
A G E N D A 

A regular meeting of the Planning & Zoning Commission of the City of Waxahachie to be held at 
the Waxahachie Civic Center, 2000 Civic Center Lane, Meeting Rooms A and B, Waxahachie, 
Texas, on Tuesday, August 13, 2024 at 7:00 p.m. 
 

Commission Members: Rick Keeler, Chairman 
                            Erik Test, Vice Chairman 
       Bonney Ramsey  

                                David Hudgins 

Ron Ansell  
         Marlene Norcross 

Jeff Reed  
 

1. Call to Order 
 

2. Invocation 
 

3. Public Comments:  Persons may address the Planning & Zoning Commission on any 
issues.  This is the appropriate time for citizens to address the Commission on any concern 
whether on this agenda or not.  In accordance with the State of Texas Open Meetings Act, 
the Commission may not comment or deliberate such statements during this period, except 
as authorized by Section 551.042, Texas Government Code. Speakers are requested to 
observe five (5) minute time limit. 
 

4. Consent Agenda 
 
All matters listed under Item 4, Consent Agenda, are considered to be routine by the 
Planning & Zoning Commission and will be enacted by one motion. There will not be 
separate discussion of these items. Approval of the Consent Agenda authorizes the 
Planning & Zoning Commissioner to execute all matters necessary to implement each item. 
Any item may be removed from the Consent Agenda for separate discussion and 
consideration by any member of the Planning & Zoning Commission. 
 

a. Minutes of the regular Planning & Zoning Commission meeting of July 23, 2024 
 

5. Public Hearing on a request by Michael Jackson, for a Specific Use Permit (SUP) for a 
Food Manufacturing or Processing Plant use within a Planned Development-Light 
Industrial-2 zoning district located at the southwest corner of Marshall Road and Solon 
Road (Property ID 284811) - Owner: WJ South Grove LP (ZDC-141-2024) Staff: Zack 
King 
 

6. Consider recommendation of ZDC-141-2024 
 

7. Public Hearing on a request by Tim Jackson, R.P.L.S., for a Replat of Lots 13A and 13B, 
Block 63 town addition of the Official Map of Waxahachie, 1 Residential lot, being 0.45 
acres, located at 602 Dr. Martin Luther King JR. Blvd, (Property ID 170996) Owner: 
Vanessa Severson (SUB-113-2024) Staff: Harper Lindamood 
 

8. Consider recommendation of SUB-113-2024 



9. Public Hearing on a request by Juan Flores, for a Specific Use Permit (SUP) for a Short-
Term Rental use within a Planned Development-Single Family-3 (PD-SF-3) zoning district 
located at 624 Xavier Court (Property ID 281280) - Owner: Juan Flores (ZDC-140-2024) 
Staff: Harper Lindamood 
 

10. Consider recommendation of ZDC-140-2024 
 

11. Public Hearing on a request by DeMaudree Massey, Friendship Baptist Church, for a 
Specific Use Permit (SUP) for a Day Camp for Children use within a Single Family-3 (SF-
3) zoning district located at 203 Graham Street (Property ID 193551 & 295840) - Owner: 
Friendship Missionary Baptist Church of Waxahachie (ZDC-122-2024) Staff: Zack King 
 

12. Consider recommendation of ZDC-122-2024 
 

13. Public Hearing on a request by Randall Speed, for a Zoning Change from a Future 
Development (FD) zoning district to Planned Development-Future Development (PD-FD) 
zoning district located at 2867 Howard Road, (Property ID 204646) - Owner: Randall 
Speed (ZDC-97-2024) Staff: Zack King 
 

14. Consider recommendation of ZDC-97-2024 
 

15. Adjourn 
 
 
The Planning and Zoning Commission reserves the right to go into Executive Session as authorized by Section 
551.071(2) of the Texas Government Code, for the purpose of seeking confidential legal advice from legal 
counsel on any agenda item listed herein.  This meeting location is wheelchair-accessible. Parking for mobility-
impaired persons is available.  Any request for sign interpretive services must be made forty-eight hours ahead of the 
meeting.  To make arrangements, call the City Secretary at 469-309-4006 or (TDD) 1-800-RELAY TX 
 

Notice of Potential Quorum 
One or more members of the Waxahachie City Council may be present at this meeting.

No action will be taken by the City Council at this meeting. 



Planning and Zoning Commission
July 23, 2024

A regular meeting of the Planning & Zoning Commission of the City of Waxahachie was held at 
the Waxahachie Civic Center, 2000 Civic Center Lane, Meeting Rooms A and B, Waxahachie, 
Texas, on Tuesday, July 23, 2024 at 7:00 p.m.

Members Present: Rick Keeler, Chairman
Erik Test, Vice Chairman
Bonney Ramsey
David Hudgins
Ron Ansell
Marlene Norcross
Jeff Reed

Others Present: Jennifer Pruitt, Senior Director of Planning
Zack King, Senior Planner
Oanh Vu, Senior Planner
Harper Lindamood, Planner
Macey Martinez, City Engineer
Amber Villarreal, City Secretary
Patrick Souter, Council Representative

1. Call to Order
2. Invocation

Chairman Rick Keeler called the meeting to order and gave the invocation.

3. Public Comments

None.

4. Consent Agenda

a. Minutes of the regular Planning & Zoning Commission meeting of July 8, 2024
b. Consider a request by Ryan Kelly, EAN Holdings LLC, for a Replat of the CSP1

Addition, to create Lot 2R, Block A, being 1.0045 acres, located at directly South
of 2409 N US Highway 77 (Property ID 289375) Owner: EAN Holdings LLC
(SUB-143-2024)

c. Consider a request by James Johnston, for a Plat of Lots 1 and 11X, Block A WOC
addition of the Official Map of Waxahachie, being 4.394-acres, located at Highway
287 N access road approx. 1-mile West of Ovilla road, (Property ID 295243) 
Owner: Montclair development a series of EIS development II LLC (SUB-144-
2024)

Action:
Bonney Ramsey moved to approve the Consent Agenda as recommended by staff. Motion was 
seconded by David Hudgins and carried unanimously (7-0).

5. Public Hearing on a request by Jose Perez, for a Specific Use Permit (SUP) for a
Short-Term Rental use within a Single-Family Residential-2 (SF-2) zoning district



Planning and Zoning Commission 
July 23, 2024
Page 2
 

 

located at 131 Vanderbilt Lane (Property ID 172836)  Owner(s): Jose & Maria Perez 
(ZDC-131-2024) Staff: Oanh Vu 

 
The Item was presented by Senior Planner Oanh Vu and owner Jose Perez requested approval.  
The applicant requested an SUP for short-term rental use at 131 Vanderbilt Lane because it is 
located within the SF-2 zoning district. The subject property consists of a primary structure of 
approximately 2,040 square feet, built in 1969 with three (3) bedrooms, two (2) bathrooms and 
enough improved surface to accommodate for the maximum parking spaces of three (3) vehicles. 
The subject property is situated on an approximately 0.239 acres (10,410 square feet) lot. The 
applicant has been operating a short-term rental since approximately July 2021 and has not been 
paying local hotel occupancy taxes. The Ellis County Appraisal District (ECAD) does not identify 
the subject property as a Homestead. The applicant submitted the SUP application on June 12, 
2024.   
 
During the planning analysis, staff inquired with the Waxahachie Police Department and 
discovered two (2) noise and disturbance-related calls had been made regarding the subject 
property and its current use in the past 12 months. The first call was made on December 18, 2023, 
regarding a civil matter. The second call was made on December 25, 2023, regarding noise 
disturbance.  The applicant's local emergency contact is located approximately 9.8 miles from the 
subject property.    
 

hearing notice requirements, 41 notices were mailed to property owners within 500 feet of the
property as required in Section 
of this staff report, a total of three (3) letters of opposition and three (3) letters of support were 
received by staff, with one (1) letter of opposition and one (1) letter of support being inside the 

 
 
Commissioners discussed with the owner, Jose Perez, the ordinance restricting off-street parking 
for short-term rentals and encouraged the host rules be updated to reflect that information.  Staff 
noted the ordinance and rules are provided on the City website and they will also provide a printed 
copy of the information to the applicant. 
 
Chairman Keeler opened the Public Hearing at approximately 7:19 p.m. 
 
Those who spoke in favor: 
Sharles Edwards, 104 Sweetleaf Drive, Red Oak, Texas, 
 
There being no others to speak for or against ZDC-131-2024, Chairman Keeler closed the Public 
Hearing at approximately 7:26 p.m. 
 
6. Consider recommendation of ZDC-131-2024 
 
Action: 
David Hudgins moved to recommend approval of ZDC-131-2024, a Specific Use Permit (SUP) for 
a Short-Term Rental use, subject to the conditions the staff report, authorizing the City Manager 
and/or Mayor to execute all documents accordingly, requiring host rules and regulations be 
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amended to specify no off-street parking, prohibition of parties, specifying number of guests, and 
other City restrictions. Motion was seconded by Ron Ansell and carried 6-1 with Marlene Norcross 
voting in opposition.  
 
7. Public Hearing on a request by Jose Perez, for a Specific Use Permit (SUP) for a 

Short-Term Rental use within a Single-Family Residential-2 (SF-2) zoning district 
located at 137 Vanderbilt Lane (Property ID 172839)  Owner(s): Jose Perez (ZDC-
129-2024) Staff: Oanh Vu 

 
The Item was presented by Ms. Vu and owner Jose Perez requested approval. The applicant 
requested an SUP for short-term rental use at 137 Vanderbilt Lane because it is located within the 
SF-2 zoning district. The subject property consists of a primary structure of approximately 1,918 
square feet, built in 1969 with three (3) bedrooms, two (2) bathrooms and enough improved surface 
to accommodate for the maximum parking spaces of three (3) vehicles. The subject property is 
situated on an approximately 0.239 acres (10,410 square feet) lot. The applicant has been operating 
a short-term rental since approximately April 2021 and has not been paying local hotel occupancy 
taxes. The Ellis County Appraisal District (ECAD) does not identify the subject property as a 
Homestead. The applicant submitted the SUP application on June 12, 2024.   
 
During the planning analysis, staff inquired with the Waxahachie Police Department and 
discovered no nuisance-related calls had been made regarding the subject property and its current 
use in the past 12 months. The applicant's local emergency contact is located approximately 9.7 
miles from the subject property.    
 

hearing notice requirements, 50 notices were mailed to property owners within 500 feet of the 
property as required in Section 
of this staff report, a total of three (3) letters of opposition and two (2) letters of support were 
received by staff, with one (1) letter of opposition and no letters of support being in
buffer. 
 
Mr. Perez asked for clarification on the required inspection for short-term rentals and Senior 
Director of Planning Jennifer Pruitt explained there is a specific list of items listed on the City 
website and staff will also provide a copy to the applicant. 
 
Chairman Keeler opened the Public Hearing at approximately 7:37 p.m. 
 
There being no others to speak for or against ZDC-129-2024, Chairman Keeler closed the Public 
Hearing at approximately 7:38 p.m. 

 
 
8. Consider recommendation of ZDC-129-2024 

 
Action: 
Ron Ansell moved to recommend approval of ZDC-129-2024, a Specific Use Permit (SUP) for a 
Short-Term Rental use, subject to the conditions the staff report, authorizing the City Manager 
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and/or Mayor to execute all documents accordingly. Motion was seconded by Jeff Reed and carried 
6-1 with Marlene Norcross voting in opposition. 
9. Public Hearing on a request by Jose Perez, for a Specific Use Permit (SUP) for a 

Short-Term Rental use within a Single-Family Residential-2 (SF-2) zoning district 
located at 103 Johnston Boulevard (Property ID 174978)  Owner(s): Jose & Maria 
Perez (ZDC-130-2024) Staff: Oanh Vu 

 
The Item was presented by Ms. Vu and owner Jose Perez requested approval. The applicant 
requested an SUP for short-term rental use at 103 Johnston Boulevard because it is located within 
the SF-2 zoning district. The subject property consists of a primary structure of approximately 
1,538 square feet, built in 1983 with three (3) bedrooms, two (2) bathrooms and enough improved 
surface to accommodate for the maximum parking spaces of three (3) vehicles. The subject 
property is situated on an approximately 0.177 acres (7,710 square feet) lot. The applicant has been 
operating a short-term rental since approximately September 2022 and the applicant has not been 
paying local hotel occupancy taxes. The Ellis County Appraisal District (ECAD) does not identify 
the subject property as a Homestead. The applicant submitted the SUP application on June 12, 
2024.   
 
During the planning analysis, staff inquired with the Waxahachie Police Department and 
discovered no nuisance-related calls had been made regarding the subject property and its current 
use in the past 12 months. The applicant's local emergency contact is located approximately 9.5 
miles from the subject property.    
 

hearing notice requirements, 109 notices were mailed to property owners within 500 feet of the 
property a
of this staff report, a total of thirteen (13) letters of opposition and one (1) letter of support were 
received by staff, with three (3) letters of opposition and no 
buffer. Staff confirmed four (4) additional letters of opposition received since the posting of the 
agenda. 
 
Chairman Keeler opened the Public Hearing at approximately 7:45 p.m. 
 
Those who spoke in opposition: 
Walter Watson, 202 San Jacinto, Waxahachie, Texas 
 
Chris Wright, 808 W. Marvin, Waxahachie, Texas, asked if Staff requires proof confirming how 
long the applicants have been operating short-term rentals and Ms. Pruitt noted they do not; 
however, they can i  
 
Nancy Morrill, 209 Johnston Blvd, Waxahachie, Texas, confirmed the proposed short-term rental 
will not allow for off-street parking, and Chairman Keeler concurred. 
 
There being no others to speak for or against ZDC-130-2024, Chairman Keeler closed the Public 
Hearing at approximately 8:03 p.m. 
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Council Member Patrick Souter explained he considers neighbor opposition and encouraged the 
Commission to include additional motion language for consistency with ZDC-131-2024 and 
Executive Director of Development Services Shon Brooks noted Staff can update the 

 
 
10. Consider recommendation of ZDC-130-2024 

 
Action: 
David Hudgins moved to recommend approval of ZDC-130-2024, a Specific Use Permit (SUP) for 
a Short-Term Rental use, subject to the conditions the staff report, authorizing the City Manager 
and/or Mayor to execute all documents accordingly, requiring host rules and regulations be 
amended to specify no off-street parking, prohibition of parties, specifying number of guests, and 
other City restrictions. Motion was seconded by Erik Test and carried 6-1 with Marlene Norcross 
voting in opposition.  

 
11. Public Hearing on a request by Demi Oyerokun for a Specific Use Permit (SUP) for 

a Minor Auto Repair Shop use within a General Retail (GR) zoning district located 
at 1011 US HWY 77, Suite 109 (Property ID 173186)  Owner: Marline Six LLC 
(ZDC-124-2024) Staff: Harper Lindamood 

 
The Item was presented by Planner Harper Lindamood.  The applicant requested a Specific Use 
Permit for an Auto Repair, Minor or Automotive Center use (Glass Doctor Auto). The proposed 
business has been operating as an Auto Repair, Minor or Automotive Center use since 2022 
without a certificate of occupancy. The applicant submitted a Certificate of Occupancy request on 
May 15, 2024. Planning staff determined that per the City of Waxahachie Zoning Ordinance, the 
use of an Auto Repair, Minor or Automotive Center, requires a Specific Use Permit to be approved 
by the City Council within the General Retail (GR) zoning district. At this time, the CO application 
is on hold until City Council approves the required SUP. Glass Doctor Auto is a specialized service 
provider offering professional auto window repair, replacement, and various minor automotive 
repairs to car windows. All of the repairs take place at their client's locations or within the Glass 
Doctors interior suite 109.   
 
To comply with State law contained in Local Government Code Cha
hearing notice requirements, 19 notices were mailed to property owners within 200 feet of the 
request. At the time of the publishing of this staff report, one (1) letter of opposition was received
and no letters of support. 
 
Chairman Keeler opened the Public Hearing at approximately 8:10 p.m. 
 
There being no others to speak for or against ZDC-124-2024, Chairman Keeler closed the Public 
Hearing at approximately 8:10 p.m. 

 
12. Consider recommendation of ZDC-124-2024 

 
Action: 
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Ron Ansell moved to recommend approval of ZDC-124-2022, a Specific Use Permit (SUP) for a 
Minor Auto Repair Shop use, subject to the conditions of the staff report, and add SUP for this 
tenant use only. Motion was seconded by David Hudgins and carried unanimously (7-0). 

 
13. Public Hearing on a request by Erica Edwards, for a Specific Use Permit (SUP) for a 

Short-Term Rental use within a Single Family-2 (SF-2) zoning district located at 211 
Pecan St. (Property ID 175135) - Owner: Seven Partners, LLC (ZDC-128-2024) Staff: 
Harper Lindamood 

 
The Item was presented by Ms. Lindamood and Erica Edwards requested approval.  The applicant 
requested an SUP for a short-term rental use located at 211 Pecan Street, it is located within an 
SF-2 zoning district. The subject property consists of a primary structure of approximately 1,073 
square feet with three (3) bedrooms and enough improved surface to accommodate the maximum 
parking spaces of three (3) vehicles situated on an approximately 0.164-acre (7,143 square feet) 
lot.   
 
The applicant submitted the SUP application on June 10, 2024 and has not been operating a short-
term rental.  The Ellis County Appraisal District (ECAD) does not identify the subject property as 
a Homestead and the applicant has satisfied all of the requirements of Section 3.27 of the Zoning 
Ordinance.   
 
During the planning analysis, staff inquired with the Waxahachie Police Department and 
discovered no nuisance-related calls had been made regarding the subject property and its current 
use in the past 12 months. The local emergency contact provided by the applicant is located 12.8 
miles from the subject property.   
 

hearing notice requirements, 93 notices were mailed to property owners within 500 feet of the as 

report, a total of seven (7) letters of support and two (2) letters of opposition were received by 
staff, with two (2) letters of support and zero (0) lett

 
 
Chairman Keeler opened the Public Hearing at approximately 8:12 p.m. 
 
Owner Erica Edwards explained the steps she takes to reduce/eliminate problem renters noting she 

  The customer and all guests are required to acknowledge and accept the host rules 
prior to approving the booking. 
 
Those who spoke in support: 
Sharles Edwards, 104 Sweetleaf Drive, Red Oak, Texas 
 
There being no others to speak for or against ZDC-128-2024, Chairman Keeler closed the Public 
Hearing at approximately 8:21 p.m. 

 
14. Consider recommendation of ZDC-128-2024 
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Action: 
Marlene Norcross moved to recommend approval of ZDC-128-2024, a Specific Use Permit (SUP) 
for a Short-Term Rental use, subject to the conditions the staff report, authorizing the City 
Manager and/or Mayor to execute all documents accordingly. Motion was seconded by Bonney
Ramsey and carried unanimously (7-0).  
 
15. Adjourn 
 
Council Member Patrick Souter encouraged applicants to contact the Planning Department for 
questions and guidance about the Specific Use Permit process for short-term rentals. 
 
There being no further business, the meeting adjourned at 8:23 p.m. 
 
Respectfully submitted, 
 
Amber Villarreal 
City Secretary 
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MEETING DATE(S)
Planning & Zoning Commission:  August 13, 2024
City Council: August 19, 2024

CAPTION
Public Hearing on a request by Michael Jackson, for a Specific Use Permit (SUP) for a Food 
Manufacturing or Processing Plant use within a Planned Development-Light Industrial-2 zoning district 
located at the southwest corner of Marshall Road and Solon Road (Property ID 284811) - Owner: WJ 
South Grove LP (ZDC-141-2024)

RECOMMENDED MOTION
recommend approval of ZDC-141-2024, a Specific Use Permit (SUP) for a Food Manufacturing 

or Processing Plant use, subject to 

APPLICANT REQUEST
The applicant requests a Specific Use Permit (SUP) for a Food Manufacturing or Processing Plant use 
(Bridor) at the southwest corner of Marshall Road and Solon Road.

CASE INFORMATION
Applicant: Michael Jackson, WJ South Grove LP

Property Owner(s): WJ South Grove LP

Site Acreage: 50.97 acres

Current Zoning: Planned Development-Light Industrial-2 (PD-LI-2)

Requested Zoning: PD-LI-2 with SUP for a Food Manufacturing or Processing Plant 
use (Bridor)

SUBJECT PROPERTY
General Location: Southwest corner of Marshall Road and Solon Road

Parcel ID Number(s): 284811

Existing Use: The subject property is currently undeveloped.

Development History: Ordinance 3313, the Wynn Jackson PD, was approved for the 
subject property in December of 2021. A Plat (SUB-170-2022) 
for the property was approved for the property in January of 
2023; but has not yet been filed.

Planning & Zoning Department

Zoning Staff Report

Case: ZDC-141-2024
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Adjoining Zoning & Uses:

 
 
 

 
Future Land Use Plan:  Industrial 

 
Comprehensive Plan:  Industrial uses vary from the technology industry to manufacturing. The 

designated locations for heavier industrial uses are intended to keep 
them away from residential categories. These are located along 
roadways that have adequate capacity to serve the larger industrial 
vehicles. Required parking is encouraged to be placed behind structures 
to keep these areas more readily able to redevelop into more urban 
places over time. When uses are abutting a residential property, a 
separation should be provided such as a landscape buffer, deeper 
setback, and/or a screening wall. 

 
Thoroughfare Plan: The subject property is accessible via Marshall Road and Solon Road. 
  
Site Image:     

 
CASE BACKGROUND: 

3313). This Planned Development request was approved by City Council on December 20th, 2021 and 
changed the zoning from Single-Family-1 (SF-1) to Planned Development-Light Industrial-2 (PD-LI-2). The 
Wynn Jackson PD covers a total of 341.02 acres. As part of the initial development of the Wynn Jackson 
PD, the property owner has constructed a four-lane extension of Marshall Road to connect the property 
directly to I-35. This SUP request only covers a 50.97-acre portion of the property, southwest of the 
intersection of the new four-lane Marshall Road and Solon Road. 
 

Direction Zoning Current Use
North PD-LI-2 (Ord. 3313) Undeveloped 
East Commercial (C) Undeveloped 
South PD-C (Ord. 2517) Undeveloped 
West PD-LI-2 (Ord. 3313) Undeveloped 
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Case Background (continued):
The Wynn Jackson PD allows for the development of Land Uses on the subject property that are 
permitted within the base Light Industrial-2 (LI-2) zoning district of the City of Waxahachie. The PD 
allows for 33% of the property to be developed as General Warehouse Distribution through 2026 and up 
to 66% of the property to be developed as General Warehouse Distribution after 2026. Notably, the PD 

means that Land Uses that require approval of a SUP in the LI-2 zoning district are allowed by right in the 
Wynn Jackson PD. Land Uses such as a Food Manufacturing or Processing Plant are required to receive 
approval of a SUP by the Planning & Zoning Commission and City Council before they can pursue 
development of the subject property. 
 
 
PLANNING ANALYSIS: 
The applicant proposes a Specific Use Permit (SUP) for a Food Manufacturing or Processing Plant use at 
the southwest corner of Marshall Road and Solon Road. The Food Manufacturing or Processing Plant use 
is proposed to be restricted exclusively to Bridor, a subsidiary of Groupe Le Duff. The Bridor facility is 
proposed to be dedicated exclusively to the production and assembly of bakery items, including frozen, 
partially baked, and fully baked goods. 
 
At this time, the applicant proposes this SUP only to permit the Food Manufacturing or Processing Plant 
Land Use. The applicant has not provided a detailed Site Plan, Landscape Plan, or Elevation/Façade Plan 
for the facility. The applicant proposes to adhere to the site, landscaping, and architectural design 
requirements of the Wynn Jackson PD (Ordinance 3313). 
 
The Bridor facility is proposed to fully enclose all manufacturing activity. The facility is proposed to 
include both office and manufacturing staff on-site and is expected to operate 24-hours a day, six (6) 
days a week. The facility is proposed to develop in at least three (3) phases. At build-out, the Bridor 
facility is proposed to employee 240-450 individuals. Daily traffic generated by the facility at build-out is 
anticipated to reach 60 truck trips and 350 commuter vehicle trips. 
 
 
PUBLIC NOTIFICATIONS 

notice requirements, 45 notices were mailed to property owners within 200 feet of the request. In 
addition, a notice was published in the Waxahachie Sun and a sign was visibly posted at the property. 
 
 
PUBLIC NOTIFICATION RESPONSES 
Staff has received a total of twenty-four (24) letters of opposition and one (1) letter of support for the 
proposed SUP.  
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RECOMMENDATION
Based on the details provided in this Staff Report and the present status of the documents subject to the 
request, staff recommends approval of the SUP request subject to the conditions noted below. 
 
Conditions: 

1. Permission to operate a Food Manufacturing or Processing Plant use is restricted exclusively to 
Bridor. Approval to operate a Food Manufacturing or Processing Plant use at this location will 
not transfer to another Food Manufacturing or Processing Plant establishment or owner of the 
subject property. 

2. An amendment to the SUP will be required in the event that the property owner wishes to 
expand the Food Manufacturing or Processing Plant use beyond the approximately 50.97-acre 
area identified in the Location Map  Exhibit A. 

3. The development of the site the site, landscaping, and architectural design requirements of the 
Wynn Jackson PD (Ordinance 3313).  

4. The Operational Plan is required to be revised to require approval of a Detailed Site Plan, 
Landscape Plan, and Elevation/Façade Plan by the Planning & Zoning Commission and City 
Council.  

5. A Detailed Site Plan Application is required to be reviewed and approved by the Planning & 
Zoning Commission and City Council.  

6. Exterior Construction and Building Articulation for the Food Manufacturing or Processing Plant 
use shall adhere to the following requirement of the Wynn Jackson PD (Ord. 3313): 

a. Any exterior façade of a building that faces, or is visible from, a public street shall consist 
of not less than eighty (80) percent Masonry Construction (Poured-in-place concrete and 
tilt-wall concrete shall be credited towards the masonry requirement.  Concrete products 
shall be painted or patterned.   

b. All other façades that are not facing, or visible from, a right-of-way shall consist of not less 
than fifty (50) percent Masonry Construction. 

c. Areas of a façade that are devoted to windows, doors, covered porches, stoops, 
breezeways, or courtyards shall not be counted as "wall surface" when calculating the 
Masonry Construction requirement. 

d. Metal exterior construction is not allowed unless when the area is not facing or visible 
from an existing or planned public right-of-way, as identified on the City's Thoroughfare 
Plan or plat records. 

e. Horizontal Articulation: No building wall shall extend for a distance equal to three (3) 
times the wall's height without having an off-set equal to five (5) percent of the wall's 
height, and that new plane shall extend for a distance equal to at least twenty-five (25) 
percent of the maximum length of the first plane. 

f. Vertical Articulation: No horizontal wall shall extend for a distance greater than three (3) 
times the height of the wall without changing height by a minimum of two and one-half 
(2 ½) percent of the wall's height. 

g. Main Façade at Pedestrian/Office Entrance: (Exterior building sides which face a public 
street and is utilized as the primary pedestrian entrance) 

h. Main Façade at Pedestrian/Office Elements: Two (2) masonry materials which comprise 
100% of the vertical surface area of the main facade.  Masonry accent material is 
defined as either brick, stone, cast stone, cultured stone, tilt wall concrete or Portland 
cement (stucco). Metal panel or engineered wood may substitute for masonry on a 
maximum of 15% of each façade. 
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Conditions (continued):
7. Required parking for the Food Manufacturing or Processing Plant use shall adhere to the 

following requirement of the Wynn Jackson PD (Ord. 3313): 
a. Shall be the lesser of the following: 

i. One (1) space for each three hundred (300) square feet of office/display area 
plus one (1) space for each one thousand (1,000) square feet of 
warehouse/manufacturing space up to 20,000 sf and one (1) space per 4,000 sf 
thereafter. 

ii. Truck court areas may be striped to meet this requirement if necessary.  
iii. The utilization of shared and/or converted parking is encouraged to reduce 

impervious coverage.  
iv. The Planning Director or his/her designee is authorized to permit on a case by 

case basis a reduction in the required parking based on the actual demonstrated 
needs of a specific tenant or user. 

v. Each standard surface parking space shall be the following minimum size: nine 
(9) feet by eighteen (18) feet. 

8. Required Landscaping for the Food Manufacturing or Processing Plant use shall adhere to the 
following requirement of the Wynn Jackson PD (Ord. 3313). All required landscaping shall be 
installed with the first phase of construction of the Bridor Food Manufacturing or Processing 
Plant facility. 

a. Street trees and buffer planting will be credited against on-site landscaping 
requirements at the reasonable discretion of the Planning Director or his/her designee. 

b.  

residential development. Within that landscape buffer, a six-foot earthen berm shall be 

-foot high wrought iron fence. All trees shall be 
six- r at breast height (dbh) at the time of planting. 
Utilities may be located in the landscape buffer.  Crepe Myrtle trees shall be used in 
select areas, such as entry points, as accent landscaping. 

c. Landscape Buffer (Non-Residential and Future Residential Adjacency)  A twenty-foot 

where adjacent to existing vacant land and non- residential developments. Within that 
landscape buffer, trees shall be provided and spaced at one tre

-
minimum caliper diameter at breast height (dbh) at the time of planting. Utilities may be 
located in the landscape buffer.  

d. Landscape Areas  This SUP shall meet the landscaping requirement from Section 5.04 
of the zoning ordinance with the following exceptions: 

i. Landscape buffers will be provided as shown in the Wynn Jackson PD 
(Ordinance 3313). 

ii.  A minimum of 10% landscape area shall be provided. 
iii. Subject to the reasonable approval of the Planning Director or his/her designee, 

Landscape buffers, parking landscaping, open spaces and detention ponds shall 
be included in the required landscape area calculations. 

iv. Landscaping for truck parking shall be subject to the reasonable approval of the 
Planning Director or his/her designee. 
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Conditions (continued):
9. To prevent nuisance situations, all parking area lighting shall be designed and operated so as 

not to reflect or shine on adjacent residential properties and in accordance with the standards 
in Article V  Development Standards. 

10. The Food Manufacturing or Processing Plant use shall meet the noise restrictions from Chapter 20 
of the Code of Ordinances. 

11. The Food Manufacturing or Processing Plant use shall have no direct access or curb cuts to Patrick 
Road, south of Marshall Road. 

12. Truck traffic associated with the Bridor Food Manufacturing or Processing Plant shall be prohibited 
from using Patrick Road. 

 
 
ATTACHED EXHIBITS 
1. PON Responses 
2. Location Map  Exhibit A 
3. Operational Plan  Exhibit B 
 
 
APPLICANT REQUIREMENTS  
1. If approved by City Council, within 30 days the applicant shall provide the Planning Department one 

revised electronic plan set that incorporates all comments. 
2. Once the revised plans are provided, staff will verify all outstanding comments were satisfied.  

a. If comments were not satisfied, then the applicant will be notified to make corrections.  
 
 
STAFF CONTACT INFORMATION 
Prepared by:     Reviewed by: 
Zack King, AICP     Jennifer Pruitt, AICP, LEED-AP, CNU-A 
Senior Planner      Senior Director of Planning 
zking@waxahachie.com    jennifer.pruitt@waxahachie.com 
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Venissat, Michelle

From: The Hawkins <hawhome@att.net>
Sent: Friday, August 2, 2024 1:52 PM
To: Planning
Subject: ZDC-141-2024
Attachments: Food Processing.pdf; FOR SALE SIGN.jpg

Please see attached: 

 Will the fences, berms and walking trail be added as specified in the first zoning change from 
SF1 to Light Industrial 
before any buildings are erected? 
 
What was presented during the first zoning change debate, was "data center, final step 
ecommerce delivery warehouse 
or our former Mayor Hill asked if his sales office could be there".  No mention of FOOD 
PROCESSING! 
 
Also, the picture that Michael Jackson presented during the first planning meeting for the 
rezoning, it was in the middle 
of a neighborhood with beautiful trees but not FOOD PROCESSING. 
 
We were under the impression that Mr. Jackson was to own the whole complex and rent out 
space as is being done 
along I67 in the warehouses built there.  If the City of Waxahachie knew he was going to piece 
meal sell this 
parcel of land, that should have been brought up to the residents.  Is he going to NOW going 
to ask for SUP on all these tracts? 

We were misled and lied to if that is the case.   

The City of Waxahachie approved the building of Settlers Glen and now it seems the city wants 
to destroy it. 

Janae Hawkins 
208 Colter Dr 
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Venissat, Michelle

From: Sean Draper <draperbowling@gmail.com>
Sent: Sunday, August 4, 2024 10:48 AM
To: Planning
Subject: Case# ZDC-141-2024

Hello,

I Oppose!

Regards,

David Draper, owner
247 Buckskin Dr, Waxahachie, TX 75167



1

Venissat, Michelle

From: ladonna hack <lhack117@sbcglobal.net>
Sent: Sunday, August 4, 2024 1:48 PM
To: Planning
Subject: No to proposed zoning change

August 5, 2024
Dear Chairman Keeler,
RE: ZDC 141 2024
In the past 5, 10, 15 years, hundreds of families moved to Settler�s Glen in Waxahachie, a quiet neighborhood in a growing city,
with hopes for a great future. Part of that hope was based on the surrounding farm land being zoned for SF1.
Instead, the planning and zoning commission has broken it�s word on zoning. A warehouse is already in process along Marshall
and Patrick, which will bring traffic on roads that can�t handle it, at times when parents are trying to get to and from school, and
noise and light pollution.
Now a food processing plant is being proposed along those same roads, bringing actual pollution, chemicals in our air, ground,
and water, and more traffic on the same roads already being repaired for potholes every other month.
Why is it ok for this commission to go back on it�s word and negatively impact our neighborhood?
Why do you put so much effort into protecting our historic downtown from even a tattoo parlor, but then make every effort to
build as ugly of buildings as possible around our neighborhood?
If you continue down this path, in a few years you could have an entirely vacant neighborhood due to crashed home values. How
would that reflect on our growing city?
Please do the right thing and keep your word and keep the zoning around our neighborhood SF1.
I ask would you want this next to your home?
I think not!

LaDonna Hack
Sent from my iPhone
214 797 7184
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Venissat, Michelle

From: Angel L. Martinez <anmartinez@txwes.edu>
Sent: Tuesday, August 6, 2024 2:03 PM
To: Planning
Subject: Case Number :ZDC-141-2024     City Reference: 269188
Attachments: Case Number ZDC-141-2024.pdf

Please find our 2 protests forms attached.

We strongly oppose this. When we purchased our home in 2018 this was zoned Single Family. Over the last 2 years it
has been changed and now a Food Processing plant is supposed to go in this area. We are STRONGLY OPPOSED TO
THIS!!! This is my home to retire in. I choose Waxahachie because of the quiet, rural feel it had. I turned down
multiple other cities to live in. Please do not do this to all of the residents in Settler's Glen.

Respectfully,

Angel Martinez, USPTA Elite Professional
HeadWomen's Tennis Coach
Texas Wesleyan University
1201 Wesleyan Street
Fort Worth, Texas 76105
817.531.4223
anmartinez@txwes.edu
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Venissat, Michelle

From: Kathi Bolliger <kabolliger@hotmail.com>
Sent: Tuesday, August 6, 2024 11:32 PM
To: Planning
Subject: Planning Notice

Hi. I live in Settler�s Glen off Ovilla Rd. in Waxahachie. I want to express my opposition to the proposed food manufacturing
plant at Marshall & Patrick roads. I moved to this neighborhood because it was on the outskirts of town and had a lot of open
land surrounding it. I am extremely concerned about the pollution, noise, smell, traffic, decreasing property values as well as
chemicals in the air, water and ground.

As much as I would like the ranch/farm land to remain as is, I understand cities in North Texas are growing at a rapid rate. I
prefer to see houses as opposed to apartments, manufacturing plants, warehouses, shopping centers, etc. if there is no way to
keep the open land. I ask that you be picky like other cities and make sure what you approve to be built is what is best for the
people, neighborhoods and city. A manufacturing plant is something that should never be built next to homes. They belong in
an industrial section of the city where no one lives.

Attached please find my notification form expressing my opposition.

Sincerely,

Kathi Bolliger
132 Liberty Way
Waxahachie
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Venissat, Michelle

From: jrattan03@hotmail.com
Sent: Wednesday, August 7, 2024 4:14 PM
To: Planning
Subject: Case# ZDC-141-2024

Jeremy Rattan
206 Colter Dr.
Waxahachie Tx 75167

I oppose this project being built behind our neighborhood and my home. The city has already changed the zoning 1 time to
support this developer. Why is in needing to change again? All the promises the developer laid out to buffer our homes from the
warehouse complex, are they still in play with this new site plan? (Tree row and raised earth berm) Honestly the city has failed
our neighborhood, and is not worried about the citizens of this town if they will follow the bidding of every developer! What will
this project bring to our neighborhood as far as air pollution and smell on a daily bases? What�s going to happen to my property
value, that the county has already set sky high? I chose to live in this neighborhood and chose the lot knowing it was zoned
residential behind us, obviously that was a bad decision!

Sent from my iPhone
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MEETING DATE(S)
Planning & Zoning Commission:  August 13, 2024
City Council: August 19, 2024

CAPTION
Present a request by Tim Jackson, R.P.L.S., for a Replat of Lots 13A and 13B, Block 63 of the Town 
Addition, 2 residential lots, being 0.465 acres, located at 602 Dr. Martin Luther King JR. Blvd, (Property ID 
170996) Owner: Vanessa Severson & Sergio Sanchez (SUB-113-2024) Staff: Harper Lindamood

RECOMMENDED MOTION
recommend approval of SUB-113-2024, a Replat of Lot 13, Block 63 of the Town Addition,

subject to the conditions the staff report, authorizing the Planning & Zoning Commissioner to sign the 

APPLICANT REQUEST
The applicant requests to replat the subject property from one (1) lot into two (2) residential lots.

CASE INFORMATION
Applicant: Tim Jackson, R.P.L.S 

Property Owner(s): Vanessa Severson & Sergio Sanchez

Site Acreage: 0.465 acres

Number of Lots: 2 lots

Number of Dwelling Units: 2 units 

Park Land Dedication: N/A

Adequate Public Facilities: Adequate public facilities are available to the subject property.

SUBJECT PROPERTY
General Location: 602 Dr. Martin Luther King JR. Blvd

Parcel ID Number(s): 170996

Current Zoning: Single Family-2 (SF-2)

Existing Use: The subject property is currently undeveloped

Platting History: The subject property is platted as Lot 13, Block 63 of the Town 
Addition. 

Planning & Zoning Department

Plat Staff Report

Case: SUB-113-2024
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Site Aerial:

 
PLANNING ANALYSIS 
The applicant proposes to replat the subject property from one (1) lot into two (2) residential lots. The 
applicant is providing full dedication for the twenty (20) foot ROW dedication to the City of Waxahachie 
Thoroughfare plan.  
 
As part of the review of the Replat application, staff identified multiple technical items that conflict with 
the requirements of the Waxahachie Subdivision Ordinance and need to be corrected. These technical 
items are required to be corrected prior to the filing of the Replat. The correction of each item has been 
identified as a condition of approval in the staff recommendation section below. 
 
Variance Request  Right of Way Dedication (ROW) 
In the City of Waxahachie subdivision ordinance requires Right-of-way dedication (ROW) at the time of 
platting or replatting, in conformance with the City of Waxahachie Construction and Design (C&D) 
Manual. The C&D Manual requires ROW for residential streets to be a minimum fifty (50) feet in width.  
Hill Street has an existing ROW width of twenty 20 feet. The applicant is proposing to dedicate an 
additional ten (10) feet of ROW along Hill Street, as opposed to the required fifteen (15) feet of ROW 
dedication. The applicant is requesting a variance for minimum ROW dedication to leave sufficient 
property to met the minimum lot size requirements of the Infill Overlay District. Staff is supportive of 
the variance request.  
 
 
PUBLIC NOTIFICATIONS 

notice requirements, 38 notices were mailed to property owners within 200 feet of the request. In 
addition, a notice was published in the Waxahachie Sun and a sign was visibly posted at the property.  
 
 
PUBLIC NOTIFICATION RESPONSES 
Staff has received zero (0) letters of opposition and two (2) letters of support for the proposed Replat. 
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RECOMMENDATION
Based on the details provided in this Staff Report and the present status of the documents subject to the 
request, staff recommends approval of the Replat request, subject to the conditions noted below. 
 
Conditions: 
1. Per Section 2.1.a & 7.1.h of the Waxahachie Subdivision Ordinance, Filing Fees ($83.00), Recording 

Fees ($70.00), Tax Certificate Fee ($4.00) are required to be paid with your Replat application. These 
fees can be paid via check to the City of Waxahachie or via the invoice on our Citizen Self Service 
(CSS) Portal. 

2. Per Section 2.2.e of the Waxahachie Subdivision Ordinance, as part of proof of ownership for the 
subject property, the applicant is required to provide a notarized statement (Property Owner 
Affidavit) for each property owner with this Replat Application. Based on the deeds provided with 

Town Addition Lots 13A & 13B, Block 63  
3. Per Section 2.3.b of the Waxahachie Subdivision Ordinance, a hard copy of the embossed tax 

certificate for the property showing that no delinquent taxes exist against the property is required 
to be provided at the time of plat filing. 

 
 
ATTACHED EXHIBITS 
1. PON Responses 
2. Variance Request 
3. Replat 
 
 
APPLICANT REQUIREMENTS  
1. If approved by the Planning & Zoning Commission, within 30 days the applicant shall provide the 

Planning Department one revised electronic plan set that incorporates all comments. 
2. Once the revised plans are provided, staff will verify all outstanding comments were satisfied.  

a. If comments were not satisfied, then the applicant will be notified to make corrections.  
b. If all comments were satisfied, then the applicant shall provide five signed, hard-copy plats. 

 
 
STAFF CONTACT INFORMATION 
Prepared by:     Reviewed by: 
Harper Lindamood    Jennifer Pruitt, AICP, LEED-AP, CNU-A 
Planner      Senior Director of Planning 
Harper.lindamood@waxahachie.com  jennifer.pruitt@waxahachie.com 
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MEETING DATE(S)
Planning & Zoning Commission:  August 13, 2024
City Council: August 19, 2024

CAPTION
Public Hearing on a request by Juan Flores, for a Specific Use Permit (SUP) for a Short-Term Rental use 
within a Planned Development-Single Family-3 (PD-SF-3) zoning district located at 624 Xavier Court 
(Property ID 281280) - Owner: Juan Flores. (ZDC-140-2024) Staff: Harper Lindamood

RECOMMENDED MOTION
denial of ZDC-140-2024, a Specific Use Permit (SUP) for Short-Term 

"I move to recommend approval with conditions of ZDC-140-2024, a Specific Use Permit (SUP) 
for a Short-Term Rental use, subject to the conditions the staff report, authorizing the City 
Manager and/or Mayor to execute all documents accordingly."

APPLICANT REQUEST
The Applicant requests a specific use permit for a Short-Term Rental use at 624 Xavier Court.

CASE INFORMATION
Applicant: Juan Flores

Property Owner(s): Juan Flores

Site Acreage: 0.736 acres

Current Zoning: Planned Development-Single Family-3 (PD-SF-3)

Requested Zoning: PD-SF-3 with a Specific Use Permit (SUP) for a Short-Term Rental

SUBJECT PROPERTY
General Location: 624 Xavier Court

Parcel ID Number(s): 281280

Existing Use: A single-family residence occupies the subject property. 

Development History: The subject property is platted as LOT 15, Block A of the Clift 
Estates Phase 5 subdivision.

Planning & Zoning Department

Zoning Staff Report

Case: ZDC-140-2024
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Adjoining Zoning & Uses:
Direction Zoning Current Use 
North PD-SF-3 Single Family Residence 
East PD-SF-3 Single Family Residence 
South SF-3 Undeveloped 
West PD-SF-3 Single Family Residence 

 
Future Land Use Plan:   Mixed Use Neighborhood 
 
Comprehensive Plan:   A mixed-use neighborhood hearkens back to the pre-suburban 

development pattern with smaller lots, smaller setbacks, 
shorter blocks, diverse housing typologies and very importantly, 
a mix of uses. This mixing of activities and uses allows the area 
to adapt and change over time to suit the needs of its 
inhabitants. Though it is not imperative for uses to always be 
mixed within the same building, it is important to note that 
large monolithic developments with near exclusive uses such as 
large multiplex apartments or retail centers with large land area 
being devoted to automobile parking do not suit mixed-use 
neighborhoods. Mixed-use neighborhoods are places where 
residents can live, work and play and are primarily accessible by 
foot. Given the various housing typologies encouraged in this 
place type, it is essential to make sure residential uses 
appropriately transition from one another based on the housing 
typology 

 
Thoroughfare Plan:   The subject property is accessible via Xavier Ct.  

Site Image: 
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PLANNING ANALYSIS
During the City Council meeting held on October 16, 2023, Councilmembers approved an ordinance to 
allow the use of a short-term rental in all zoning districts with an approved SUP, with the exception of 
the Central Area (CA) zoning district. All residential-use properties located within the Central Area (CA) 
zoning district are allowed to operate a short-term rental by right without seeking the approval of a SUP. 
 
The applicant requests a SUP for short-term rental use at 624 Xavier Court because it is located within 
the PD-SF-3 zoning district. The subject property consists of a primary structure of approximately 3,481 
square feet, built in 2023 with four (4) bedrooms, 2.5 bathrooms and enough improved surface to 
accommodate for the maximum parking spaces of four (4) vehicles, situated on an approximately 0.736-
acre (32,076 square feet) lot.  
 
CASE HISTORY 
The applicant was approved by the Planning and Zoning May 14, 2024, was denied at City Council May 
20, 2024. The applicant stopped operating immediately after denial by City Council. The applicant has 
resubmitted a new application for a Short-Term Rental Specific Use Permit.  
 
The applicant submitted this SUP Application on July 3, 2024. The applicant has not been operating a 
short-term rental, and has not been paying local hotel occupancy taxes. The Ellis County Appraisal 
District (ECAD) does not identify whether the subject property is a Homestead. The applicant has 
satisfied all of the requirements of Section 3.27 of the Zoning Ordinance. At the time of publishing this 
staff report, the City has received no complaints regarding any issues considered a nuisance. Also, the 
subject property's advertisement is still active as a short-term rental listing. 
 
 
During the planning analysis, staff inquired with the Waxahachie Police Department and discovered no 
nuisance-related calls had been made regarding the subject property and its current use in the past 12 
months. 
 
The applicant's local emergency contact is Juan Carlos Flores (214) 288-4805, 611 Malloy Lane, Ovilla, 
TX. 75154, FloresF123@att.net , which is located 14.4 miles from the subject property.   
 
 
PUBLIC NOTIFICATIONS 

notice requirements, 80 notices were mailed to property owners within 500 feet of the as required in 
ion, a notice was published in the Waxahachie Sun, 

and a sign was visibly posted at the property. At the time of the publishing of this staff report, a total 
seven (7) letters of opposition and six (6) letters of support were received by staff. Zero (0) letters of 

opposition and three (3   
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RECOMMENDATION 
Based on the details provided in this Staff Report and the present status of the documents associated 
with the request, if considering a recommendation for approval: 
 
Conditions:  
1. The applicant shall provide an updated Certificate of Insurance or the Declaration page of the 

$1,000,000 per occurrence. 
2. The short-

and pay the annual and a renewal fee set by Ordinance No. 3415, or as amended. 
3. The short-

vendor. 
4. The short-term rental operator shall allow a maximum occupancy of Ten (10) guests per stay. 
5. The short-term rental operator shall provide a maximum of four (4) off-street parking spaces. 
6. The short-term rental operator shall adhere to all regulations stated 

Zoning Ordinance. 
7. The applicant shall apply for the required STR registration within thirty (30) calendar days from the 

City Council approval of this SUP.  
 
 
 
ATTACHED EXHIBITS 
1. Property Owner Notification Responses 
2. Location Map (Exhibit A) 
3. Zoning Map (Exhibit B) 
4. Floorplan (Exhibit C) 
5. Site Plan (Exhibit D) 
6. Host Rules (Exhibit E) 
 
 
STAFF CONTACT INFORMATION 
Prepared by:     Reviewed by: 
Harper Lindamood     Jennifer Pruitt, AICP, LEED-AP, CNU-A 
Planner      Senior Director of Planning 
Harper.lindamood@waxahachie.com  jennifer.pruitt@waxahachie.com 
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MEETING DATE(S)
Planning & Zoning Commission:  August 13, 2024
City Council: August 19, 2024

CAPTION
Public Hearing on a request by DeMaudree Massey, Friendship Baptist Church, for a Specific Use Permit 
(SUP) for a Day Camp for Children use within a Single Family-3 (SF-3) zoning district located at 203 
Graham Street (Property ID 193551) - Owner: Friendship Missionary Baptist Church of Waxahachie (ZDC-
122-2024)

RECOMMENDED MOTION
ZDC-122-2024, a Specific Use Permit (SUP) for a Day Camp for 

Children use, subject to the conditions the staff report

APPLICANT REQUEST
The 
at 203 Graham Street.

CASE INFORMATION
Applicant: DeMaudree Massey, Friendship Missionary Baptist Church of 

Waxahachie

Property Owner(s): Friendship Missionary Baptist Church of Waxahachie

Site Acreage: 2.01 acres

Current Zoning: Single Family-3 (SF-3)

Requested Zoning: SF-3 with a SUP for a Day Camp for Children use.

SUBJECT PROPERTY
General Location: 203 Graham Street

Parcel ID Number(s): 193551

Existing Use: Friendship Missionary Church of Waxahachie

Development History: The subject property is currently platted as Lot 43 of the 
Highland Park Addition and a portion of Lot 3 of the HI Nowlin 
addition. (Lot 16, Block C of the Symphony Estates subdivision 
was deeded to Friendship Missionary Baptist Church in 2023 by 
the developer of Symphony Estates; but is not part of this SUP 
request.)

Planning & Zoning Department

Zoning Staff Report

Case: ZDC-122-2024
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Adjoining Zoning & Uses:  

Future Land Use Plan: Mixed Use Neighborhood

Comprehensive Plan: A mixed-use neighborhood hearkens back to the pre-suburban 
development pattern with smaller lots, smaller setbacks, shorter blocks, 
diverse housing typologies and very importantly, a mix of uses. This 
mixing of activities and uses allows the area to adapt and change over 
time to suit the needs of its inhabitants. Though it is not imperative for 
uses to always be mixed within the same building, it is important to 
note that large monolithic developments with near exclusive uses such 
as large multiplex apartments or retail centers with large land area 
being devoted to automobile parking do not suit mixed-use 
neighborhoods. Mixed-use neighborhoods are places where residents 
can live, work and play and are primarily accessible by foot. Given the 
various housing typologies encouraged in this placetype, it is essential 
to make sure residential uses appropriately transition from one another 
based on the housing typology. 

Thoroughfare Plan:  The subject property is accessible via Graham Street. 

Site Image:     

PLANNING ANALYSIS 
The applicant proposes a Specific Use Permit (SUP) for a Day Camp for Children use ( ) 
within the existing Friendship Missionary Baptist Church building at 203 Graham Street.  The 
Waxahachie Zoning Ordinance requires approval of a SUP to allow for a Day Camp for Children use 
within a Single Family- -
school program operated directly by Friendship Missionary Baptist Church. The applicant has confirmed 
that the program is an educational and instructional program for at-risk children, not a daycare.  

Direction Zoning Current Use 
North PD-SF-3 Single Family Residences 
East PD-SF-3 & SF-3 Single Family Residences 
South SF-3 Single Family Residences 
West SF-3 Single Family Residences 
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Planning Analysis (continued): 

accommodate up to sixty-five 
(65) children and eight (8) staff members. Meal

4:00pm to 7:00pm during the school year. The program is not proposed to operate over the weekend, 
during school holidays, or during summer break. The applicant has not indicated when the program may 
begin, if this SUP is approved. 

The applicant has specifically noted that the  will be located completely 
indoors and will not feature any outdoor activities. Specifically, the applicant proposes to utilize the 
approximately 1,242 square foot space identified on the Floor Plan attached to this report as Exhibit D. 
Existing parking on the subject property is sufficient to support the proposed use.  

No 
playground equipment, additional fencing, or interior/exterior alterations to the existing building are 
proposed as part of this request.  

Circulation 
The drive aisles on the subject property do not currently have directional striping. The applicant 
proposes to add directional striping to the subject property to facilitate parent pick-up and drop-off for 
the Day Camp. The proposed striping can be referenced on the Site Plan attached to this report as 
Exhibit C. 

Signage 

Circle Day Camp. Instead, the applicant proposes to utilize space on the monument sign for Friendship 
Missionary Baptist Church; which is yet to be constructed.  

PUBLIC NOTIFICATIONS 

notice requirements, 68 notices were mailed to property owners within 200 feet of the request. In 
addition, a notice was published in the Waxahachie Sun and a sign was visibly posted at the property. 
Staff has received one (1) letter of support for the proposed SUP. 

RECOMMENDATION 
Based on the details provided in this Staff Report and the present status of the documents subject to the 
request, staff recommends approval of the SUP request, subject to the conditions noted below. 

Conditions: 
1. Permission to operate a Day Camp for Children use at 203 Graham Street is granted only to 

to operate a Day Camp for Children use at this location will not transfer to another Day Camp for 
Children establis  
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Conditions (continued): 
2. An amendment to the SUP will be required in the event that the property owner wishes to 

expand the Day Camp for Children outside the church building or beyond the approximately 
1,242 square foot area identified in the Floor Plan Exhibit D.

3. An amendment to the SUP will be required in the event that the property owner wishes to open 
the Day Camp for Children use to more than sixty-five (65) children.

4. A Zoning Change will be required in the event that the property owner wishes to transition the 
 

5. If during an inspection, whether it be a planned inspection or a random site visit, it is ever found 
that cooking within this establishment is creating grease-laden vapors, a Type 1 hood will be 
required to be installed with a fire department operational permit required as well. 

ATTACHED EXHIBITS 
1. PON Response 
2. Location Map  Exhibit A 
3. Operational Plan  Exhibit B 
4. Site Plan  Exhibit C 
5. Floor Plan  Exhibit D 

APPLICANT REQUIREMENTS  
1. If approved by City Council, the applicant can apply for building permits from the Building and 

Community Services Department.  

 
STAFF CONTACT INFORMATION 
Prepared by:     Reviewed by: 
Zack King, AICP     Jennifer Pruitt, AICP, LEED-AP, CNU-A 
Senior Planner      Senior Director of Planning 
zking@waxahachie.com    jennifer.pruitt@waxahachie.com 







 
        203 Graham St. 
        Waxahachie, TX 75165 
 
 

Purpose Statement and Description  
 
The  Church's after-school program for 
disenfranchised and at-risk children. It is a haven where each child is valued, nurtured, and 
equipped with the essential skills for a successful future. Recognizing their unique struggles, our 
program goes beyond academic assistance, incorporating character-building activities, 
mentorship, and guidance. 
 
In a supportive and inclusive atmosphere, children engage in structured educational sessions that 
enhance their academic proficiency. Simultaneously, our character development initiatives focus 
on instilling values such as resilience, empathy, and teamwork. Through age-appropriate 
discussions and activities, we strive to empower these children to navigate life's challenges with 
confidence. 
 
Furthermore, our program integrates spiritual growth, offering a safe space for exploration and 
understanding. Rooted in shared values of compassion and kindness, we aim to inspire a sense of 
purpose and belonging among the participants. 
 
The extended program from 6:00 PM to 7:00 PM provides additional time for homework 
assistance, recreational activities, and more personalized support. 
 
Regarding the meal menu, we prioritize nutrition and variety to cater to diverse tastes and dietary 
needs. We aim to ensure that each child receives a nourishing meal and an enjoyable dining 
experience, fostering a positive association with healthy eating habits. 
 
Together, these elements form a comprehensive after-school program that seeks to uplift 
disenfranchised children and offer them a holistic foundation for personal and academic success. 
 

Hours of Operation: 
 
Monday to Friday 
 
After School: 4:00 PM  5:30 PM 
Tuesday Extended Program (optional): 6:00 PM - 7:00 PM 
 
 
 



Scheduled Drop off Location 
 

 Front entrance of Friendship Missionary Baptist Church 
 
Operational Plan 
 

 and 
mechanical room, which total 1242 square feet. There are 71 available parking spots. The 
property owner and the tenant are the same entity: Friendship Missionary Baptist Church. 

 
 The program is not a Daycare, and we have no intention of doing so. 

 
 Shep  

 
  

 
  

 
 The expected staff is eight, and we anticipate approximately 65 children.  

 
 ge range will be from 6 to 18. 

 
  

 
  

 
 . 

 
Meal Menu: 
 

only precooked and cold food. 
 
Monday: 
 
Chicken Nuggets with choice of honey mustard or BBQ sauce 
Mixed Vegetables 
Fresh Fruit 
Milk 
 
Tuesday: 
 
Spaghetti with Marinara Sauce 
Bread 
Yogurt Parfait 
Milk 
 
Wednesday: 



 
Turkey and Cheese Sliders 
Mixed Vegetables 
Apple Slices 
Milk 
 
Thursday: 
 
Hamburgers/Cheeseburgers 
Mashed Potatoes 
Apple slices 
Milk 
 
 
Friday: 
 
Beef and Broccoli 
Mixed Vegetables 
Bananas or Oranges 
Milk 
 
 

After-School Program 
 
This layout optimizes workflow, enhances safety, and facilitates a seamless food preparation and 
serving process. It can be customized based on the specific needs and size of the afterschool 
program. 
 
1. Cooking Area: 
 

 Stove and Oven: Positioned against the wall for easy ventilation. 
 Prep Table: Adjacent to the stove for convenient ingredient preparation. 

 
2. Food Preparation Area: 
 

 Cutting and Chopping Stations: Equipped with cutting boards and knives. 
 Mixing and Blending Area: Space for blenders, mixers, and food processors. 
 Refrigerator and Freezer: Easily accessible for storing perishables. 

 
3. Serving Area: 
 

 Serving Counters: Set up to efficiently plate and distribute meals. 
 Warming Station: Keep prepared dishes at an optimal temperature. 

 
4. Dishwashing Area: 



 
 3 Prong Sink: Positioned near the serving area for quick turnaround. 
 Dish Drying Rack: Adjacent to the sink for efficient workflow. 

 
5. Storage Area: 
 

 Dry Storage: Shelving for non-perishable items and supplies. 
 Cold Storage: Refrigerator for fresh produce and dairy products. 
 Pantry: Stocked with essential ingredients and snacks. 

 
6. Cleanup Area: 
 

 Mop Sink: Conveniently located for easy cleanup. 
 Trash and Recycling Bins: Strategically placed for waste disposal. 

 
7. Staff Area: 
  

 Comfortable space for staff breaks and meetings. 
 Central location for administrative tasks and oversight. 
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MEETING DATE(S)
Planning & Zoning Commission:  August 13, 2024
City Council: August 19, 2024

CAPTION
Public Hearing on a request by Randall Speed, for a Zoning Change from a Future Development (FD)
zoning district to Planned Development-Future Development (PD-FD) zoning district located at 2867 
Howard Road, (Property ID 204646) - Owner: Randall Speed (ZDC-97-2024)

RECOMMENDED MOTION
recommend denial of ZDC-97-2024, a Zoning Change from a Future Development (FD) zoning 

district to Planned Development-Future Development (PD-FD) zoning district

APPLICANT REQUEST
The applicant requests to rezone the subject property to allow for the development of a private gravel 
road serving three (3) single-family residential lots. All lots are proposed to be 10-acres in size or larger.  

CASE INFORMATION
Applicant: Randall Speed

Property Owner(s): Randall Speed

Site Acreage: 49.998 acres

Current Zoning: Future Development (FD)

Requested Zoning: Planned Development-Future Development (PD-FD)

SUBJECT PROPERTY
General Location: 2867 Howard Road

Parcel ID Number(s): 204646

Existing Use: The subject property is currently undeveloped.

Development History: The subject property is not currently platted.

Adjoining Zoning & Uses:
Direction Zoning Current Use
North C Warehouse
East C Restaurant
South C Office
West C Gas Station

Planning & Zoning Department

Zoning Staff Report

Case: ZDC-97-2024
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Future Land Use Plan:  Mixed Use Neighborhood 

Comprehensive Plan: A mixed-use neighborhood hearkens back to the pre-suburban 
development pattern with smaller lots, smaller setbacks, shorter blocks, 
diverse housing typologies and very importantly, a mix of uses. This 
mixing of activities and uses allows the area to adapt and change over 
time to suit the needs of its inhabitants. Though it is not imperative for 
uses to always be mixed within the same building, it is important to 
note that large monolithic developments with near exclusive uses such 
as large multiplex apartments or retail centers with large land area 
being devoted to automobile parking do not suit mixed-use 
neighborhoods. Mixed-use neighborhoods are places where residents 
can live, work and play and are primarily accessible by foot. Given the 
various housing typologies encouraged in this placetype, it is essential 
to make sure residential uses appropriately transition from one another 
based on the housing typology. 

Thoroughfare Plan:  The subject property is accessible via Howard Road. 

Site Image:     

PLANNING ANALYSIS 
The applicant proposes to rezone the subject property to allow for the development of a private gravel 
road serving three (3) single-family residential lots. All lots are proposed to be 10-acres in size or larger. 
The applicant is pursuing this Planned Development request due to the fact that there is insufficient 
frontage along Howard Road to subdivide the subject property into multiple lots. 

The subject property is currently accessible via a gravel driveway connecting to Howard Road. As part of 
this Planned Development request, the applicant proposes 

 compacted gravel road that ends in a cul-de-sac bulb. The 
private gravel road is proposed to be owned and maintained by a HOA established for the subdivision. 
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Planning Analysis (continued): 
The applicant has included provisions in the Planned Development request that differ from the typical 
setback and lot frontage requirements of the Future Development zoning district. The proposed setback, 
lot frontage, and lot size requirements are identified in the table below. *Items in bold do not meet the 
minimum requirements of the base Future Development zoning district.

Standard Typical Future Development (FD) Planned Development (PD-FD) 

Minimum Lot Size  3-acres 10-acres 

Minimum Lot Width  
(at front setback) 

  

Minimum Front 
Setback 

  

Minimum Rear 
Setback 

  

Minimum Side 
Setback 

10% of Lot Width  

STAFF CONCERNS 
Private Gravel Road 
City of Waxahachie Subdivision Ordinance requires all proposed private streets to adhere to the design 
and construction standards of a publicly dedicated street. The Waxahachie Construction & Design 
Manual requires public streets serving rural residential subdivisions to be  constructed of 
concrete. The Waxahachie Subdivision also req
frontage on a public collector road at the entrance of the private subdivision. The subject property 

 

Staff is concerned that approval of a private gravel road as opposed to a typical public concrete street 
will negatively impact the ability of emergency services to access the three proposed lots. Additionally, 
staff is concerned that the private gravel road may become the responsibility of the City to maintain 
and/or improve in the event the HOA for the proposed subdivision defaults or dissolves. Finally, staff is 
concerned that approving the use of a private gravel road will set a precedent for the use of substandard 
access for rural residential subdivisions proposed in the future.  

Due to these concerns, staff is not supportive of the Planned Development request. If the applicant 
wishes to proceed with the development of a private residential subdivision, staff recommends the 
applicant redesign the proposal to adhere to the requirements for private streets identified by Section 
3.1 of the Waxahachie Subdivision Ordinance. 

PUBLIC NOTIFICATIONS 

notice requirements, 8 notices were mailed to property owners within 200 feet of the request. In 
addition, a notice was published in the Waxahachie Sun and a sign was visibly posted at the property. 
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PUBLIC NOTIFICATION RESPONSES 
Staff has received one (1) letter of opposition and two (2) letters of support for the Planned 
Development request.

RECOMMENDATION
Based on the details provided in this Staff Report and the present status of the documents subject to the 
request, staff recommends denial of the PD request.  

If the Commission opts to recommend approval of the PD request, staff recommends the following 
conditions. 

Conditions: 
1. A maximum of a three (3) residential lots shall be permitted to be platted on the subject property. 

No residential lot shall be less than ten (10) acres in size. 
2. The minimum lot width at the building line (front yard setback) for all residential lots shall be 250 

feet. 
3. The minimum front yard setback for all residential lots shall be 350 feet. 
4. The minimum side yard setback for all residential lots shall be 25 feet. 
5. The proposed development shall be served by a private street. The private street shall be a 

 Concept 
Plan. 

6. The maximum length for the private street shall be 829 linear feet, as shown in Exhibit B  Concept 
Plan. 

7.
HOA shall be required to maintain the private street identified in Exhibit B  Concept Plan. 

8. Any zoning, land use requirement, or restriction not contained within this Zoning Ordinance shall 
conform to those requirements and/or standards prescribed in Exhibit A  Location Map and 
Exhibit B  Concept Plan. Where regulations are not specified in Exhibits A and B, or in this 
Ordinance, the regulations of the Future Development (FD) Zoning District and the City of 
Waxahachie Zoning Ordinance shall apply to this development. 

9. The Developer and Owner of the subject property shall be responsible for obtaining building 
 

10. The development shall maintain compliance with all Federal, State and Local regulations; including, 
but not necessarily limited to, all applicable standards and regulations of the City of Waxahachie 
Municipal Code and City of Waxahachie Zoning Ordinance. 

ATTACHED EXHIBITS 
1. PON Responses 
2. Owner Letter 
3. Location Map  Exhibit A 
4. Concept Plan  Exhibit B 
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APPLICANT REQUIREMENTS  
1. If approved by City Council, within 30 days the applicant shall provide the Planning Department one 

revised electronic plan set that incorporates all comments.
2. Once the revised plans are provided, staff will verify all outstanding comments were satisfied. 

a. If comments were not satisfied, then the applicant will be notified to make corrections. 
3. If approved by City Council, the applicant is required to Plat the subject property prior to 

development of the site. 

STAFF CONTACT INFORMATION 
Prepared by:     Reviewed by: 
Zack King, AICP     Jennifer Pruitt, AICP, LEED-AP, CNU-A 
Senior Planner      Senior Director of Planning 
zking@waxahachie.com    jennifer.pruitt@waxahachie.com 









 
 

 



Advantages of 3 ~16-acre Tracts vs Single 50-acre Farm
(Revision of 7/03/2024)

Highest/Best use of 50-acre farm on Howard Road
Single 50-acre property owner versus 3 individual homes/lots

-acre Ranchets, Warren Snow)
Goal to remain Rural, in harmony with adjoining tracts

-length neighbors
Follows Deed Restrictions of no more than 4 lots total on original 60 acres and each 
lot to be not less than 10 acres

Maximize Financial Benefit to City of Waxahachie
Additional tracts bring additional ad valorem tax (more domicile structures) 
Populace density increases 
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Justification for Variation Requests
Gravel Drive Variance (City requires concrete for future developments)

A Similar Property (Property ID 257995, 2801 Howard Road) has previously been 
approved for gravel drive instead of concrete, which establishes precedent for gravel 
road variation request as well as length variation of cul-de-sac length request
The similar property (Property ID 257995) shares the entirety of the NE boundary with 
the subject property (ID 204646) and shares an additional boundary of another ~10-
acre property adjoining the subject property using gravel road. The Gravel Drive 
variation request is also heavily based on economics
Limestone Gap developer believes that exceptions can exist where small private 
developments do not necessarily fit the mold of what are otherwise good practices 
using concrete
The economical rightsized fit for Limestone Gap is a private gravel drive and to attempt 
otherwise places the project financial feasibility at risk
Properties will stay in Ag, gravel road surface more appropriate for rolling equipment 
used for harvesting hay 
Summarily, the region within say a 1/2-mile radius of Limestone Gap are all somewhat 
joined within a small region of impressive homes with gravel drives and provide rural 

-style living
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Justification for Deviation Requests (cont.)
Length of Cul-De-Sac (City length requirement of Cul-De-Sac is less than 
length of Limestone Gap)

The adjoining Similar Property (Property ID 257995, 2801 Howard Road) 
also has no exit access to the Crooked Creek development and its single 
drive access is comparable to Limestone Gap access, which establishes 
precedent for this exception request

Fire Hydrant
Developer had previously considered installing a fire hydrant at the end of the cul-de-
sac and will not propose the additional hydrant at this time. The mitigating factors are 
as follows:

A hydrant already exists on Howard Road in very close proximity to the 
Limestone Gap private road
It has been learned that the existing fire hydrant across from 2867 Howard Road 

-de-sac and can service 
up to and at least to the end of the cu-de-sac
The road is private property thus maintenance/management of the hydrant 
presents complicating factors
Homeowners will be encouraged to install monitored smoke alarms
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Private Development Permissions Requested Summary

Gravel Road Access versus Asphalt or Concrete
Costs to build asphalt or concrete cause undue financial costs to private development 
feasibility

HOA to be set up for maintenance costs

Maximum length of Cul-de-sac
Costs to maintain gravel road are not a burden to city, as HOA is responsible for 
upkeep
Diameter of Turn-around at end of Cul-De-Sac assures fire truck access to all lots as 
well as U-turn capability
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Utilities
Meter already exists along Howard Road for Lot 1 only, and feeds city water to Lot 1 
only
Owners of Lots 2 and 3 are responsible to bring water from their respective meter 
to their property
Septic tanks to be used for wastewater disposal for each property

Utilities
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