
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, May 13, 2025 at 7:00 p.m. 
 

Commission Members: Rick Keeler, Chairman  
Marlene Norcross, Vice-Chairman  
Jenny Bridges  

                    David Hudgins  
                    Chad Hicks  

Wendy Johnson  
Terry Connor  

    
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 April 29, 2025 
b. Consider a request by Bryan Parker, for a Plat of Clopton Lake Estates, Lot 1, Block 

A, being 7.971 acres, located approximately 500 feet east of 5037 FM 813, situated in 
the George W. Younger Survey, Abstract 1195, an addition in the City of Waxahachie 
and the Extra Territorial Jurisdiction of the City of Waxahachie (Property ID 245187) 
– Owner: Thomas E. Taylor (SUB-59-2025) 
 

5. Public Hearing on a request by Ryan McIntosh, Trinity Partners, for a Site Plan for the 
Plaza at Bessie Coleman, located directly south of 1650 N US Highway 77 (Property ID: 
223131) – Owner: Bomac Wax Investments LLC (SP-222-2024) 

 
6. Consider recommendation of SP-222-2024 

 
 
 



7. Public Hearing on a request by David Ruble, Altered Grounds Coffee Roasters, LLC, for 
a Specific Use Permit (SUP) for a Food Manufacturing (Coffee Roasting) use within a 
Light Industrial-2 (LI-2) zoning district located at 401 South Flat Street, Suite 1 & 2 
(Property ID 170566) - Owner: Clover Properties LLC (ZDC-48-2025) 

 
8. Consider recommendation of ZDC-48-2025 

 
9. 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 
April 29, 2025 

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, April 29, 2025 at 7:00 p.m. 

Members Present: Marlene Norcross, Vice Chair 
Jenny Bridges 
Terry Connor 
Chad Hicks 

            David Hudgins 
Wendy Johnson 

Member Absent: Rick Keeler, Chairman 

Others Present:  Shon Brooks, Executive Director of Development Services 
Trenton Robertson, Senior Director of Planning 
Zack King, Planning Manager 
Amber Villarreal, City Secretary 

1. Call to Order
2. Invocation

Vice Chair Marlene Norcross called the meeting to order and Commissioner David Hudgins gave 
the invocation. 

3. Public Comments

None. 

4. Consent Agenda

a. Minutes of the regular Planning & Zoning Commission meeting of April 15, 2025
b. Consider a request by Hector Hernandez, for a Replat of Lot 1 and 2, Block 1 of the

West Road Subdivision, to create Lots 1A and 2A, Block 1 of the West Road
Subdivision, 2 residential lots, being 5 acres, located at 1480 West Road (Property ID
279426) – Owner: Ospicio Hernandez (SUB-21-2025)

c. Consider a request by Claudio Segovia, for a Plat of The Retreat at North Grove Phase
2, 111 residential lots and 3 open space lots, being 33.375 acres, located north of Red
Maple Road, an addition to the City of Waxahachie (Property ID 294793) – Owner: J
Huston Homes LLC (SUB-46-2025)

d. Consider a request by Jerod Mandrele, for a Replat of Lots 8 & 9, Block B of the
Phillips Resubdivision, Block 18 of the West End Addition, to create Lots 8R, & 9R,
Block B of the Phillips Resubdivision, Block 18 of the West End Addition, 3 residential
lots, being 0.3521 acres, located at 108 Maledon Street (Property ID 176725) – Owner:
Marsha Fincher (SUB-47-2025)

Action: 
Chad Hicks moved to approve the Consent Agenda, subject to the recommendations of staff. 
Motion was seconded by Jenny Bridges and carried unanimously (6-0).   
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5. Public Hearing on a request by Ray Porter for a Specific Use Permit (SUP) for
Accessory Structures exceeding 1,000 square feet in combined area use within a
Commercial (C) zoning district located at 105 Lucas Street (Property ID 189027) –
Owner(s): Ray Porter & Wanda Porter (ZDC-133-2024)

Planning Manager Zack King presented the Item and Ray Porter requested approval. According to 
the Ellis County Appraisal District, the existing primary structure is approximately 1,782 square 
feet, and the proposed accessory structure is approximately 576 square feet. The accessory 
structure is proposed to be comprised of either wooden beams or 4” steel posts and a bronze metal 
roof. The applicant is proposing to expand the existing gravel driveway to access the accessory 
structure as opposed to installing a new concrete driveway. With this application, the property 
owner is requesting deviations from the Waxahachie Zoning Ordinance to allow the structure to 
encroach within the typical front setback requirement of 25’. The structure is proposed to be 
located approximately 12’ from the front property line. The applicant has noted that the carport is 
desired at this time to shield personal vehicles from fallen tree debris, as there is no garage for the 
home.  

The accessory structure is proposed to be located within the unplatted portion of the subject 
property. Per the Waxahachie Subdivision Ordinance, the subject property is required to be platted 
prior to the issuance of building permits. With this in mind, the applicant will need to receive 
approval of, and file, a replat for the subject property before a building permit may be issued. At 
the time of platting, the Waxahachie Subdivision Ordinance requires the dedication of a 15’ Utility 
Easement along all public right-of-way (ROW).  The proposed location of the accessory structure 
approximately 12’ from the front property line presents a conflict with the requirement for a 15’ 
Utility Easement dedication.   

To comply with State law contained in Local Government Code Chapter 211 and the City’s public 
hearing notice requirements, fourteen (14) 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 received zero (0) letters of support and zero (0) letters of opposition 
for the proposed SUP. 

Vice Chair Norcross opened the Public Hearing at approximately 7:07 p.m. 

Mr. Porter explained the plan has been updated and the structure is proposed to be 15’ from the 
property line.  

There being no others to speak for or against ZDC-133-2024, Vice Chair Norcross closed the 
Public Hearing at approximately 7:09 p.m. 

6. Consider recommendation of ZDC-133-2024

Action: 
Jenny Bridges moved to recommend approval of ZDC-133-2024, a Specific Use Permit (SUP) for 
Accessory Structures exceeding 1,000 square feet in combined floor area use, subject to the 
conditions the staff report, authorizing the Mayor and/or City Manager to sign the associated 
documents accordingly. Motion was seconded by David Hudgins and carried unanimously (6-0). 
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7. Public Hearing on a request by Robert Morgan, Robert Morgan Construction for a
Specific Use Permit (SUP) for Accessory Structures exceeding 1,000 square feet in
combined floor area use within a Future Development (FD) zoning district located at
3349 Howard Road (Property ID 176528) – Owner(s): Robert & Kristy Pennock
(ZDC-39-2025)

Mr. King presented the Item. The applicant requested a Specific Use Permit (SUP) for an accessory 
structure exceeding 1,000 square feet in combined floor area use at 3349 Howard Road. The 
subject property has two existing accessory structures used for storing lawncare items and a boat. 
Per the City of Waxahachie Zoning Ordinance, accessory structures exceeding 1,000 square feet 
in combined floor area use requires a SUP to be approved by the City Council.   

According to the Ellis County Appraisal District, the subject property currently has an existing 
primary structure of approximately 3,528 square feet, and the proposed accessory structure has 
698 square feet of air-conditioned space with a covered porch of 318 square feet, totaling 1,016 
square feet. The accessory structure features an exterior façade and roof that provides a modern 
element to the existing home, while complimenting the characteristics of the existing home. The 
proposed accessory structure will be utilized as a pool house for their grandchildren so that they 
will not have to walk to the primary structure. The location of the proposed accessory structure 
meets the typical setback requirements of the City of Waxahachie Zoning Ordinance. It is also 
important to note that there are several existing accessory structures of comparable size within 0.5 
miles of the subject property. Plumbing and electrical work are proposed for the accessory 
structure; however, the property owners are aware that the accessory structure shall not be 
separately metered. The property owners have confirmed to staff that the structure will not be used 
as a dwelling or short-term rental and will not be separately sold or leased from the existing 
primary structure.  

To comply with State law contained in Local Government Code Chapter 211 and the City’s public 
hearing notice requirements, 12 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 two (2) letters of support and two (2) letters of opposition and 
noted the two (2) letters of opposition were received from the same household. 

Vice Chair Norcross opened the Public Hearing at approximately 7:13 p.m. 

There being no others to speak for or against ZDC-39-2025, Vice Chair Norcross closed the Public 
Hearing at approximately 7:13 p.m. 

8. Consider recommendation of ZDC-39-2025

Action: 
David Hudgins moved to recommend approval of ZDC-39-2025, a Specific Use Permit (SUP) for 
Accessory Structures exceeding 1,000 square feet in combined floor area use, subject to the 
conditions the staff report, authorizing the Mayor and/or City Manager to execute all documents 
accordingly. Motion was seconded by Jenny Bridges and carried unanimously (6-0). 

9. Adjourn
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There being no further business, the meeting adjourned at 7:14 p.m. 

Respectfully submitted, 

Amber Villarreal 
City Secretary 
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MEETING DATE(S)
Planning & Zoning Commission:  May 13, 2025

CAPTION
Present a request by Bryan Parker, for a Plat of Clopton Lake Estates, Lot 1, Block A, being 7.971 acres, 
located approximately 500 feet east of 5037 FM 813, situated in the George W. Younger Survey, Abstract 
1195, an addition in the City of Waxahachie and the Extra Territorial Jurisdiction of the City of Waxahachie 
(Property ID 245187) – Owner: Thomas E. Taylor (SUB-59-2025)

RECOMMENDED MOTION
“I move to disapprove SUB-59-2025, a plat of Clopton Lake Estates, Lot 1, Block A.”

APPLICANT REQUEST
The applicant requests to plat the subject property into one (1) residential lot.

CASE INFORMATION
Applicant: Bryan Parker

Property Owner(s): Thomas E. Taylor

Site Acreage: 7.971 acres

Number of Lots: 1 lot

Number of Dwelling Units: 1 unit

Park Land Dedication: N/A (ETJ)

Adequate Public Facilities: Rockett SUD

SUBJECT PROPERTY
General Location: Approximately 500 feet east of 5037 FM 813

Parcel ID Number(s): 245187

Current Zoning: Future Development (FD) and N/A-ETJ

Existing Use: Undeveloped

Platting History: The subject property is not platted. 

Planning & Zoning Department
Plat Staff Report
Case: SUB-59-2025

Item 4b
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Site Aerial:     

 
PLANNING ANALYSIS 
The applicant proposes to plat the subject property into one (1) residential lot as part of the Clopton Lake 
Estates subdivision. The property is partially located within the City of Waxahachie and partially within 
the Waxahachie Extraterritorial Jurisdiction (ETJ). Due to this, the Plat is subject to approval by the Ellis 
County Commissioner’s Court in addition to the Waxahachie Planning & Zoning Commission. The 
proposed plat meets all Ellis County lot size and dimension requirements.  
 
During the review of the plat application, staff identified multiple technical errors that conflict with the 
requirements of the Waxahachie Subdivision Ordinance and the Ellis County Subdivision and 
Development Standards. In addition to these technical errors, staff identified major omissions from the 
application. These omissions include an incomplete Property Owner Affidavit, proof of ownership in the 
form of a deed or title policy for the subject property, and a Water Utility Provider’s Endorsement Letter 
from Rockett SUD.  Each of these items have been identified as a reason for disapproval in the staff 
recommendation section below. 
 
RECOMMENDATION 
Based on the details provided in this Staff Report and the present status of the documents subject to the 
request, staff recommends disapproval of the Plat request due to the reasons noted below. 
 
Reasons for Disapproval: 
1. Per Section 2.2.b of the Waxahachie Subdivision Ordinance, a completed application submission is 

required. Please provide a completed signed and notarized Property Own Affidavit.  
2. Per Section 2.2.e of the Waxahachie Subdivision Ordinance, proof of land ownership needs to be 

provided. Please provide the full copy of the deed. 
3. Per Section 2.3.b of the Waxahachie Subdivision Ordinance, an embossed hard copy of the Tax 

Certificates for the subject property (dated within 90 days of your filing date) showing that no 
delinquent taxes exist against the property is required to be provided at the time of Plat filing. 

4. Per Section 2.4.c.1 of the Waxahachie Subdivision Ordinance, please include additional street names 
on the location map. 
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Reasons for Disapproval (continued): 

 
5. Per Section 2.4.c.4 of the Waxahachie Subdivision Ordinance, correctly show all easements. If there 

is an easement here, please provide the correct recording information for that easement. If this is 
not an easement, please remove water line label. 

6. Per Section 2.4.c.4 of the Waxahachie Subdivision Ordinance, correctly show all easements. If there is 
an easement here, please provide the correct recording information for that easement.  

7. Per Section 2.4.c.23 of the Waxahachie Subdivision Ordinance, a correct title block is required to be 
provided. Please provide the acreage for this location. 

8. Per Section 2.4.c.23 of the Waxahachie Subdivision Ordinance, a correct title block is required to be 
provided. The correct case number for this plat is “SUB-59-2025.”  

9. Per Section 2.4.c.23 of the Waxahachie Subdivision Ordinance, a correct title block is required to be 
provided. Please ensure that you label that this is in the City of Waxahachie’s ETJ.  

10. Per Section 2.4.c.25.ii of the Waxahachie Subdivision Ordinance, please verify the correct bearing for 
this portion of the property line. This bearing does not match the legal description. 

11. Per Section 2.4.c.25.vi.c of the Waxahachie Subdivision Ordinance, a correct Planning & Zoning 
Commission signature block for the City of Waxahachie is required. Please include an "Attest" with an 
accompanying "date" line for this signature block. 

12. Per Section 2.4.c.25.vi.c of the Waxahachie Subdivision Ordinance, only the Planning and Zoning 
Commission Approval Block is needed due to the fact that the Planning and Zoning Commission is the 
approval body for this plat. Please remove the City Council and Mayor Approval Block. 

13. Per Section 3.1.C.6 of the Waxahachie Subdivision Ordinance, the City of Waxahachie Thoroughfare 
Plan identifies this as 120' ROW. Please update the ROW Dedication to 20'. 

14. Per Section 3.1.c.6 of the Waxahachie Subdivision Ordinance, please include the acreage of the ROW 
being dedicated by this plat. 

15. Per Section 5.6 and 5.7 of the Waxahachie Subdivision Ordinance, fences, retaining walls, and 
screening walls shall not be placed in utility easements. Add this to the notes.  

16. Per Sections 5.8.b of the Waxahachie Subdivision Ordinance, a completed Water Utility Provider's 
Endorsement form is required. 

17. Per Section 5.8.f of the Waxahachie Subdivision Ordinance, a subdivision of four (4) or fewer lots is 
not required to have a water system with mains of sufficient size and having sufficient number of 
outlets to furnish fire protection to all lots. If on the Utility Provider's Endorsement form it is indicated 
that the provided water system cannot provide the water flow and pressure for firefighting per ISO 
guidelines. 

18. Per Section 7.1 of the Waxahachie Subdivision Ordinance, Filing Fees are required to be paid with 
the Plat application prior to plat filing. 
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Reasons for Disapproval (Ellis County): 
1. Per the Ellis County Subdivision and Development Standards, provide a completed Water Utility 

Endorsement Form 
2. Per the Ellis County Subdivision and Development Standards, metes and bounds call N 16°42’41” E 

159.86 does not match the plat drawing. 
3. Per the Ellis County Subdivision and Development Standards, add computed gross acreage to the 

plat title block.  
4. Per the Ellis County Subdivision and Development Standards, add “in the extraterritorial jurisdiction 

(ETJ) of the City of Waxahachie” to the plat title block. 
5. Per the Ellis County Subdivision and Development Standards, update the front building line to 40’ 
6. Per the Ellis County Subdivision and Development Standards, add 5’ ROW dedication along FM 813. 
7. Per the Ellis County Subdivision and Development Standards, update the FEMA Floodplain Map info. 
8. Per the Ellis County Subdivision and Development Standards, provide an original, embossed Tax 

Certificate demonstrating all property taxes are paid in full.  

 
ATTACHED EXHIBITS 
1. Plat 
 
 
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: 
Caleb Ensley     Trenton Robertson, AICP 
Planner      Senior Director of Planning 
caleb.ensley@waxahachie.com   Trenton.Robertson@waxahachie.com 

Item 4b



Item 4b



Item 4b



Page 1 of 6

MEETING DATE(S)
Planning & Zoning Commission:  May 13, 2025
City Council: May 19, 2025

CAPTION
Public Hearing on a request by Ryan McIntosh, Trinity Partners, for a Site Plan for the Plaza at Bessie 
Coleman, located directly south of 1650 N US Highway 77 (Property ID: 223131) – Owner: Bomac Wax 
Investments LLC (SP-222-2024)

RECOMMENDED MOTION
“I move to recommend approval of SP-222-2024, a Site Plan for the Plaza at Bessie Coleman, subject to 
the conditions the staff report.”

APPLICANT REQUEST
The applicant requests approval of a Site Plan to allow for the construction of the Plaza at Bessie 
Coleman, a multi-tenant retail center with a total of 47,249 square feet of retail space anchored by 
Sprouts Farmers Market. The existing Planned Development (PD) zoning for the property requires the 
Planning & Zoning Commission and City Council to provide Site Plan approval prior to development.

CASE INFORMATION
Applicant: Ryan McIntosh, Trinity Partners

Property Owner(s): Bomac Wax Investments LLC

Site Acreage: 8.53 acres

Current Zoning: Planned Development-Commercial (PD-42-C) – Ord. 1528

Requested Zoning: Planned Development-Commercial (PD-42-C) – Ord. 1528, with Site Plan

SUBJECT PROPERTY
General Location: Directly south of 1650 N US Highway 77

Parcel ID Number(s): 223131

Existing Use: Undeveloped

Adjoining Zoning & Uses:
Direction Zoning Current Use
North PD-42-C Academy, Raising Canes
East PD-64-SF-3 Country Meadows Subdivision
South PD-1-C & PD-42-C Belk, Boot Barn, Ellis County Music Center
West O & GR w/ SUP Waxahachie YMCA, Expedient Urgent Care

Planning & Zoning Department
Zoning Staff Report

Case: SP-222-2024

Item 5&6
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Future Land Use Plan:  Local Commercial & Residential Neighborhood 
 
Comprehensive Plan: Local Commercial: The local commercial placetype includes areas for 

restaurants, shops, grocery stores, offices, and personal service 
establishments. This placetype was incorporated to preserve the City’s 
commercial corridors. Where appropriate, local commercial uses should 
be located at the intersection or frontage of major thoroughfares (60 
feet or greater). The intensity of this placetype falls between 
neighborhood scale commercial and regional commercial. Local 
commercial will consist of a single or cluster of standalone office, retail 
or commercial buildings with an anchor. Local commercial uses should 
be interconnected with sidewalks to increase walkability. In addition, a 
shared open space comprised of a plaza or park is encouraged for multi-
pad site developments.  

Residential Neighborhood: This placetype serves to create 
neighborhoods built with a traditional walkable block/street grid 
network that allows some variation in housing typologies. Although this 
placetype will predominantly consist of traditional single family 
detached housing, denser housing types are encouraged such duplex, 
cottage courts, and townhomes. Both residential and commercial uses 
need to be context sensitive. Commercial uses in this placetype may be 
a small pop up facility or a home converted to a small store front. 
Walkability is key for neighborhood commercial uses so that they are 
accessible from surrounding neighborhoods.  

Thoroughfare Plan:  The subject property is accessible via Bessie Coleman Blvd only. 
 
Site Image:     
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PLANNING ANALYSIS 
 
Purpose of Request: 
The applicant proposes a Site Plan to allow for development of a Sprouts Farmers Market and three (3) 
multi-tenant retail buildings on approximately 8.53-acres of a 17.7-acre tract at the southeast corner of 
Bessie Coleman Boulevard and Highway 77. The subject property is currently situated in a Planned 
Development-42-Commercial (PD-42-C) zoning district. The PD zoning district allows for the 
development of “Retail Stores & Shops” Land Uses, with the approval of a Site Plan by the Planning & 
Zoning Commission and City Council.  
 
 
Proposed Use: 
The development is proposed to be anchored by a Sprouts Farmers Market. Sprouts is a supermarket 
brand that specializes in natural and organic foods. Typical Sprouts operating hours are 7:00am to 
10:00pm. Sprouts Farmers Market does not currently intend to provide an online pick-up on the site and 
no Outdoor Storage or Display uses are proposed with this application. No specific users for the multi-
tenant buildings have been identified with this Site Plan Application. However, the site is designed to 
accommodate users ranging from retail stores, restaurant, and medical offices. 
 
 
Site Design & Phasing: 
The applicant has provided a Site Plan for the subject property, which is designed around a 23,299 
square-foot structure that will house Sprouts Farmers Market. The Site Plan also includes three (3) 
multi-tenant retail buildings with a combined footprint of 24,024 square feet. Each building is proposed 
to be situated on an individual lot. The Sprouts Farmers Market is proposed to be constructed with the 
first phase of development, with the multi-tenant retail buildings following in later phases. Access 
between lots is proposed to be facilitated by the establishment of mutual access easements across the 
major internal drive-aisles connecting each lot. The Site Plan also identifies 3 remaining lots, totaling 
approximately 7-acres outside the floodplain, that are not proposed to be developed at this time. The 
property owner will return for Site Plan approval at the time each of these remaining lots are proposed 
to be developed. 
 
The proposed Site Plan meets the minimum parking requirement of 301 parking spaces. The site has 
also been designed to meet the minimum setback requirements of the Commercial (C) zoning district. 
However, it is important to note that the primary building is situated approximately 254’ from the 
nearest adjacent single-family residential lot at its closest point to the east. The product loading area 
and trash compactor for the site are screened from view of the right-of-way (ROW) by the buildings on 
site and are located approximately 260’ from the nearest adjacent single-family residential lot. The trash 
compactor and product loading area are proposed to be screened from interior drive-aisles by a 6’ wall.  
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Elevation/Façade Plan: 
The applicant has provided an Elevation/Façade Plan for the proposed multi-tenant retail buildings and 
the Sprouts Farmers Market. The primary exterior construction materials proposed for the development 
feature split face concrete masonry units (CMUs), stone veneer, and stucco, with minor EIFS and siding 
accents. All buildings on the subject property are proposed to utilize an earth tone color palette; which 
is designed to complement the color palette of the Sprouts brand. All proposed structures meet the 
typical articulation requirements of the Waxahachie Zoning Ordinance. Enhanced articulation is 
proposed at several key locations to ensure that all roof-mounted equipment is fully screened from 
view. Exhibit B, along with the images below, can be referenced for additional detail regarding the 
proposed elevations. 

 

 
 
Access & Traffic: 
The applicant has provided a preliminary TIA with this application to identify options to accommodate 
the traffic generated by the proposed development. The preliminary TIA is currently under review by the 
Public Works & Engineering Department and is required to be approved prior to Platting the subject 
property. The TIA has identified several potential improvements to the road network in the surrounding 
area, including dedicated turn lanes, that are being evaluated by Staff. TxDOT has indicated that 
installation of a traffic signal at the Bessie Coleman Boulevard and Highway 77 intersection will not be 
permitted with Phase 1 of the proposed development. As additional phases of the project develop, 
traffic and potential roadway improvements will continue to be evaluated. 
 
 

Proposed Sprouts Front Façade (West Facing Highway 77) 

Proposed Multi-Tenant Retail Front Façade 
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Screening: 
The applicant proposes to install a 6’ masonry screening wall approximately 50’ from the eastern 
property line. The proposed screening wall adheres to the requirements of the Waxahachie Zoning 
Ordinance for non-residential development adjacent to existing single-family residences. The screening 
wall is situated on the western edge of an overhead electric easement, which results in a 50’ open space 
buffer between the screening wall and adjacent residential property lines. 
 
Lighting: 
The applicant has provided a Photometric Plan (attached as Exhibit F) for the proposed development 
that demonstrates compliance with the Waxahachie Lighting and Glare Standards. All light fixtures are 
proposed to be shielded and directed downwards to eliminate light trespass and glare onto adjacent 
residential property. All proposed light poles are restricted to a maximum height of 20’. 
 
Landscaping: 
The applicant has provided a Landscape Plan (Exhibit D) that identifies the proposed landscaping for the 
site. The proposed landscaping does meet the minimum requirements of the Waxahachie Zoning 
Ordinance. The applicant has clustered required canopy and ornamental trees along the western and 
northern property lines; which are the most visible portions of the development. The proposed 
landscape design for the site is similar to the recently approved BJ’s Wholesale Club development in this 
regard. A permanent irrigation system will be installed for all landscape areas. 
 
Drainage & Utilities: 
The applicant has provided preliminary utility and grading plans to identify the proposed utility and 
drainage infrastructure necessary to facilitate the development. The preliminary plans have 
demonstrated the feasibility of the infrastructure design for the development, based on the proposed 
site plan. The applicant proposes to improve existing drainage infrastructure on the site to account the 
additional run-off from the proposed development. The final utility and grading plans will be reviewed 
and approved by the Public Works and Engineering Department with a future Civil Construction Permit. 
 
Signage: 
The applicant has proposed several single and multi-tenant monument signs for the subject property 
along with specific wall signs for the Sprouts Farmers Market. The proposed signs meet the size and 
dimension requirements of the Waxahachie Zoning Ordinance and may be viewed in detail with Exhibit 
E below. The applicant has submitted a separate SUP Application (ZDC-14-2025) for 30’ unified lot sign 
at the southeast corner of Bessie Coleman Boulevard and US Highway 77. This application is scheduled 
for consideration at the May 27th Planning & Zoning Commission and June 2nd City Council meetings. 

Item 5&6
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Trail Dedication: 
The Parks and Recreation Department has requested the applicant install a 6’ sidewalk along the 
southern boundary of the subject property, adjacent to the floodplain. The purpose of this sidewalk is to 
provide a connection point to the Mustang Creek Trail that the City is currently constructing south of the 
subject property. The long-term goal for this area is to develop and uninterrupted trail network from 
Mustang Creek Park to the YMCA to facilitate direct pedestrian access from the North Grove Area to the 
YMCA. The construction of a sidewalk connection on the subject property is a crucial part of the 
intended trail network. The YMCA is currently preparing development plans that include a 6’ sidewalk 
extension to the western edge of Highway 77. Staff recommends that construction of the 6’ sidewalk as 
requested by the Parks and Recreation Department be a condition of approval of the Site Plan 
Application. Staff supports the waiver of cash-in-lieu of park land dedication fees, if the sidewalk is 
constructed. The standard commercial cash-in-lieu of park land dedication fee is $600.00 per acre. 
 
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 Site Plan request, subject to the conditions noted below. 
 
Conditions: 

1. As part of the development of Phase 1, the applicant shall construct a 6’ sidewalk from the 
south western property line to the south eastern property line for future connection to the 
Mustang Creek Park Trail. The applicant shall dedicate a pedestrian easement covering the 
location of the sidewalk. Construction of the sidewalk shall be completed prior to the issuance 
of the first Certificate Occupancy (CO) in Phase 1. 

2. A mutually agreed upon Development Agreement requiring adherence to the proposed 
Elevation/Façade Plan shall be executed between the property owner and the City in 
conjunction with the Site Plan. 

 
ATTACHED EXHIBITS 
1. Exhibit A - Location Map 
2. Exhibit B - Elevation/Façade Plan 
3. Exhibit C - Site Plan 
4. Exhibit D - Landscape Plan 
5. Exhibit E - Signage Plan 
6. Exhibit F - Photometric Plan 
 
APPLICANT REQUIREMENTS  
1. If approved by City Council, the applicant is required to provide the City with a hard copy of the 

signed Development Agreement within 30-days. 
a. Once the development agreement is recorded, the applicant can apply for a Plat Application 

with the Planning Department, Civil Construction Permit(s) with the Public Works & 
Engineering Department, and Building Permit(s) from the Building and Community Services 
Department.  

 
STAFF CONTACT INFORMATION 
Prepared by:     Reviewed by: 
Zack King, AICP     Trenton Robertson, AICP 
Planning Manager    Senior Director of Planning 
zking@waxahachie.com    trenton.robertson@waxahachie.com 
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PLANTING PLAN   

Jurisdiction of Project

Owner & Professionals Information

REGULATORY AUTHORITIES:

CITY OF WAXAHACHIE, TX
408 S. ROGERS,
WAXAHACHIE, TEXAS 75165
469-309-4000

TEXAS DEPARTMENT OF LICENSING AND REGULATION
ELIMINATION OF ARCHITECTURAL BARRIERS
E.O. THOMPSON STATE OFFICE BUILDING
920 COLORADO
AUSTIN, TEXAS 78701
(512) 463-3211
(512) 475-2886 (FAX)

WAXAHACHIE CODE OF ORDINANCES
APPENDIX A -- ZONING
ARTICLE V -- DEVELOPMENTAL STANDARDS
SEC. 504 --  LANDSCAPE REQUIREMENTS

INTERIOR LANDSCAPE AREA REQUIREMENTS
     A. LANDSCAPE AREAS MIN 40% OF BUILDING SIZE.

PROPOSED BUILDINGS: 8,101 SF +5,060 SF +10,863 SF +23,299 SF  =
TOTAL: 47,323 SF

LANDSCAPE AREA
REQUIRED: 18,929 SF     PROVIDED: 23,240 SF

PLANTS
REQUIRED: 38 CANOPY TREES (1 PER 500 SF)

PROVIDED: 38 CANOPY TREES
REQUIRED: 76 UNDERSTORY TREES (1 PER 250 SF)

PROVIDED: 76 UNDERSTORY TREES
REQUIRED: 270 SHRUBS (1 PER 70 SF)

PROVIDED: 282 SHRUBS
REQUIRED: 2,839 SF GROUNDCOVER (15% OF REQ'D AREA)

PROVIDED: 3,028 SF GROUNDCOVER
REQUIRED: 378 SF SEASONAL COLOR (2% OF REQ'D AREA)

PROVIDED: 454 SF SEASONAL COLOR

PARKING LOT LANDSCAPE
B. PARKING LOT LANDSCAPING

15 SF OF LANDSCAPING PER PARKING SPACE (301 SPACES)
REQUIRED: 4,515 SF

PROVIDED: 15,937 SF
C. PARKING LOT PLANTING

2 OF 4" CAL TREES & 10 SHRUBS PER 500 SF OF REQUIRED LANDSCAPE
REQUIRED: 18 OF 4" CAL TREES

PROVIDED: 18 OF 4" CAL TREES
REQUIRED: 91 SHRUBS

PROVIDED: 92 SHRUBS

STREET TREES
F. ONE TREE PER 30 LF OF STREET FRONTAGE

HIGHWAY 77 - 265 LF
REQUIRED: 9 TREES

PROVIDED: 9 TREES
BESSIE COLEMAN BLVD - 903 LF

REQUIRED: 31 TREES
PROVIDED: 31 TREES

UNDERGROUND AUTOMATIC SPRINKLING SYSTEM PROVIDED.
SYSTEM DESIGNED AND INSTALLED ACCORDING TO TCEQ LAWS AND
REGULATIONS PROVIDING FOR 100% COVERAGE ON ALL LANDSCAPE AND TURF.
THE SYSTEM SHALL INCLUDE A FREEZE-RAIN SENSOR AND RPZ WITH
ENCLOSURE.   

THE PROPERTY OWNER, TENANT, OR AGENT SHALL BE RESPONSIBLE FOR THE
MAINTENANCE OF ALL REQUIRED LANDSCAPING IN HEALTHY, NEAT, ORDERLY,
AND LIVE-GROWING CONDITION AT ALL TIMES.  THIS SHALL INCLUDE MOWING,
EDGING, PRUNING, FERTILIZING, IRRIGATION, WEEDING, AND OTHER SUCH
ACTIVITIES COMMON TO THE MAINTENANCE OF LANDSCAPING.  LANDSCAPED
AREAS SHALL BE KEPT FREE OF TRASH , LITTER, WEEDS, AND OTHER SUCH
MATERIALS NOT PART OF THE LANDSCAPING.  PLANT MATERIALS THAT DIE
SHALL BE REPLACED WITH PLANT MATERIALS OF SIMILAR VARIETY AND SIZE.

Landscaping Requirements

Irrigation Requirements

Site Location

DRAWING KEY

PLANT LIST

LANDSCAPE PLANTING PLAN

ENGINEER
DEC DEVELOPMENT ENGINEERING CONSULTANTS

5300 TOWN & COUNTRY BOULEVARD, SUITE 150
FRISCO, TEXAS 7534

ATTN: DANIEL STEWART, P.E.469-897-5560
DSTEWART@DEC-EN.COM

LANDSCAPE ARCHITECT
FELDMAN DESIGN STUDIOS

P.O. BOX 832346, RICHARDSON, TEXAS 75083
ATTN: CAROL FELDMAN,  972-523-4944

CAROL@FELDMANDESIGN.COM

SITE

DEVELOPER
TRINITY PARTNERS COMMERCIAL REAL ESTATE

P.O. BOX 96011, SOUTHLAKE, TEXAS 76092
ATTN: KEVIN McINTOSH, 214-986-6351

EMAIL: KEVIN@TRINITYPARTNERSTEXAS.COM

Maintenance Requirements

CITY OF WAXAHACHIE, ELLIS COUNTY, TEXAS
TRACT 1, HENRI LEVY SURVEY, ABSTRACT NO. 629

BESSIE COLEMAN RETAIL 

CITY OF WAXAHACHIE #SP-222-2024

EXHIBIT D - LANDSCAPE PLAN Item 5&6
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SITE PHOTOMETRIC PLAN
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SITE PHOTOMETRIC POINT VALUES LAYOUT
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SITE POLE LIGHT FIXTURE LAYOUT
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MEETING DATE(S)
Planning & Zoning Commission:  May 13, 2025

City Council:  May 19, 2025

CAPTION
Public Hearing on a request by David Ruble, Altered Grounds Coffee Roasters, LLC, for a Specific Use 
Permit (SUP) for a Food Manufacturing (Coffee Roasting) use within a Light Industrial-2 (LI-2) zoning 
district located at 401 South Flat Street, Suite 1 & 2 (Property ID 170566) - Owner: Clover Properties LLC
(ZDC-48-2025)

RECOMMENDED MOTION
"I move to recommend approval of ZDC-48-2025, a Specific Use Permit (SUP) for a Food Manufacturing 
(Coffee Roasting) use, subject to the conditions the staff report, authorizing the Mayor and/or City 
Manager to execute all documents accordingly."

APPLICANT REQUEST
The Applicant requests approval of a specific use permit for a Food Manufacturing (Coffee Roaster) use.

CASE INFORMATION
Applicant: David Ruble, Altered Grounds Coffee Roasters, LLC

Property Owner(s): Clover Properties LLC

Site Acreage: 0.344 acres

Current Zoning: Light Industrial-2 (LI-2)

Requested Zoning: LI-2 with a SUP for a Food Manufacturing use

SUBJECT PROPERTY
General Location: 401 S. Flat St, Suite 1 & 2

Parcel ID Number(s): 170566

Existing Use: Office Warehouse

Development History: The subject property is platted as Lot N 75, Block 26 of the Old 
Town Waxahachie addition. The existing building was 
constructed in 2001.

Planning & Zoning Department
Zoning Staff Report

Case: ZDC-48-2025
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Adjoining Zoning & Uses:  
 
 
 
 
 
Future Land Use Plan:   Mixed-Use Neighborhood 
 
Comprehensive Plan:   It is most appropriate to think of the Downtown placetype as a 

modification of the mixed-use neighborhood placetype. 
Waxahachie benefits from an attractive historic core and this 
placetype serves to preserve and allow for incremental 
improvement of that area. The core of Downtown is ripe for 
quality vertical mixed-use development. New single-family 
homes are generally discouraged here as denser housing types 
are desired in downtown to provide more patrons to support the 
abundance of local businesses downtown. Attached and stacked 
housing is appropriate, since the downtown core is 
predominantly developed, denser housing will most likely occur 
on the fringes or edges of downtown. Active rooftops, sidewalk 
cafes, and parklets are an opportunity to further activate the 
downtown core. 

 
 
Thoroughfare Plan:   The primary access to the subject property is from South Flat 

Street, and East Madison Street. 
 
Site Image:     

 
 
PLANNING ANALYSIS 
The Applicant requests a SUP for a Food Manufacturing use (Altered Grounds Coffee Roasters, LLC) within 
the Light Industrial-2 (LI-2) zoning district located at 401 S. Flat Street, Suite 1 & 2. A Food Manufacturing 
Land Use requires a SUP to be approved by City Council per the City of Waxahachie Zoning Ordinance.  

Direction Zoning Current Use 
North LI-1 Storage 
East LI-2 City of Waxahachie Street Department 
South LI-2 Warehouse 
West PD-CA Ellis County Jail 
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David Rubble, the owner of Altered Grounds Coffee Roasters, LLC, is a locally-based coffee roaster who 
focuses on roasting high-quality, ethically sourced, green coffee beans, while also packaging them for 
retail, wholesale, and direct-to-customer sales. The business owner anticipates no more than two 
deliveries each week to their business of either green coffee beans, or orders that have been made for 
packaging materials. All deliveries are expected to be received via FedEX, UPS, Amazon, or similar third-
party delivery, not 18-wheelers. The proposed business will be staffed by two (2) employees during the 
hours of 7:00 a.m. to 5:00 p.m., Monday-Saturday. This is not proposed to be a retail location that is open 
to the general public for walk-in purchases. 
 
The proposed use does meet the minimum parking requirements and minimum landscape requirements 
per the City of Waxahachie Zoning Ordinance. The Applicant is not requesting any deviations from the 
City’s Code of Ordinances. 
 
PUBLIC NOTIFICATIONS 
To comply with State law contained in Local Government Code Chapter 211 and the City’s public hearing 
notice requirements, 10 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 no letters in support and no letters of opposition for the SUP request. 
 
RECOMMENDATION 
Based on the details provided in this Staff Report and the present status of the documents associated with 
the request, the Planning Department recommends approval of the SUP, subject to the conditions listed 
below. 
 
Conditions: 

1. This SUP shall remain with the applicant for this specific location, only. If the applicant moves to 
another location or Altered Grounds Coffee Roasters, LLC closes, this SUP will be terminated 
immediately. The applicant will need to open a stand-alone coffee roaster with a new SUP. 

2. The applicant shall amend this SUP should they decide to expand the footprint of the coffee 
roasting business. 

3. This property owner shall obtain all necessary permits from the City of Waxahachie Building & 
Community Services Department prior to operating at the subject property.  
 

ATTACHED EXHIBITS 
1. Operational Plan 
2. Exhibit A - Location Map 
3. Exhibit B - Site Plan  
4. Exhibit C - Floorplan  
 
STAFF CONTACT INFORMATION 
Prepared by:     Reviewed by: 
Caleb Ensley     Trenton Robertson, AICP 
Planner      Senior Director of Planning 
caleb.enslesy@waxahachie.com   Trenton.Robertson@waxahachie.com 
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17'-7 1/2" 23'-8 1/2"

Roasted Bean storage, stored in food grade containers
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4
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Packaging and Labeling

Coffee Roaster (220v)

(New) Three compartment sink

Green coffee bean storage.

-All existing walls, doors, and windows to remain as is.
-No new wall are to constructed.
- Suite 1 = 526 SF
- Suite 2 = 725 SF
- 1,251 sf combined.

Suite 1 Suite 2

Altered Grounds Coffee Roasters, LLC
401 S. Flat St. Waxahachie, TX 75165
rev.1

Roll-up doorRoll-up door
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