOCATION AND PLEDGE OF ALLEGIANCE 

3. PUBLIC COMMENTS 
 
Citizens may speak on action items listed on the Agenda.  A “Request to Speak Card” 
should be completed and returned to the Deputy City Clerk upon arrival, prior to the 
Commission reaching the Public Comment section of the agenda.  Citizen comments are 
limited to three (3) minutes, unless otherwise required by law.  Comments related to the 
Public Hearings listed below, if any, will be heard when the specific hearing starts. 

4. CONSENT AGENDA 

 A. Receive a report, hold a discussion, and take action on approving the Minutes from the 
February 10, 2026, Planning and Zoning Commission Meeting. 

 B. Receive a report, hold a discussion, and take action on a Preliminary Plat for the Iron 
Door Storage Addition. (Case No. 2025-07PP) 

5. PUBLIC HEARINGS  

 A. Receive a report, hold a discussion, conduct a public hearing, and take action on a 
Replat of Lot 26R, Block 61 of the Miller’s Second Addition, being a Replat of part of 
Lot 24 and 28, all of Lot 25, Lot 26, and Lot 27, Block 61 of the Miller’s Second 
Addition. (Case No. 2026-26RP). 

6. STAFF UPDATES 

7. ADJOURNMENT 
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CERTIFICATION  
 
I do hereby certify that a copy of this Notice of Meeting was posted on the front window of 
City Hall readily accessible to the general public at all times and posted on the City of Denison 
website on the 4th day of March 2026. 

 
 

______________________________ 
Karen L. Avery, Deputy City Clerk 

  
 
In compliance with the Americans with Disabilities Act, the City of Denison will provide for reasonable 
accommodations for persons attending City Council meeting. To better serve you, requests should be 
received 48 hours prior to the meetings. Please contact the City Clerk’s Office at 903-465-2720, Ext: 2437. 
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CITY OF DENISON 
PLANNING AND ZONING COMMISSION MEETING 

MINUTES 
Tuesday, February 10, 2026 

  
   
1. CALL TO ORDER 

 
Announced the presence of a quorum. 
 
Chair Charlie Shearer called the meeting to order at 10:01 a.m.  Present for the Commission 
were Chair Charlie Shearer, Vice Chair Robert Sylvester, and Commissioners 
Kurt Cichowski, Angela Harwell, and Ernie Pickens.  Present in the audience were  
Alternate Commissioners Linda Anderson and George Mason. 
 
Present for staff were Mary Tate, Director of Development Services; Dianne York, 
Planning Manager; Justin Castleberry, Planner; Kirk J. Kern, Chief Building Official; and 
Karen L. Avery, Deputy City Clerk. 

2. INVOCATION AND PLEDGE OF ALLEGIANCE 
 
The Invocation was delivered by Commissioner Cichowski, followed by the Pledge of 
Allegiance led by Commissioner Pickens. 

3. PUBLIC COMMENTS 
 
No comment cards were returned to staff; therefore, public comments were not received. 

4. CONSENT AGENDA 

 A. Receive a report, hold a discussion, and take action on approving the Minutes from the 
January 13, 2026, Planning and Zoning Commission Meeting. 
 
Commission Action 
 
On motion by Commissioner Cichowski, seconded by Commissioner Harwell, the 
Planning and Zoning Commission unanimously approved the Consent Agenda.   

5. PUBLIC HEARINGS  

 A. Receive a report, hold a discussion, conduct a public hearing, and make a 
recommendation on a request to rezone approximately ± 5.211 acres of land, legally 
described as Lots 1R & 2R, Block 2 of the Point Lookout Addition, Section Three 
(being a Replat of Lot 1, Block Two of the Replat of Block Two, Point Lookout 
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Planning and Zoning Commission Meeting Minutes 
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Addition, Section Two), from the LR – Local Retail District within the HO – Highway 
Oriented and Corridor District to the C – Commercial District within the HO – 
Highway Oriented and Corridor District to allow the use of Hotel/Motel and Hotels, 
Extended Stay (Residence Hotels). (Case No. 2025-12Z) 
 
Commission Action 
 
Dianne York, Planning Manager, presented this agenda item.  Ms. York stated that the 
Applicant is requesting to rezone the subject property from the Local Retail Zoning 
District to the Commercial Zoning District.  The property falls within the Highway 
Oriented and Corridor Overlay District and will retain this Overlay designation.  The 
subject property has been developed in a Hotel/Motel manner.  The Applicant is 
pursuing the rezone to accommodate the existing use and future uses.  Ms. York 
clarified that this item is for zoning only and stated that staff recommended approval 
of the request. 
 
Chair Shearer asked if there was anyone who wished to speak on this agenda item. 
 
Mr. Chhater Pati Jain came forward and provided the following information for the 
record: 
 
Name:              Mr. Chhater Pati Jain, Applicant 
                          
Address:           801 N US Hwy 75 
                         Denison, TX  75020 
 
Chair Shearer asked if there was anyone else who wished to speak on this agenda item. 
 
Speaker No. 2 [name inaudible] came forward and provided the following information 
for the record: 
 
Name:              Speaker No. 2 [inaudible] 
                         Holiday Inn Express 
                          
Address:           715 N. Point Lookout Dr. 
                         Denison, TX  75020 
 
The speaker, representing the Holiday Inn Express, inquired whether the proposed 
hotel would be located in front of the Holiday Inn Express property, expressing 
concern that it could obstruct visibility of their business. Chair Shearer clarified that 
the current discussion pertains solely to land use. The speaker stated that he was not 
present in opposition to the project but sought clarification regarding the proposed 
placement of the hotel. He indicated he had no further questions. 
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Planning and Zoning Commission Meeting Minutes 
Page 3 of 6 
 
 

Chair Shearer asked if there was anyone else who wished to speak on this item, to 
which there were none.  With that, the Public Hearing was closed. 
 
On motion by Commissioner Cichowski, seconded by Vice Chair Sylvester, the 
Planning and Zoning Commission recommended approval of changing the zoning of 
the subject property from the Local Retail District within the Highway Oriented and 
Corridor Overlay District to the Commercial District within the Highway Oriented and 
Corridor District to allow the use of Hotel/Motel and Hotel, Extended Stay 
(Residence Hotel).  

 B. Receive a report, hold a discussion, conduct a public hearing, and take action on a 
Replat for the Webster Estate creating Lots 1R & 2R, Block 32, an addition to the City 
of Denison, being a Replat of Part of Block No. 32, of the Land Grant Railway & 
Trust Co. Land Addition. (Case No. 2025-13RP). 
 
Commission Action 
 
Dianne York, Planning Manager, presented this agenda item.  Ms. York stated that the 
Applicant is seeking approval of the proposed Replat in order to create a subdivision 
of two (2) lots. The Applicant wishes to subdivide an existing single-family dwelling 
from the remaining land. The single-family dwelling will exist on the proposed Lot 2R 
and Lot 1R will remain undeveloped. Lot 2R has frontage on E. Main Street and is 
utilizing city utilities. Lot 1R has frontage on E. Main Street and the potential to access 
other city rights-of-way on the west side of the property at the time of development. 
Prior to development of Lot 1R, the developer will need to pursue a Pre-Development 
Meeting. This meeting will provide the developer with requirements, standards, 
necessary applications, and ordinances to be mindful of as they pursue a development. 
Ms. York stated that the Applicant is present to answer any questions of the 
Commission. 
 
Chair Shearer asked if there was anyone who wished to speak on this agenda item. 
 
Ms. Anjanette Webster came forward and provided the following information for the 
record: 
 
Name:              Ms. Anjanette Webster, Applicant 
                          
Address:           2913 Post Oak Lane 
                         McKinney, TX  75072 
 
The Commission had no questions of the Applicant. 
 
Chair Shearer asked if there was anyone else who wished to speak on this item, to 
which there were none.  With that, the Public Hearing was closed. 
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On motion by Commissioner Pickens, seconded by Commission Harwell, the Planning 
and Zoning Commission approved a  Replat for the Webster Estate creating Lots 1R & 
2R, Block 32, an addition to the City of Denison, being a Replat of Part of Block 
No. 32, of the Land Grant Railway & Trust Co. Land Addition.  

 C. Receive a report, hold a discussion, conduct a public hearing, and make a 
recommendation on a request for a Conditional Use Permit (CUP) for a tract of land 
legally described as being a part of the Laynes Addition, Block 21, Lot 5, as per Plat of 
Record in Volume 25, Page 59 per Deed Records, Grayson County, Texas, and being 
an approximately 0.1722 – acre tract of land; being commonly known as 816 W. 
Shepherd Street, GCAD Property ID No. 145236 to allow for an Accessory Dwelling 
Unit (ADU) within the 2F- Two-Family (duplex) Residential District. 
(Case No. 2025-17CUP) 
 
Commission Action 
 
Dianne York, Planning Manager, presented this agenda item.  Ms. York stated that the 
Applicant, ASJ Homes, is seeking approval for a Conditional Use Permit (CUP) to 
allow for an Accessory Dwelling Unit (ADU) within the Two-Family (2F) Duplex 
Residential District for property located at 816 W. Shepherd Street. Per Section 28.49 
– Use Regulation Chart, an Accessory Dwelling Unit (ADU) is allowed within the 2F 
zoning district with an approved Conditional Use Permit (CUP). 816 W. Shepherd 
Street consists of a main dwelling unit and an existing accessory structure. The 
Applicant wishes to remodel the existing accessory structure into an ADU. Per the 
Project Narrative, the remodel of the accessory structure will not increase the footprint, 
height or overall building mass. The current structure is non-conforming due to its 
proximity to the property line on the east side of the property and the height of the 
structure. Per Section 28.29.3.2, accessory structures located within the Two-Family 
(2F) Duplex Residential District shall not exceed eighteen (18) feet in height. The 
current height of the accessory structure is approximately twenty-five (25) feet with 
the main dwelling having a height of approximately eighteen (18) feet. Provided that 
the accessory structure is an existing building, staff is supportive of the conversion to 
an Accessory Dwelling Unit (ADU) despite the height difference between the main 
dwelling unit and the accessory structure. Additionally, the current structure is located 
four (4) feet from the side yard property line on the east side of the property. While 
Section 28.52.4. A.2. allows for a three (3) foot side yard setback for accessory 
structures, the conversion to a dwelling unit requires a minimum separation of ten (10) 
feet between structures. A minimum of five (5) feet for the proposed dwelling unit is 
required. As this is an existing structure, the Applicant must install a fire wall during 
the remodel process in order to move forward with converting the structure to a 
dwelling unit. The Applicant is proposing to provide access to the Accessory Dwelling 
Unit (ADU) via an existing driveway. All parking for the ADU will be located at the 
rear of the property. The Applicant will ensure that both units have separate utilities 
and understands this conversion is subject to applicable impact fees and water/sewer 
utility fees. Due to the rising cost of housing, Accessory Dwelling Units (ADUs) have 
become an increasingly popular option for generating supplemental income and 
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providing more affordable housing opportunities. While the 800 block of W. Shepherd 
Street has developed primarily with single-family homes, its proximity to downtown 
supports the modest increase in density allowed through ADUs. Per the Future Land 
Use Plan, the subject area appears to be designated as Mixed Commercial with a 
Revitalization Area Overlay. This designation is likely due to the proximity to 
Armstrong Avenue. However, properties that do not have frontage on Armstrong 
Avenue have been developed in a residential manner in this area. Given this, staff is 
supportive of the request. City staff has reviewed each Conditional Use Permit Criteria 
outlined within the City Ordinance, before reaching its recommendation for approval.  
Ms. York stated that the Applicant is present to answer any questions of the 
Commission. 
 
In response to Commission Cichowski’s inquiry, Ms. York stated that the properties 
located at 826, 828, and 830 Shepherd Street, which are currently vacant lots, cannot 
be developed for commercial use under the existing zoning designation, as the entire 
area is zoned for family duplex use. 
 
Chair Shearer asked if there was anyone who wished to speak on this agenda item. 
 
Mr. Mario Pacheco came forward and provided the following information for the 
record: 
 
Name:              Mr. Mario Pacheco, Representing the Owner/Applicant 
                          
Address:           816 W. Shepherd Street 
                         Denison, TX  75020 
 
The Commission had no questions of the Applicant. 
 
Chair Shearer asked if there was anyone else who wished to speak on this item, to 
which there were none.  With that, the Public Hearing was closed. 
 
In response to Commissioner Cichowski’s inquiry, Ms. York stated that applicants are 
required to include at least one architectural standard consistent with those utilized in 
the primary structure.  In response to Chair Shearer’s inquiry, Ms. York explained that 
the allowable percentage of square footage for accessory dwelling units (ADUs) is 
based on the size of the lot rather than the size of the primary structure.  Ms. York 
further stated that accessory structures are subject to a maximum height of eighteen 
(18) feet and noted that she is not aware of a specific square footage requirement. 
 
On motion by Commissioner Pickens, seconded by Vice Chair Sylvester, the Planning 
and Zoning Commission recommended approval of a Conditional Use Permit (CUP) to 
allow for an Accessory Dwelling Unit (ADU) within the Two-Family (2F) Duplex 
Residential District for property located at 816 W. Shepherd Street.  
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6. ITEMS FOR INDIVIDUAL CONSIDERATION  

 
There were no Items for Individual Consideration. 

7. STAFF UPDATES 

Dianne York, Planning Manager, cautioned the Commission to be mindful of feelings and 
concerns with regard to Accessary Dwelling Units (ADUs), noting that staff will be 
presenting draft language recommendations in the near future (the timeline has been 
slightly delayed due to the recent ice storm and ongoing updates to the Use Regulation 
Chart).  Ms. York expressed appreciation for the Commissions’ prompt responses and 
feedback, which have provided additional direction for staff moving forward. 

8. PRESENTATION ON BOARD MEMBER RESPONSIBILITIES, THE TEXAS 
OPEN MEETINGS ACT, PUBLIC INFORMATION ACT, AND CONFLICTS OF 
INTEREST 
 
City Clerk Chris Wallentine provided the Board Member training following the 
adjournment of the meeting. 

9. ADJOURNMENT 

There being no further business to come before the Commission, the meeting was 
adjourned at 10:25 a.m. 

 
                                                                                    

_____________________________________                    
CHARLIE SHEARER, Chairman 

 
 

ATTEST: 
 
 
       
Karen L. Avery, Deputy City Clerk 
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Planning and Zoning Commission 
Staff Report 
March 10, 2026  
 

 
Agenda Item: Receive a report, hold a discussion, and take action on a Preliminary Plat for the 
Iron Door Storage Addition. (Case No. 2025-07PP)  
 
Staff Contact: 
Dianne York, Planning Manager 
dyork@denisontx.gov  
903-465-2720 
 
 

 
Summary 

• The applicant is requesting approval of a Preliminary Plat for the purpose of creating one 
(1) legal lot of record for the development of a warehouse/(mini) self-storage facility.  

• The subject property is zoned Commercial.  
• Approval of this Preliminary Plat will allow the developer to move forward with 

submitting a Final Plat application and continue the review of the Site Plan and Civil 
Engineering Plans. 

 
  
 
Staff Recommendation 
Staff recommends conditionally approving the proposed Preliminary Plat pending Civil 
Engineering Plan and Final Plat approval. 
  
 
Recommended Motion 
"I move to conditionally approve the proposed Preliminary Plat pending Civil Engineering Plan 
and Final Plat approval.” 
  
 

 
Background Information and Analysis 
The applicant has submitted the proposed Preliminary Plat for the purpose of creating one (1) 
legal lot of record in order to develop a warehouse/(mini) self-storage facility. The subject 
property is zoned Commercial.  
 
In addition to submitting the Preliminary Plat application, the applicant has submitted a formal 
Site Plan and Civil Engineering Plans that are currently under review.  Approval of this 
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Preliminary Plat will allow the applicant to continue the review process and submit a Final Plat 
application.  
 
The subject property was previously utilized as a used car lot and received approval for a 
Conditional Use Permit (CUP) by the City Council in May 2025 for a warehouse/(mini) self-
storage facility. The property has adequate access to Woodlawn Boulevard and Maurice Avenue. 
Water and sewer are available to the property. 
  
 
Financial Considerations 

• N/A 

 
  
 
Prior Board or Council Action 

• City Council approved a Conditional Use Permit (CUP) allowing for a warehouse/(mini) 
self-storage facility.  

 
  
 
Alternatives 

• The Planning and Zoning Commission may deny or approve the plat with conditions. 
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Text_1
 WOODLAWN BOULEVARD 100' RIGHT-OF-WAY

Text_2
 660

Text_3
 660

Text_4
 665

Text_5
 660
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 665

Text_7
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Text_9
 LOT 1, BLOCK 1 2.407 AC. 104,839 SF.

Text_10
 UNION PACIFIC RAILROAD

Text_11
 LEGAL DESCRIPTION

Text_12
 SURVEYOR'S CERTIFICATION

Text_13
 OWNERS DEDICATION

Text_14
 PRELIMINARY OF IRON DOOR STORAGE ADDITION CREATING LOT 1, BLOCK 1 PART OF A CALLED 2.98 ACRE TRACT RECORDED VOL. 3295, PG. 482, O.P.R.G.C.T. THE CITY OF DENISON, GRAYSON, COUNTY, TEXAS BEING 2.407 ACRES IN THE JAMES BALL SURVEY, ABSTRACT NO. 77

Text_15
 10-30-2025

Text_16
 CITY ACCEPTANCE



Planning and Zoning Commission 
Staff Report 
March 10, 2026  
 

 
Agenda Item: Receive a report, hold a discussion, conduct a public hearing, and take action on a 
Replat of Lot 26R, Block 61 of the Miller’s Second Addition, being a Replat of part of Lot 24 
and 28, all of Lot 25, Lot 26, and Lot 27, Block 61 of the Miller’s Second Addition. (Case No. 
2026-26RP).  
 
Staff Contact: 
Staff recommends approval of the Replat as submitted.  
 
 

 
Summary 

• The purpose of the Replat is to create one (1) legal lot of record.      
• The subject property is zoned 2F-Two-Family (duplex) Residential.  

 
  
 
Staff Recommendation 
Staff recommends approval of the Replat as submitted.  
  
 
Recommended Motion 
"I move to approve the proposed Replat." 
  
 

 
Background Information and Analysis 
The applicant is seeking approval of the proposed Replat in order to create one (1) legal lot of 
records from parts of existing lots and all of three (3) lots. The property is zoned 2F-Two-Family 
(duplex) Residential. The current property has been developed in a nonconforming manner with 
a structure that was constructed over property lines. The applicant wishes to demolish the 
existing structure and construction one (1) duplex structure. 
 
The proposed lot fronts on W. Chestnut Street and has access to water and sewer. The current 
structure is serviced by one (1) water meter. The construction of a new structure will require an 
additional meter and water and sewer taps. Development may be eligible for Impact Fees.  
  
 
Financial Considerations 
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• N/A 

 
  
 
Prior Board or Council Action 

• N/A 

 
  
 
Alternatives 

• The Planning and Zoning Commission may deny or conditionally approve the request. 
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