
 

 

Planning & Zoning Commission 
August 10, 2026 

 
Notice is hereby given of a regular meeting of the Nacogdoches Planning and Zoning Commission to be held on the above date in the 
City Council Chambers of City Hall, 202 E. Pilar Street, Nacogdoches, Texas, beginning at 5:00 p.m. for the purpose of considering the 
following agenda items. Some Commission members may attend via videoconference but a quorum of the Commission and the Presiding 
Officer will be present at the above-stated physical location. There will be an opportunity for the public to comment on agenda items in 
person. A video archive link of the meeting will be available at https://www.nactx.us/21. 
  

PLEASE LIMIT PRESENTATIONS TO THREE MINUTES 
(UNLESS PRIOR APPROVAL IS OBTAINED)  

 
  

1. CALL TO ORDER.  
 

  

2. PLEDGE OF ALLEGIANCE.  
 

  

3. Statement of Officer and Oath of Office for newly appointed Commission members.  
 

  

4. Open Forum: In accordance with the Texas Open Meetings Act, members of the Commission shall not 
discuss, deliberate, or make any decisions on topics not posted as an agenda item. Speakers should 
address all remarks to the Commission and limit your remarks to no more than 3 minutes. 

 
  

5. CONSENT AGENDA: All matters listed under the Consent Agenda are considered routine by the 
Commission and will be enacted by one motion. These items include final plats found to be in compliance 
with all minimum subdivision regulations. All items approved by Consent are approved with any and all staff 
recommendations. 

  
  

 A. Consider approval of minutes from the Planning and Zoning Commission meeting held on July 13, 
2026. 

 
  

6. REGULAR AGENDA: City Council will receive staff recommendations and public input on the following 
items, and may deliberate and take formal action on the item. 

  
  

 A. Public Hearing: Discuss and consider action on Zoning Case ZON2026-06 regarding a zone change 
from R-1, Single Family to B-1, Local Business, on one (1) parcel of land approximately 0.35 acres ± 
in size, more particularly described by Nacogdoches Central Appraisal District Parcel 1000004518, 
being Lot 74, City Block 54; and generally located on the southeast corner of Appleby Sand Road and 
NE Stallings Drive, Nacogdoches, Texas. 

  
  

 B. Public Hearing: Discuss and consider action on Specific Use Permit Case SUP2026-06 regarding a 
Specific Use Permit request for a Eating Place with Drive-Thru in a B-1, Local Business district on one 
(1) parcel of land approximately 0.35 acres ± in size, more particularly described by Nacogdoches 
Central Appraisal District Parcel 1000004518, being Lot 74, City Block 54; and generally located on the 
southeast corner of Appleby Sand Road and NE Stallings Drive, Nacogdoches, Texas. withdrawn by 
applicant  
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7. Future Agenda Items. A Commissioner may inquire about a subject for which notice has not been given. A 
statement of specific factual information or the recitation of existing policy may be given. Any deliberation 
shall be limited to a proposal to place the subject on an agenda for a subsequent meeting. 

 
  

8. ADJOURN.  
 
  

CERTIFICATION 
This meeting will be conducted pursuant to Chapter 551 of the Texas Government Code. The Commission reserves the right to adjourn 
into Executive Session at any time during the meeting to discuss any of the above posted agenda, as authorized by Texas Government 
Code Section 551.071 [consultation with attorney]. The City of Nacogdoches is committed to compliance with the Americans with 
Disabilities Act. Reasonable modifications and equal access to communications may be provided upon request. Please contact the City 
Secretary at (936) 559-2506 for information. I certify the notice of meeting was posted in the directory outside of City Hall, 202 E. Pilar 
Street, Nacogdoches, Texas 75961 on or before August 4, 2026, and remained posted until the meeting convened. 
 

 
 
 
Juan Pollette, City Planner 
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Planning and Zoning Commission 
 

Date: August 10, 2026 
 

Agenda Item: 5.A. 

 
 
PRESENTER:  
 
ITEM/SUBJECT: Consider approval of minutes from the Planning and Zoning Commission 
meeting held on July 13, 2026. 
 
OVERVIEW:   
 
STAFF REVIEW: 
 
 
 
CITY CONTACT:  
  
ATTACHMENTS: 1. PZ Minutes 07.13.2026 
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Regular Meeting Minutes 

Nacogdoches Planning and Zoning Commission 
July 13, 2026 – 5:00 p.m. 

City Council Chambers, 202 E. Pilar Street, Nacogdoches, TX 

 
Commissioners present: Matt Perry, Bridget Arrant, and Charles Zemanek   
 
 
1. CALL TO ORDER. 
 
Acting Chair Perry called the meeting to order at 5:00 p.m. 
 
2. PLEDGE OF ALLEGIANCE. 

 
3. OPEN FORUM. 

 
Acting Chair Perry opened the Open Forum and invited public comment. No one requested to speak, and 
the Open Forum was closed.   
 
4. CONSENT AGENDA. 

 
a. Consider approval of minutes from the Planning and Zoning Commission meeting held on 

June 8, 2026. 
 
Commissioner Zemanek moved to approve the minutes as presented. Commissioner Arrant seconded. The 
motion passed unanimously (3-0). 

 
5. REGULAR AGENDA. 

 
a. Public Hearing: Discuss and consider action on Specific Use Permit Case SUP2026-05 

regarding a Specific Use Permit request for a Radio, TV, Microwave, or Cellular Transmission 
Tower (Commercial), in a R-1, Single Family district on one (1) parcel of land approximately 
40.66 acres ± in size, more particularly described by Nacogdoches Central Appraisal District 
Parcel 26160; and generally located on the south side of SE Stallings Drive approximately 
one-half mile south of East Main Street, Nacogdoches, Texas.  

City Planner Juan Pollette presented the staff report. Mr. Pollette explained that the subject property is 
approximately 40.66 acres in size and is zoned R-1, Single-Family Residential. The proposed request is 
for the construction of a 195-foot commercial cellular transmission tower within a 60-foot by 60-foot lease 
area located near the front of the property. The tower will be enclosed by an eight-foot chain-link fence 
with landscape screening, while existing vegetation surrounding the site will be preserved. Pollette 
reviewed the surrounding zoning, future land use designation, notification requirements, and public 
outreach. He reported that property owners within 200 feet were mailed public hearing notices, property 
owners within 200–500 feet received courtesy postcards, and a neighborhood meeting was held on July 
8, 2026. No comments were received in favor of or in opposition to the request, and no neighboring 
property owners attended the neighborhood meeting. Based on the review criteria, staff found the 
proposed use to be compatible with surrounding properties, not detrimental to the orderly development of 
the area, and not expected to create adverse impacts related to traffic, infrastructure, or nuisances. Staff 
recommended approval of the request. 
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Acting Chair Perry invited the applicant, Cody Cogdill of Towers of Texas, to address the Commission. 
Cogdill stated that he had no additional comments but was available to answer questions. 

Acting Chair Perry opened the public hearing. No one spoke for or against the item. The public hearing 
was closed. 

Commissioner Arrant moved to approve the item as presented. Commissioner Zemanek seconded the 
motion. The motion passed unanimously (3-0).  

b. Public Hearing: Discuss and consider action on Zoning Case ZON2026-04 for 
Comprehensive Plan amendment to update the Nacogdoches Future Land Use Plan by 
adding a Two Family Mixed Residential future land use class, which is compatible with Single-
Family, Two-Family, and Manufactured Home residential land uses in certain areas within the 
city limits of Nacogdoches, Texas.  

 
Executive Director of Development and Infrastructure Mike Neu presented the staff report regarding a city-
initiated amendment to the Comprehensive Plan. Mr. Neu explained that Senate Bill 785, effective 
September 1, 2026, requires municipalities to allow HUD-code manufactured homes by right in at least one 
residential zoning district. He reviewed the City's evaluation process, including meetings of the Zoning 
Ordinance Subcommittee, direction provided by the City Council, neighborhood outreach, and the 
relationship between the proposed future land use amendment and the subsequent zoning ordinance 
amendments. Mr. Neu explained that the proposed amendment would establish a Two-Family Mixed 
Residential future land use classification to identify areas considered appropriate for future zoning requests 
involving manufactured housing. He stated that the amendment would not change existing zoning but would 
provide guidance for future land use decisions consistent with the Comprehensive Plan. 

Acting Chair Perry opened the public hearing. No one spoke for or against the item. The public hearing 
was closed. 

Commissioner Zemanek asked staff to clarify that the proposed amendment was intended to bring the 
City's regulations into compliance with state law rather than immediately establish new manufactured 
home developments. Neu confirmed that the proposal was designed to create a planning framework and 
future opportunities while minimizing impacts on existing neighborhoods. The Commission also discussed 
the distinction between creating a future land use classification and establishing a new zoning district, 
with staff clarifying that the amendment would create a future land use category only, while any zoning 
changes would be considered separately under the following agenda item. 

Commissioner Zemanek moved to recommend approval of the item as presented. Acting Chair Perry 
seconded the motion. The motion passed unanimously (3-0). 

c. Public Hearing: Discuss and consider action of amendments to the Code of Ordinances of 
the City of Nacogdoches, Texas, including Chapter 118 “Zoning”, Article I “In General”, Section 
118-1 “Definitions”; Article III “District Regulations”; and Article IV “Supplementary District 
Regulations”, Section 118-317 “Manufactured Housing” to establish a new residential zoning 
district which provides for manufactured home land uses and to update supplemental 
regulations. 

 
Executive Director of Development and Infrastructure Mike Neu presented the proposed zoning ordinance 
amendments following the Commission's consideration of the Comprehensive Plan amendment. Mr. Neu 
explained that the amendments would establish the R3M Two-Family Mixed Dwelling District, creating a 
residential zoning district that would allow single-family dwellings, duplexes/townhomes, and HUD-code 
manufactured homes. He stated that the proposed district mirrors the existing R-3 Duplex Dwelling District, 
with the primary distinction being the allowance of HUD-code manufactured homes. Mr. Neu reviewed the 
proposed supplemental regulations, including requirements that manufactured homes be HUD-code 
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compliant, no more than two years old at the time of application, permanently anchored to an engineered 
foundation in accordance with HUD standards, and meet all applicable setback, skirting, and installation 
requirements. He emphasized that adoption of the ordinance would establish a new zoning district but 
would not automatically rezone any property within the City. Property owners would still be required to apply 
for a zoning change before the district could be applied to a specific property. 
 
Acting Chair Perry opened the public hearing. No one spoke for or against the item. The public hearing was 
closed. 

Commissioner Arrant moved to approve the ordinance amendments as presented. Commissioner 
Zemanek seconded the motion. The motion passed unanimously (3-0). 

d. Public Hearing: Discuss and consider action on Zoning Case ZON2026-05 for a zone change 
from R-3, Two Family (Duplex), to R-3M, Two Family (Mixed), for platted properties in the 
Millard’s Apple Park Subdivision, Section 1-8, consisting of approximately 30.10 acres and 69 
lots, generally located near the intersection of Woden Road and Apple Boulevard, 
Nacogdoches, Texas. 

City Planner Juan Pollette presented the staff report for the city-initiated zoning request. Mr. Pollette 
explained that the proposed rezoning would apply the newly established R-3M Two-Family Mixed 
Dwelling District to the existing Millard's Apple Park Subdivision in order to implement the Comprehensive 
Plan amendment and comply with Senate Bill 785. He stated that the subdivision was selected because it 
is an existing platted residential subdivision with public infrastructure and an established development 
pattern that already includes manufactured homes. Staff found the request to be consistent with the 
Comprehensive Plan, compatible with surrounding properties, and not expected to create adverse 
impacts related to traffic or infrastructure.  

Acting Chair Perry opened the public hearing. 

Brady Taylor, Superintendent of Woden ISD, residing at 4485 FM 226, requested clarification regarding 
the proposal's impact on the school district and whether additional residential lots were being created. 

Willie Rose, residing at 2896 FM 2259, asked how the proposed zoning change would affect surrounding 
properties. 

Acting Chair Perry closed the public hearing. 

Staff clarified that the request would not create additional lots or alter school district boundaries, but 
would apply the new zoning district to the existing subdivision and provide property owners the option to 
place qualifying manufactured homes on their property in accordance with City regulations. Staff further 
explained that existing subdivision restrictive covenants would remain in effect and continue to govern 
private development standards.  

Commissioner Zemanek moved to approve the item as presented. Acting Chair Perry seconded the 
motion. The motion passed unanimously (3-0). 

 
6. FUTURE AGENDA ITEMS. 

 
No future agenda items were requested.  

 
7. ADJOURN.  Acting Chair Perry adjourned the meeting at 6:09 p.m. 
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Video Archive: A video recording of the Planning and Zoning Commission regular meeting held on July 
13, 2026, may be viewed online at https://www.youtube.com/watch?v=sr6cRZ8TS2I. 
 
 
 
 
 
    
  Shannon Conklin, Chair 
  Planning and Zoning Commission  
  City of Nacogdoches 
 
 
 
ATTEST:     
 
 
  
Juan Pollette, City Planner 
City of Nacogdoches 
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Planning and Zoning Commission 
 

Date: August 10, 2026 
 

Agenda Item: 6.A. 

 
 
PRESENTER: Juan Pollette, City Planner 
 
ITEM/SUBJECT: Public Hearing: Discuss and consider action on Zoning Case ZON2026-06 
regarding a zone change from R-1, Single Family to B-1, Local Business, on one (1) parcel of 
land approximately 0.35 acres ± in size, more particularly described by Nacogdoches Central 
Appraisal District Parcel 1000004518, being Lot 74, City Block 54; and generally located on the 
southeast corner of Appleby Sand Road and NE Stallings Drive, Nacogdoches, Texas. 
 
OVERVIEW: The applicant, George Carpenter, is requesting a zoning change for one (1) parcel 
of land, from R-1, Single Family to B-1, Local Business. The subject property is approximately 
0.35 acres in size and is generally located at the southeast corner of Appleby Sand Road and NE 
Stallings Drive. The applicant has indicated that the property is intended to be developed with an 
automated coffee kiosk without a drive-through component. Because the proposed business will 
not include a drive-through, a Specific Use Permit is no longer required under the zoning 
ordinance. Accordingly, the applicant has formally withdrawn the associated Specific Use Permit 
application, and only the requested zone change is being considered. 
 

Adjacent Land Use & Zoning 
The subject property is currently undeveloped and zoned R-1, Single Family. The surrounding 
zoning and land uses are as follows: 

 
  

Direction Comprehensive Plan Current Zoning  Land Use 

North Commercial R-1, Single Family & 
Planned Development Religious 

South  Single Family 
Residential R-1, Single Family Residential 

East  Single Family 
Residential R-1, Single Family Residential  

West Public R-1, Single Family Public/Institutional 
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The surrounding area consists primarily of single-family residential development, with 
supporting institutional and neighborhood commercial uses located along the major roadway 
corridors. 
 
STAFF REVIEW: 
Per Section 118.139 of the Nacogdoches Zoning Ordinance, the following conditions shall be 
considered when reviewing an application for zoning change: 
  
Compatibility:  The specific use will be compatible with and not injurious to the use and 
enjoyment of other property in the immediate vicinity, nor significantly diminish or impair 
property values within the immediate vicinity; 
The requested B-1, Local Business zoning district would introduce neighborhood-scale 
commercial zoning on a property currently zoned R-1, Single Family and located adjacent to 
established residential development. The subject property occupies the southeast corner of the 
intersection of Appleby Sand Road and NE Stallings Drive, two major arterial roadways where 
commercial and institutional uses are already present in the surrounding area. While the property 
directly adjoins single-family residential uses to the south and east, its location at a major 
intersection and the relatively small size of the 0.35-acre site limit the scale and intensity of 
development that can reasonably occur under the requested zoning district. 
 

Orderly Growth and Development: The establishment of the specific use will not impede the 
normal and orderly development and improvement of surrounding vacant property; 
The subject property is located within an area that is substantially developed with residential, 
commercial, and institutional uses. There are no adjacent vacant properties whose future 
development would be affected by the requested zoning. As a result, the requested B-1 zoning is 
not anticipated to impede the normal and orderly development or improvement of surrounding 
properties. 

Supporting Facilities: Adequate utilities, access roads, drainage and other necessary supporting 
facilities have been or will be provided; 
The subject property is served by existing public infrastructure, including an 8-inch water line 
and a 6-inch sanitary sewer line located along Appleby Sand Road and NE Stallings Drive. The 
existing roadway network provides access to the property, and any future development will be 
subject to the City's development review and permitting processes to ensure compliance with 
applicable requirements for access, drainage, utilities, and other supporting facilities. 

Drives and Parking: The design, location and arrangement of all driveways and parking spaces 
provides for the safe and convenient movement of vehicular and pedestrian traffic without 
adversely affecting the general public or adjacent developments; 
Specific driveway locations and parking arrangements will be reviewed at the time of site 
development to ensure compliance with applicable City and TxDOT standards. Any future 
development will be required to provide safe and convenient vehicular and pedestrian circulation 
without adversely affecting the general public or adjacent properties. 

Nuisances: Adequate nuisance-prevention measures have been or will be taken to prevent or 
control offensive odor, fumes, dust, noise and vibration; 
Any future development will be required to comply with all applicable City codes related to 
nuisance prevention and property maintenance, ensuring compatibility with surrounding uses. 
  
 Lighting: Any lighting to be provided will be directional so as not to disturb or adversely affect 
neighboring properties; 
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Any future development of the property would be required to comply with the City’s lighting 
standards, including requirements for shielding and directionality to minimize impacts on 
adjacent properties. Detailed lighting design would be reviewed at the time of site development 
to ensure compliance with applicable ordinance requirements. 

Landscaping: Sufficient landscaping and screening to ensure harmony and compatibility with 
adjacent property exists or will be provided; 
Any future development of the property will be required to comply with the landscaping and 
screening requirements of the Zoning Ordinance. Landscaping and any required buffering 
adjacent to residential properties will be reviewed during the site development process to ensure 
compatibility with surrounding development. 
  
 Comprehensive Plan: The proposed use is in accordance with the comprehensive plan. Future 
Land Use; 
The Future Land Use Map designates the subject property as Single Family Residential, which is 
intended to encourage low-density residential development. The requested B-1, Local Business 
zoning district is not consistent with this designation, as it would allow neighborhood-scale 
commercial uses on the property. However, the subject property is located at the intersection of 
two major arterial roadways where commercial and institutional uses are already established, 
which makes it distinct from other properties designated Single Family Residential. 

PUBLIC ENGAGEMENT: 

• July 9, 2026 – Staff mailed forty-one (41) neighborhood meeting notice postcards to 
property owners within 500 feet of subject property.  

• July 22, 2026 – Staff mailed nine (9) public meeting notice letters to property owners 
within 200 feet and forty-one (41) notice postcards to property owners within 200-500 
feet.  As of the date of this report, staff has received twelve (12) written letters in 
opposition to the request. Of those, five (5) are formal protest letters submitted by 
property owners within the 200-foot notification area. The protesting property owners 
represent approximately 23 percent of the land area within the 200-foot protest area, 
requiring a three-fourths (3/4) supermajority vote of the City Council for approval. No 
letters in support of the request have been received. 

• July 23, 2026 – Staff coordinated a combined neighborhood meeting in the council 
chambers on behalf of the applicant to receive input from surrounding property owners 
on the zone change and the corresponding SUP for the proposed automated coffee kiosk. 
Seventeen (17) neighboring property owners attended the meeting, and all expressed 
opposition to the requested zoning change. Discussion primarily focused on traffic safety, 
access and circulation, pedestrian safety near the adjacent school, the suitability of the 
proposed location, potential nuisance impacts such as lighting, litter, and loitering and 
future use of the property. 

• July 26, 2026 – Legal ad published in the Daily Sentinel newspaper. 

 
This item is scheduled for City Council consideration on August 18, 2026.  
 
 
CITY CONTACT: Juan Pollette, City Planner  
  
ATTACHMENTS: 1. Maps 

2. Site Photos 
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3. Amendment letter 
4. Comment letters 
5. Protest letters 
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Notice: This product is for informational purposes and may
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Date Created:  08/03/26 | Software: ArcGIS Pro0 50 100 150 200 Feet8

Zone Change Support Status

Total Affected Parcels = 3,106,397.54 Square Feet
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ZON2026-06   Site Photos

1Agenda Item 5B

Subject Property
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Northeast Corner of Intersection

Agenda Item 5B 2

Source: Google Maps Street View
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Northwest Corner of Intersection

Agenda Item 5B 3

Source: Google Maps Street View
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Southwest Corner of Intersection

Agenda Item 5B 4

Source: Google Maps Street View
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Southeast Corner of Intersection

Agenda Item 5B

Source: Google Maps Street View
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ANSWER ALL OF THE FOLLOWING: 

 
1. What specific element of the Comprehensive Plan (for example, Future Land Use designation, 

Thoroughfare Plan, or thoroughfare alignment) and at what specific location (if applicable) is requested 

to be amended? 

Future land use map designation for the 0.35-acre tract located at the intersection of NE Stallings Drive and Appleby 

Sand Road. 

  

2. What is the amendment request? 

To amend the Future Land Use classification from Single-Family Residential to Commercial/Local Business B-1. 

 

3. Explain the reason for this amendment. 

The amendment will allow the development of a low-impact, highly automated micro-commercial business. Due to the 

lot size, duel 20’ setbacks and intersection visibility triangle, traditional builds are physically impossible. A B-1 

classification allows for an ultra-small footprint use of land. 

 

4. Identify the conditions that have changed to warrant this change to the existing Comprehensive Plan. 

Increased traffic volume, transit speeds exceeding 55 mph or Loop 224, evolving infrastructure demands have 

fundamentally altered the environment of this intersection, rendering it entirely unsuitable for a quite single-family 

development.  

 
 

5. Explain why the existing element of the Comprehensive Plan in question is no longer appropriate. 

By placing a home or residential structure directly on a major high-speed highway intersection increases safety 

liabilities, limits economic utility, and subject residents to excess traffic noise and light pollution. 

 

6. How does the requested amendment further the goals and objectives of the Comprehensive Plan? 

By establishing a low-impact commercial transitional buffer (B-1) between a high speed arterial throughfare and interior 

residential neighborhoods. It introduces an automated, zero emission commercial use that expands the City’s sales tax 

base without creating the heavy traffic burdens, noise, or large waste streams associated with standard commercial 
districts.  

 

7. What other information are you providing to support the proposed amendment (for example, transportation 

impact study)? 

Conceptual commitment to submit to all subsequent TxDOT and civil engineering safety review regarding access including 

right-in-right out driveway modifications.  

 

 
The applicant has prepared this application and certifies that the facts stated herein and exhibits 
attached hereto are true, correct, and complete. 
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Aguilar, Julio <aguilarj@nactx.us>

Fwd: Rezoning at Appleby Sand & Stallings Drive
1 message

Sec, City <citysec@nactx.us> Thu, Jul 23, 2026 at 12:00 PM
To: Planning & Zoning <pz@nactx.us>
Cc: Juan Pollette <pollettej@nactx.us>

FYI

---------- Forwarded message ---------
From: Allison Morgan < >
Date: Thu, Jul 23, 2026 at 9:36 AM
Subject: Rezoning at Appleby Sand & Stallings Drive
To: <citysec@nactx.us>

To the City Secretary and City Council Members,

I am writing to formally log my opposition to the proposed rezoning of the corner lot at Appleby Sand Road and Stallings
Drive for business use, specifically regarding the potential development of an eating establishment with a drive-thru lane.
This specific intersection is entirely unsuited for a high-turnover, drive-thru business model due to severe safety and
environmental concerns: 

Thank you for your time and your continued service to Nacogdoches. Please see the letter attached.  

Warmly, 

Note: Texas law requires all real estate licensees to give the following “Information About Brokerage Services” to
prospective buyers, tenants, sellers, and landlords. To review, click the link HERE.

--
You received this message because you are subscribed to the Google Groups "Planning & Zoning" group.
To unsubscribe from this group and stop receiving emails from it, send an email to pz+unsubscribe@nactx.us.
To view this discussion visit https://groups.google.com/a/nactx.us/d/msgid/pz/CAFL_GWFXrbZCcCf7K6tjSo3%
2BsvnwfzSK6HgEDMfWCKX08ukbRQ%40mail.gmail.com.

rezoningpdf.pdf
115K
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Aguilar, Julio <aguilarj@nactx.us>

Corner of loop/Appleby Sand
1 message

'Mark Easley' via Planning & Zoning <pz@nactx.us> Mon, Aug 3, 2026 at 8:24 AM
Reply-To: Mark Easley < >
To: pz@nactx.us

My name is Mark Easley and I live at 4221 Friar Tuck Dr. I would just like for the planning and zoning committee to make
wise decisions about the zoning of that empty corner lot. It’s very important for us to remember the safety of the students
as they go to school and leave school. I see lots of high school kids crossing that busy intersection before and after
school. Let’s keep safety a top priority. Thank you!
Sent from my iPhone

--
You received this message because you are subscribed to the Google Groups "Planning & Zoning" group.
To unsubscribe from this group and stop receiving emails from it, send an email to pz+unsubscribe@nactx.us.
To view this discussion visit https://groups.google.com/a/nactx.us/d/msgid/pz/90C386B0-89F9-483D-B91D-
F525752D5110%40yahoo.com.
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Aguilar, Julio <aguilarj@nactx.us>

FORMAL LETTER AGAINST: Specific Use Permit Case SUP2026-06
K. Dillon < > Wed, Jul 29, 2026 at 2:48 PM
To: pz@nactx.us

Attn: City of Nacogdoches Planning & Zoning Commission

Dear Commissioners and Council Members,

As a property owner within 200ft of the proposed location, I am writing to formally express my opposition to Specific Use
Permit Case SUP2026-06. While I recognize the entrepreneurial vision behind a 24/7 self-serve drive-through AI robot
barista, this specific parcel is entirely unsuitable for a drive-through establishment. Introducing a high-volume commercial
drive-through at this location poses severe safety risks to pedestrians and motorists, worsens existing arterial traffic
congestion in a school zone, and creates direct driveway access issues for nearby residents.

I respectfully submit the following critical concerns for your consideration:

1. Critical Traffic Safety & High-Accident Intersection

The intersection of Appleby Sand Road and NE Stallings Drive is already an established traffic hazard. As a
major artery serving ~19,000 vehicles daily, it acts as a primary entry point into Nacogdoches. Over the past
three years alone, this intersection has seen a long record of vehicle collisions, including 17 major accidents
involving injury or fatality.
Three (3) distinct streams of incoming traffic will effectively be cut off from safely accessing the proposed
business, due to the severe risk and extreme difficulty of attempting a left-hand turn into or out of the
entrance/exit across opposing traffic, compounding gridlock and collision risks on Appleby Sand Road.
Proposed "right-turn-only" rules are impractical to enforce in practice. During peak morning and afternoon
rushes, drivers, especially young, inexperienced high school drivers, frequently ignore signage or jump
curbs to make turns when in a hurry. 
The parcel’s layout leaves only one viable spot for a driveway, potentially affecting three existing residential
driveways/streets/cul-de-sacs. Just one waiting car queued to enter the business will block the neighbor's
access, severely compromising safety, privacy, and sightlines when pulling into the roadway.

1. School Zone Impact & Pedestrian Risk

This site sits directly across from Nacogdoches High School, where nearly 2,000 students and staff arrive
every morning by 7:15 AM creating a high-density bottleneck. At least 10 traffic streams currently operate
within 500 feet of the proposed lot via the school's primary entrance and the Maroney Drive access point.
Several large surrounding subdivisions are home to families whose children rely on walking to and from
school along this route. Already, students must constantly dodge hurried drivers to cross this intersection.
Adding a high-turnover drive-through right along this pedestrian pathway introduces an unacceptable level
of risk to student safety. Federal Highway Administration data demonstrates that nearly 30% of pedestrian
fatalities occur in areas transitioning from residential to commercial zones without adequate safety
measures.

I admire innovative business ventures, but clearly this proposal belongs in an existing commercial location. Planners and
developers must recognize that this project is logistically unsound at this specific location. The immediate safety of nearly
2,000 students and local commuters must take priority over a commercial drive-through request on a constrained parcel. I
urge the Planning and Zoning Commission and City Council to DENY Specific Use Permit Case SUP2026-06.

Thank you for your consideration,
Kydie Dillon
4314 Appleby Sand Rd, House #6
Nacogdoches, TX 75965

--
You received this message because you are subscribed to the Google Groups "Planning & Zoning" group.
To unsubscribe from this group and stop receiving emails from it, send an email to pz+unsubscribe@nactx.us.
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Aguilar, Julio <aguilarj@nactx.us>

Online Form Submission #11829 for Public Comments Request
1 message

noreply@civicplus.com <noreply@civicplus.com> Mon, Jul 27, 2026 at 5:18 PM
Reply-To: noreply@civicplus.com
To: citysec@nactx.us, pz@nactx.us

Public Comments Request

Individuals who want to comment at the next regular meeting of the City Council or
Planning and Zoning Commission (P&Z) may complete the following request form. See
Agendas & Minutes for a list of upcoming meetings. This form must be submitted no
later than 24 hours before the posted meeting start time. If the meeting is less than 24
hours from the submission of this form, comments will not be recognized (i.e. you will have
to attend the meeting and request comments in person).

PLEASE NOTE:  A public comment request is not the same as a Zoning Change
Protest. Unlike protests, comment letters in opposition of a zone change cannot be used to
trigger any special approval requirements.

Comments on agenda items
This form only applies to regular Council and P&Z meetings. It does not apply to special
meetings, workshops, or other board or commission meetings. In addition:

Comments must pertain to items that appear on the current posted Council or P&Z
meeting agendas.

Written comments will be included in the meeting record.

Spoken comments will be limited to no more than three minutes (six minutes if
translation is needed) per individual.

Comments on non-agenda items
Public comments on items not listed in the agenda may be spoken during the Open Forum
portion of the meeting and will be limited to no more than 3 minutes (6 minutes if
translation is needed) per individual.

(Section Break)

First Name Thomas

Last Name Reader
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Do you live within
Nacogdoches city limits?

Yes

Home Address 4314 Appleby Sand Road #7

City Nacogdoches

State Texas

Zip 75965

Phone Number

Email Address

My comments apply to the
following meeting:

Planning & Zoning Commission

Please see Agendas & Minutes for a list of upcoming meeting dates, times, and
agendas. This form must be submitted no later than 24 hours before the posted meeting
start time.

My comments apply to the
following meeting date:

8/10/2026

My agenda item or case
number:

ZON2026=06

My position on the above
agenda item or case number:

I am AGAINST this item.

I want to include comments
at the meeting:

Yes. I will attend in person to speak my comments.

(Optional) I want to upload a
file with this form

Field not completed.

Email not displaying correctly? View it in your browser.

--
You received this message because you are subscribed to the Google Groups "Planning & Zoning" group.
To unsubscribe from this group and stop receiving emails from it, send an email to pz+unsubscribe@nactx.us.
To view this discussion visit https://groups.google.com/a/nactx.us/d/msgid/pz/010f019fa5a82b0b-554007f6-3f46-469c-
aa90-7991657fb24a-000000%40us-east-2.amazonses.com.
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Aguilar, Julio <aguilarj@nactx.us>

Online Form Submission #11830 for Public Comments Request
1 message

noreply@civicplus.com <noreply@civicplus.com> Mon, Jul 27, 2026 at 5:21 PM
Reply-To: noreply@civicplus.com
To: citysec@nactx.us, pz@nactx.us

Public Comments Request

Individuals who want to comment at the next regular meeting of the City Council or
Planning and Zoning Commission (P&Z) may complete the following request form. See
Agendas & Minutes for a list of upcoming meetings. This form must be submitted no
later than 24 hours before the posted meeting start time. If the meeting is less than 24
hours from the submission of this form, comments will not be recognized (i.e. you will have
to attend the meeting and request comments in person).

PLEASE NOTE:  A public comment request is not the same as a Zoning Change
Protest. Unlike protests, comment letters in opposition of a zone change cannot be used to
trigger any special approval requirements.

Comments on agenda items
This form only applies to regular Council and P&Z meetings. It does not apply to special
meetings, workshops, or other board or commission meetings. In addition:

Comments must pertain to items that appear on the current posted Council or P&Z
meeting agendas.

Written comments will be included in the meeting record.

Spoken comments will be limited to no more than three minutes (six minutes if
translation is needed) per individual.

Comments on non-agenda items
Public comments on items not listed in the agenda may be spoken during the Open Forum
portion of the meeting and will be limited to no more than 3 minutes (6 minutes if
translation is needed) per individual.

(Section Break)

First Name Barbara Ann

Last Name Reader
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Do you live within
Nacogdoches city limits?

Yes

Home Address 4314 Appleby Sand Road #7

City Nacogdoches

State Texas

Zip 75965

Phone Number

Email Address

My comments apply to the
following meeting:

Planning & Zoning Commission

Please see Agendas & Minutes for a list of upcoming meeting dates, times, and
agendas. This form must be submitted no later than 24 hours before the posted meeting
start time.

My comments apply to the
following meeting date:

8/10/2026

My agenda item or case
number:

ZON2026=06

My position on the above
agenda item or case number:

I am AGAINST this item.

I want to include comments
at the meeting:

Yes. I will attend in person to speak my comments.

(Optional) I want to upload a
file with this form

Field not completed.

Email not displaying correctly? View it in your browser.

--
You received this message because you are subscribed to the Google Groups "Planning & Zoning" group.
To unsubscribe from this group and stop receiving emails from it, send an email to pz+unsubscribe@nactx.us.
To view this discussion visit https://groups.google.com/a/nactx.us/d/msgid/pz/010f019fa5ab6fa1-e2405624-0776-44cb-
b31e-47ed49ef19a9-000000%40us-east-2.amazonses.com.
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Aguilar, Julio <aguilarj@nactx.us>

Online Form Submission #11832 for Public Comments Request
1 message

noreply@civicplus.com <noreply@civicplus.com> Wed, Jul 29, 2026 at 8:59 AM
Reply-To: noreply@civicplus.com
To: citysec@nactx.us, pz@nactx.us

Public Comments Request

Individuals who want to comment at the next regular meeting of the City Council or
Planning and Zoning Commission (P&Z) may complete the following request form. See
Agendas & Minutes for a list of upcoming meetings. This form must be submitted no
later than 24 hours before the posted meeting start time. If the meeting is less than 24
hours from the submission of this form, comments will not be recognized (i.e. you will have
to attend the meeting and request comments in person).

PLEASE NOTE:  A public comment request is not the same as a Zoning Change
Protest. Unlike protests, comment letters in opposition of a zone change cannot be used to
trigger any special approval requirements.

Comments on agenda items
This form only applies to regular Council and P&Z meetings. It does not apply to special
meetings, workshops, or other board or commission meetings. In addition:

Comments must pertain to items that appear on the current posted Council or P&Z
meeting agendas.

Written comments will be included in the meeting record.

Spoken comments will be limited to no more than three minutes (six minutes if
translation is needed) per individual.

Comments on non-agenda items
Public comments on items not listed in the agenda may be spoken during the Open Forum
portion of the meeting and will be limited to no more than 3 minutes (6 minutes if
translation is needed) per individual.

(Section Break)

First Name John

Last Name Randolph
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Do you live within
Nacogdoches city limits?

Yes

Home Address 4300 Appleby Sand Rd Unit 15

City Nacogdoches

State TX

Zip 75965

Phone Number

Email Address

My comments apply to the
following meeting:

Planning & Zoning Commission

Please see Agendas & Minutes for a list of upcoming meeting dates, times, and
agendas. This form must be submitted no later than 24 hours before the posted meeting
start time.

My comments apply to the
following meeting date:

8/10/2026

My agenda item or case
number:

ZON2026-06

My position on the above
agenda item or case number:

I am AGAINST this item.

I want to include comments
at the meeting:

No. I just want my position (FOR/AGAINST) added to the
meeting record.

(Optional) I want to upload a
file with this form

Field not completed.

Email not displaying correctly? View it in your browser.

--
You received this message because you are subscribed to the Google Groups "Planning & Zoning" group.
To unsubscribe from this group and stop receiving emails from it, send an email to pz+unsubscribe@nactx.us.
To view this discussion visit https://groups.google.com/a/nactx.us/d/msgid/pz/010f019fae2c5038-56d99b48-9412-4fa0-
8b01-beace82a6e11-000000%40us-east-2.amazonses.com.
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Do you live within
Nacogdoches city limits?

Yes

Home Address 4300 Appleby Sand Rd Unit 15

City Nacogdoches

State TX

Zip 75965

Phone Number 9366150977

Email Address jonran@suddenlink.net

My comments apply to the
following meeting:

Planning & Zoning Commission

Please see Agendas & Minutes for a list of upcoming meeting dates, times, and
agendas. This form must be submitted no later than 24 hours before the posted meeting
start time.

My comments apply to the
following meeting date:

8/10/2026

My agenda item or case
number:

ZON2026-06

My position on the above
agenda item or case number:

I am AGAINST this item.

I want to include comments
at the meeting:

No. I just want my position (FOR/AGAINST) added to the
meeting record.

(Optional) I want to upload a
file with this form

Field not completed.

Email not displaying correctly? View it in your browser.

--
You received this message because you are subscribed to the Google Groups "Planning & Zoning" group.
To unsubscribe from this group and stop receiving emails from it, send an email to pz+unsubscribe@nactx.us.
To view this discussion visit https://groups.google.com/a/nactx.us/d/msgid/pz/010f019fae2c5038-56d99b48-9412-4fa0-
8b01-beace82a6e11-000000%40us-east-2.amazonses.com.
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Aguilar, Julio <aguilarj@nactx.us>

Online Form Submission #11834 for Zoning Change Protest
1 message

noreply@civicplus.com <noreply@civicplus.com> Wed, Jul 29, 2026 at 4:09 PM
Reply-To: noreply@civicplus.com
To: citysec@nactx.us, pz@nactx.us

Zoning Change Protest

Only property owners within a distance of 200 feet of a property for which a change in
zoning is being considered have the right to file a written protest against the request.
The land area of this 200-foot distance includes streets, alleys and other public rights-of-
way. Whenever such written protest is signed by the owners of 20 percent (20%) or more of
the area of the lots or land included in such zoning change, or of the lots or land immediately
adjoining such and within the 200-foot distance, such change in zoning shall not become
effective except by a favorable vote of three-fourths of all members of the City Council.

A separate form must be submitted for each property whose owners are protesting the
zoning case. In order to be considered, this form must be submitted by 5:00 p.m. of the third
business day immediately preceding the date noticed for the public hearing of the
Nacogdoches City Council (i.e., no later than Thursday prior to a Tuesday meeting). If
mailed, this protest form must be RECEIVED by the City Secretary by the deadline. If
ownership of the protester’s property is different from that on record with the Nacogdoches
Central Appraisal District, it is the responsibility of the protestor to provide proof of
ownership.

PLEASE NOTE:  A zoning protest is not the same as a Public Comment Request
letter of opposition. Unlike protests, comment letters cannot be used to trigger any special
approval requirements.

(Section Break)

Zoning case number: ZON2026-06

Zoning change from: R1

Zoning change to: B1

General location of the
change

Lot 74, Block 54 (Parcel 1000004518)

Your Property Address
affected by the change:

4314 Appleby Sand Rd Unit 6
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Are you the Property Owner
of the affected property?

Yes. I am the Property Owner.

Your Full Name Kydie Dillon

Your Phone Number

Your Email Address

I, the undersigned, do hereby protest* the changes to the zoning regulations proposed in the
above-described City of Nacogdoches Zoning Case. This protest is made pursuant to Texas
Local Government Code Section 211.0061, and City of Nacogdoches Code of
Ordinances Section 118-142. By signing below, I am authorized to sign this protest on
behalf of the identified owners pursuant to a power of attorney, or similar authority that is in
full force and effect as of the time and date indicated below. I further represent that the
statements made herein are true and correct.

PLEASE NOTE: For the purposes of determining representation on such written protest, the
written protest of any one owner of land owned by two or more persons shall be presumed to
be the protest of all owners.

Your Signature By checking this box, I acknowledge I have read, understand,
and confirm my eligibility to protest this zoning change.

(Optional) Proof of legal
authority

Email not displaying correctly? View it in your browser.

--
You received this message because you are subscribed to the Google Groups "Planning & Zoning" group.
To unsubscribe from this group and stop receiving emails from it, send an email to pz+unsubscribe@nactx.us.
To view this discussion visit https://groups.google.com/a/nactx.us/d/msgid/pz/010f019fafb5e7ac-1de314ce-ea76-4436-
bf3a-1b13ec6e792f-000000%40us-east-2.amazonses.com.
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Aguilar, Julio <aguilarj@nactx.us>

Online Form Submission #11835 for Zoning Change Protest
1 message

noreply@civicplus.com <noreply@civicplus.com> Wed, Jul 29, 2026 at 4:29 PM
Reply-To: noreply@civicplus.com
To: citysec@nactx.us, pz@nactx.us

Zoning Change Protest

Only property owners within a distance of 200 feet of a property for which a change in
zoning is being considered have the right to file a written protest against the request.
The land area of this 200-foot distance includes streets, alleys and other public rights-of-
way. Whenever such written protest is signed by the owners of 20 percent (20%) or more of
the area of the lots or land included in such zoning change, or of the lots or land immediately
adjoining such and within the 200-foot distance, such change in zoning shall not become
effective except by a favorable vote of three-fourths of all members of the City Council.

A separate form must be submitted for each property whose owners are protesting the
zoning case. In order to be considered, this form must be submitted by 5:00 p.m. of the third
business day immediately preceding the date noticed for the public hearing of the
Nacogdoches City Council (i.e., no later than Thursday prior to a Tuesday meeting). If
mailed, this protest form must be RECEIVED by the City Secretary by the deadline. If
ownership of the protester’s property is different from that on record with the Nacogdoches
Central Appraisal District, it is the responsibility of the protestor to provide proof of
ownership.

PLEASE NOTE:  A zoning protest is not the same as a Public Comment Request
letter of opposition. Unlike protests, comment letters cannot be used to trigger any special
approval requirements.

(Section Break)

Zoning case number: #ZON2026-06

Zoning change from: Residential

Zoning change to: Business 1

General location of the
change

Appleby Sand and NE Stallings intersection

Your Property Address
affected by the change:

4411 Red Oak Dr Nacogdoches, TX 75965
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Are you the Property Owner
of the affected property?

Yes. I am the Property Owner.

Your Full Name Michelle Cox

Your Phone Number

Your Email Address

I, the undersigned, do hereby protest* the changes to the zoning regulations proposed in the
above-described City of Nacogdoches Zoning Case. This protest is made pursuant to Texas
Local Government Code Section 211.0061, and City of Nacogdoches Code of
Ordinances Section 118-142. By signing below, I am authorized to sign this protest on
behalf of the identified owners pursuant to a power of attorney, or similar authority that is in
full force and effect as of the time and date indicated below. I further represent that the
statements made herein are true and correct.

PLEASE NOTE: For the purposes of determining representation on such written protest, the
written protest of any one owner of land owned by two or more persons shall be presumed to
be the protest of all owners.

Your Signature By checking this box, I acknowledge I have read, understand,
and confirm my eligibility to protest this zoning change.

(Optional) Proof of legal
authority

Field not completed.

Email not displaying correctly? View it in your browser.

--
You received this message because you are subscribed to the Google Groups "Planning & Zoning" group.
To unsubscribe from this group and stop receiving emails from it, send an email to pz+unsubscribe@nactx.us.
To view this discussion visit https://groups.google.com/a/nactx.us/d/msgid/pz/010f019fafc8893c-c8e573d2-e977-4313-
ac76-a2220c481574-000000%40us-east-2.amazonses.com.
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Aguilar, Julio <aguilarj@nactx.us>

Online Form Submission #11843 for Zoning Change Protest
1 message

noreply@civicplus.com <noreply@civicplus.com> Fri, Jul 31, 2026 at 3:04 PM
Reply-To: noreply@civicplus.com
To: citysec@nactx.us, pz@nactx.us

Zoning Change Protest

Only property owners within a distance of 200 feet of a property for which a change in
zoning is being considered have the right to file a written protest against the request.
The land area of this 200-foot distance includes streets, alleys and other public rights-of-
way. Whenever such written protest is signed by the owners of 20 percent (20%) or more of
the area of the lots or land included in such zoning change, or of the lots or land immediately
adjoining such and within the 200-foot distance, such change in zoning shall not become
effective except by a favorable vote of three-fourths of all members of the City Council.

A separate form must be submitted for each property whose owners are protesting the
zoning case. In order to be considered, this form must be submitted by 5:00 p.m. of the third
business day immediately preceding the date noticed for the public hearing of the
Nacogdoches City Council (i.e., no later than Thursday prior to a Tuesday meeting). If
mailed, this protest form must be RECEIVED by the City Secretary by the deadline. If
ownership of the protester’s property is different from that on record with the Nacogdoches
Central Appraisal District, it is the responsibility of the protestor to provide proof of
ownership.

PLEASE NOTE:  A zoning protest is not the same as a Public Comment Request
letter of opposition. Unlike protests, comment letters cannot be used to trigger any special
approval requirements.

(Section Break)

Zoning case number: ZON2026-26

Zoning change from: Residential

Zoning change to: Business

General location of the
change

ot 74, Block 54 Parcell 1000004518

Your Property Address
affected by the change:

4328 Applebysand Road, Nacogdoches TX 75965
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Are you the Property Owner
of the affected property?

Yes. I am the Property Owner.

Your Full Name Mario Morones

Your Phone Number

Your Email Address

I, the undersigned, do hereby protest* the changes to the zoning regulations proposed in the
above-described City of Nacogdoches Zoning Case. This protest is made pursuant to Texas
Local Government Code Section 211.0061, and City of Nacogdoches Code of
Ordinances Section 118-142. By signing below, I am authorized to sign this protest on
behalf of the identified owners pursuant to a power of attorney, or similar authority that is in
full force and effect as of the time and date indicated below. I further represent that the
statements made herein are true and correct.

PLEASE NOTE: For the purposes of determining representation on such written protest, the
written protest of any one owner of land owned by two or more persons shall be presumed to
be the protest of all owners.

Your Signature By checking this box, I acknowledge I have read, understand,
and confirm my eligibility to protest this zoning change.

(Optional) Proof of legal
authority

Email not displaying correctly? View it in your browser.

--
You received this message because you are subscribed to the Google Groups "Planning & Zoning" group.
To unsubscribe from this group and stop receiving emails from it, send an email to pz+unsubscribe@nactx.us.
To view this discussion visit https://groups.google.com/a/nactx.us/d/msgid/pz/010f019fb9c6d5f7-4f0749b3-d35c-4a5c-
a14f-29100e88cab2-000000%40us-east-2.amazonses.com.
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Aguilar, Julio <aguilarj@nactx.us>

Online Form Submission #11838 for Zoning Change Protest
1 message

noreply@civicplus.com <noreply@civicplus.com> Thu, Jul 30, 2026 at 8:21 AM
Reply-To: noreply@civicplus.com
To: citysec@nactx.us, pz@nactx.us

Zoning Change Protest

Only property owners within a distance of 200 feet of a property for which a change in
zoning is being considered have the right to file a written protest against the request.
The land area of this 200-foot distance includes streets, alleys and other public rights-of-
way. Whenever such written protest is signed by the owners of 20 percent (20%) or more of
the area of the lots or land included in such zoning change, or of the lots or land immediately
adjoining such and within the 200-foot distance, such change in zoning shall not become
effective except by a favorable vote of three-fourths of all members of the City Council.

A separate form must be submitted for each property whose owners are protesting the
zoning case. In order to be considered, this form must be submitted by 5:00 p.m. of the third
business day immediately preceding the date noticed for the public hearing of the
Nacogdoches City Council (i.e., no later than Thursday prior to a Tuesday meeting). If
mailed, this protest form must be RECEIVED by the City Secretary by the deadline. If
ownership of the protester’s property is different from that on record with the Nacogdoches
Central Appraisal District, it is the responsibility of the protestor to provide proof of
ownership.

PLEASE NOTE:  A zoning protest is not the same as a Public Comment Request
letter of opposition. Unlike protests, comment letters cannot be used to trigger any special
approval requirements.

(Section Break)

Zoning case number: #ZON2026-06

Zoning change from: R-1 single-family

Zoning change to: B – 1 local business on one parcel of land approximately .35
acres in size

General location of the
change

Lot 74, block 54, Southeast corner of Appleby Sand Road in
Northeast Stallings Drive
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Your Property Address
affected by the change:

4419 Red Oak Drive

Are you the Property Owner
of the affected property?

Yes. I am the Property Owner.

Your Full Name Jessica Waguespack

Your Phone Number

Your Email Address

I, the undersigned, do hereby protest* the changes to the zoning regulations proposed in the
above-described City of Nacogdoches Zoning Case. This protest is made pursuant to Texas
Local Government Code Section 211.0061, and City of Nacogdoches Code of
Ordinances Section 118-142. By signing below, I am authorized to sign this protest on
behalf of the identified owners pursuant to a power of attorney, or similar authority that is in
full force and effect as of the time and date indicated below. I further represent that the
statements made herein are true and correct.

PLEASE NOTE: For the purposes of determining representation on such written protest, the
written protest of any one owner of land owned by two or more persons shall be presumed to
be the protest of all owners.

Your Signature By checking this box, I acknowledge I have read, understand,
and confirm my eligibility to protest this zoning change.

(Optional) Proof of legal
authority

Field not completed.

Email not displaying correctly? View it in your browser.

--
You received this message because you are subscribed to the Google Groups "Planning & Zoning" group.
To unsubscribe from this group and stop receiving emails from it, send an email to pz+unsubscribe@nactx.us.
To view this discussion visit https://groups.google.com/a/nactx.us/d/msgid/pz/010f019fb3302df9-7c79b92b-d936-4c76-
b5d7-879e05666310-000000%40us-east-2.amazonses.com.
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Aguilar, Julio <aguilarj@nactx.us>

Online Form Submission #11839 for Zoning Change Protest
1 message

noreply@civicplus.com <noreply@civicplus.com> Thu, Jul 30, 2026 at 8:52 AM
Reply-To: noreply@civicplus.com
To: citysec@nactx.us, pz@nactx.us

Zoning Change Protest

Only property owners within a distance of 200 feet of a property for which a change in
zoning is being considered have the right to file a written protest against the request.
The land area of this 200-foot distance includes streets, alleys and other public rights-of-
way. Whenever such written protest is signed by the owners of 20 percent (20%) or more of
the area of the lots or land included in such zoning change, or of the lots or land immediately
adjoining such and within the 200-foot distance, such change in zoning shall not become
effective except by a favorable vote of three-fourths of all members of the City Council.

A separate form must be submitted for each property whose owners are protesting the
zoning case. In order to be considered, this form must be submitted by 5:00 p.m. of the third
business day immediately preceding the date noticed for the public hearing of the
Nacogdoches City Council (i.e., no later than Thursday prior to a Tuesday meeting). If
mailed, this protest form must be RECEIVED by the City Secretary by the deadline. If
ownership of the protester’s property is different from that on record with the Nacogdoches
Central Appraisal District, it is the responsibility of the protestor to provide proof of
ownership.

PLEASE NOTE:  A zoning protest is not the same as a Public Comment Request
letter of opposition. Unlike protests, comment letters cannot be used to trigger any special
approval requirements.

(Section Break)

Zoning case number: ZON2026-06

Zoning change from: R1

Zoning change to: B1

General location of the
change

Southeast corner of Appleby Sand Road and NE Stallings
Drive, Nacogdoches, Texas

Your Property Address
affected by the change:

4314 Appleby Sand Rd Unit 9 Nacogdoches, TX 75965
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Are you the Property Owner
of the affected property?

Yes. I am the Property Owner.

Your Full Name Sam Frizzell

Your Phone Number

Your Email Address

I, the undersigned, do hereby protest* the changes to the zoning regulations proposed in the
above-described City of Nacogdoches Zoning Case. This protest is made pursuant to Texas
Local Government Code Section 211.0061, and City of Nacogdoches Code of
Ordinances Section 118-142. By signing below, I am authorized to sign this protest on
behalf of the identified owners pursuant to a power of attorney, or similar authority that is in
full force and effect as of the time and date indicated below. I further represent that the
statements made herein are true and correct.

PLEASE NOTE: For the purposes of determining representation on such written protest, the
written protest of any one owner of land owned by two or more persons shall be presumed to
be the protest of all owners.

Your Signature By checking this box, I acknowledge I have read, understand,
and confirm my eligibility to protest this zoning change.

(Optional) Proof of legal
authority

Email not displaying correctly? View it in your browser.

--
You received this message because you are subscribed to the Google Groups "Planning & Zoning" group.
To unsubscribe from this group and stop receiving emails from it, send an email to pz+unsubscribe@nactx.us.
To view this discussion visit https://groups.google.com/a/nactx.us/d/msgid/pz/010f019fb34c8d31-8b1f9569-f46b-42e5-
b8af-0f51690e6adf-000000%40us-east-2.amazonses.com.
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Planning and Zoning Commission 
 

Date: August 10, 2026 
 

Agenda Item: 6.B. 

 
 
PRESENTER: Juan Pollette, City Planner 
 
ITEM/SUBJECT: Public Hearing: Discuss and consider action on Specific Use Permit Case 
SUP2026-06 regarding a Specific Use Permit request for a Eating Place with Drive-Thru in a B-
1, Local Business district on one (1) parcel of land approximately 0.35 acres ± in size, more 
particularly described by Nacogdoches Central Appraisal District Parcel 1000004518, being Lot 
74, City Block 54; and generally located on the southeast corner of Appleby Sand Road and NE 
Stallings Drive, Nacogdoches, Texas. withdrawn by applicant  
 
OVERVIEW: This item was withdrawn by the applicant on July 24, 2026. The applicant 
initially submitted a request for a Specific Use Permit (SUP) to allow an Eating Place with 
Drive-Through with a proposed automated coffee kiosk on the subject property. After the 
submission of the application, the applicant revised the proposed development to eliminate the 
drive-through component. As a result, the proposed use no longer requires a Specific Use Permit 
under the City's Zoning Ordinance. The applicant has formally withdrawn the Specific Use 
Permit application, and only the associated zoning request (ZON2026-06) remains under 
consideration. 
 
Adjacent Land Use & Zoning 
The subject property is currently undeveloped and zoned R-1, Single Family. The surrounding 
zoning and land uses are as follows: 

Direction Comprehensive Plan Current Zoning  Land Use 

North Commercial R-1, Single Family & 
Planned Development Religious 

South  Single Family 
Residential R-1, Single Family Residential 

East  Single Family 
Residential R-1, Single Family Residential  

West Public R-1, Single Family Public/Institutional 

  
The surrounding area consists primarily of single-family residential development, with 
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supporting institutional and neighborhood commercial uses located along the major roadway 
corridors. 
 
STAFF REVIEW: 
Per Section 118.139 of the Nacogdoches Zoning Ordinance, the following conditions shall be 
considered when reviewing an application for zoning change: 
  
Compatibility: The specific use will be compatible with and not injurious to the use and 
enjoyment of other property in the immediate vicinity, nor significantly diminish or impair 
property values within the immediate vicinity; 
The proposed automated coffee kiosk is a neighborhood-scale commercial use that is smaller in 
scale than many uses typically found in commercial zoning districts. Due to the property's 
location at a major intersection and its proximity to established residential development, 
compatibility with surrounding properties would depend on appropriate site design and 
operational characteristics. 
 
Orderly Growth and Development: The establishment of the specific use will not impede the 
normal and orderly development and improvement of surrounding vacant property; 
The subject property is located within an area that is substantially developed with residential, 
commercial, and institutional uses. As there are no adjacent vacant properties, the proposed use 
is not anticipated to impede the normal and orderly development or improvement of surrounding 
properties. 
 
Supporting Facilities: Adequate utilities, access roads, drainage and other necessary supporting 
facilities have been or will be provided; 
The subject property is served by existing public infrastructure, including an 8-inch water line 
and a 6-inch sanitary sewer line located along Appleby Sand Road and NE Stallings Drive. Any 
future development of the property would be subject to the City's development review and 
permitting processes to ensure compliance with applicable requirements for access, drainage, 
utilities, and other supporting facilities. 
 
 Drives and Parking: The design, location and arrangement of all driveways and parking spaces 
provides for the safe and convenient movement of vehicular and pedestrian traffic without 
adversely affecting the public or adjacent developments; 
Due to the property's location at the intersection of two major arterial roadways, careful 
consideration should be given to driveway placement, parking layout, and site circulation. 
Specific driveway locations, parking arrangements, and pedestrian traffic would be reviewed 
during the site development process to ensure compliance with applicable City and TxDOT 
standards. 
 
Nuisances: Adequate nuisance-prevention measures have been or will be taken to prevent or 
control offensive odor, fumes, dust, noise and vibration; 
Due to the property's proximity to established residential development, nuisance-prevention 
measures should be incorporated into the site design, as appropriate. Compliance with applicable 
City regulations and development standards would help minimize potential impacts related to 
odor, noise, lighting, and other operational characteristics. 
 
Lighting: Any lighting to be provided will be directional so as not to disturb or adversely affect 
neighboring properties; 
Any future development of the property would be required to comply with the City’s lighting 
standards, including requirements for shielding and directionality to minimize impacts on 
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adjacent properties. Detailed lighting design would be reviewed at the time of site development 
to ensure compliance with applicable ordinance requirements. 
 
Landscaping: Sufficient landscaping and screening to ensure harmony and compatibility with 
adjacent property exists or will be provided; 
Any future development of the property will be required to comply with the landscaping and 
screening requirements of the Zoning Ordinance. Landscaping and any required buffering 
adjacent to residential properties will be reviewed during the site development process to ensure 
compatibility with surrounding development. 
  
Comprehensive Plan: The proposed use is in accordance with the comprehensive plan. Future 
Land Use; 
The Future Land Use Map designates the subject property as Single Family Residential. While 
the proposed commercial use is not consistent with this designation, the property's location at the 
intersection of two major arterial roadways and its proximity to existing commercial and 
institutional uses distinguish it from other properties designated Single Family Residential. 
 
PUBLIC ENGAGEMENT: 

• July 9, 2026 – Staff mailed forty-one (41) neighborhood meeting notice postcards to 
property owners within 500 feet of subject property.  

• July 23, 2026 – Staff coordinated a combined neighborhood meeting in the council 
chambers on behalf of the applicant to receive input from surrounding property owners 
on the zone change and the corresponding SUP for the proposed automated coffee kiosk. 
Seventeen (17) neighboring property owners attended the meeting, and all expressed 
opposition to the requested zoning change. Discussion primarily focused on traffic safety, 
access and circulation, pedestrian safety near the adjacent school, the suitability of the 
proposed location, potential nuisance impacts such as lighting, litter, and loitering and 
future use of the property. 

• July 22, 2026 – Staff mailed nine (9) public meeting notice letters to property owners 
within 200 feet and forty-one (41) notice postcards to property owners within 200-500 
feet.  As of the date of this report, staff has received twelve (12) written letters in 
opposition to the request. Of those, five (5) are formal protest letters submitted by 
property owners within the 200-foot notification area. The protesting property owners 
represent approximately 23 percent of the land area within the 200-foot protest area, 
requiring a three-fourths (3/4) supermajority vote of the City Council for approval. No 
letters in support of the request have been received. 

• July 26, 2026 – Legal ad published in the Daily Sentinel newspaper. 
 
 
 
CITY CONTACT: Juan Pollette, City Planner  
  
ATTACHMENTS: 1. Maps 

2. Site Plan 
3. Site Photos 
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Parcel No. (APN) 1000004518
Lot Area 15,420 SF (0.35 ACRES)

Sheet 1 of 1
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APN 10000004518
Nacogdoches, TX 75965

THIS IS NOT A LEGAL SURVEY, NOR IS IT INTENDED TO BE OR REPLACE ONE

This work product represents only generalized locations of
features, objects or boundaries and should not be relied upon

as being legally authoritative for the precise location of any
feature, object or boundary.
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SUP2026-06   Site Photos

1Agenda Item 5B

Subject Property
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Northeast Corner of Intersection

Agenda Item 5B 2

Source: Google Maps Street View
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Northwest Corner of Intersection

Agenda Item 5B 3

Source: Google Maps Street View
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Southwest Corner of Intersection

Agenda Item 5B 4

Source: Google Maps Street View
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5

Southeast Corner of Intersection

Agenda Item 5B

Source: Google Maps Street View
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