
Planning and Zoning Commission 
December 9, 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 Monday, December 9, 2024 at 7:00 p.m. 
 

Members Present: Rick Keeler, Chairman 
Marlene Norcross, Vice Chair 

              David Hudgins 
Jeff Reed 
Jenny Bridges 
Chad Hicks 
 

  Member Absent: Wendy Johnson 
 

Others Present:  Shon Brooks, Executive Director of Development Services 
Jennifer Pruitt, Senior Director of Planning 

     Zack King, Planning Manager 
Amber Villarreal, City Secretary 

 
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 November 12, 2024 
b. Consider a request by Charles Poole for a Plat of Lot 1, Block A, Cowboy Place 

addition, being 3.0-acres, located approximately 600’ northwest of 1760 E Main Street, 
situated in the S.M. Durrett Survey, Abstract 272, an addition to the City of 
Waxahachie (Property ID 138280) – Owner: Charles Poole & Maryann Poole (SUB-
216-2024) 

c. Consider a request by Jake Fears, JHF Engineering, PLLC, for a Replat of Lot 1R-2 
and 1R-3, Block C of the Victory Park addition, 2 commercial lots, being 1.8 acres, 
located at 1995 N US Highway 77 (Property ID 262424 & 303967) – Owner: C&C 
Waxahachie, LLC (SUB-217-2024) 

d. Consider a request by Brad Yates, for a Replat of Lots 2, 3, & 4, Block 9 of the Original 
Town Addition, to create Lot 3R, Block 9 of the Original Town Addition, being 0.196 
acres, located at 109 S College Street, (Property ID 170454, 174455, & 174456) – 
Owner: Loren Gray Investments LLC (SUB-219-2024) 

 
Action: 
Marlene Norcross moved to approve items on the Consent Agenda with a recommendation of 
approval by staff and disapprove items on the Consent Agenda with a recommendation of 
disapproval by staff. Motion was seconded by Jeff Reed and carried unanimously (6-0).   
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5. Public Hearing on a request by Christopher Whitehead for a Specific Use Permit 

(SUP) for an Accessory Dwelling Unit structure exceeding seven hundred (700) 
square feet use within a - Single Family-2 (SF-2) zoning district located at 301 Kirven 
Ave (Property ID 176066) – Owner: Christopher Whitehead and Rae L. (ZDC-177-
2024) Staff: Harper Lindamood 

 
Planner Harper Lindamood presented the Item and owner Christopher Whitehead requested 
approval. The applicant is requesting a Specific Use Permit (SUP) to construct a two-story 
Accessory Dwelling Unit (ADU) at 301 Kirven Avenue.  An existing 980 square-foot garage is 
present on the subject property and is attached to a breezeway and the primary residence. The 
applicant is proposing to demolish this existing garage and replace it with the proposed ADU. The 
proposed ADU will include a new two-car garage on the first floor and the ADU on the second 
floor. The applicant is proposing the ADU for family and non-paying visitor use only.   
 
According to the Ellis County Appraisal District, the existing primary structure is approximately 
3,180 square feet, and the proposed accessory structure is approximately 898 square feet. The 
accessory structure is comprised of fiber cement siding with a metal roof. The applicant will install 
plumbing and electrical service to the ADU. The applicant has noted that the structure will not be 
separately metered. All utility services will tie into the main house. The applicant has also 
confirmed that the structure will not be used as a short-term rental and will not be sold or leased 
separately from the existing primary structure.  
 
Per the Waxahachie Zoning Ordinance staff identified 5-foot-wide sidewalks as an infrastructure 
item that should be evaluated with every Specific Use Permit (SUP) Application. Sidewalk 
installation is to be required with any new development and redevelopment of existing 
neighborhoods. During the review of this SUP application, staff identified that a sidewalk currently 
only exists on the corner of the subject property. Existing sidewalks are present across from the 
subject property along the south side of West Ross Street and the east side of Kirven Avenue.  
 
As part of this (SUP) application, staff has recommended a condition requiring the applicant to 
install a 5-foot sidewalk along Kirven Avenue to perpetuate the pedestrian connectivity of the 
neighborhood. Generally, a 5-foot sidewalk would also be required along W Ross Street. However, 
an existing retaining wall is present on the subject property, which makes installation of a sidewalk 
along W Ross Street unnecessary. 
 
To comply with State law contained in Local Government Code Chapter 211 and the City’s public 
hearing notice requirements, twenty-four (24) notices were mailed to property owners within 200 
feet of the request.  Staff received ten (10) letters of support and zero (0) letters of opposition for 
the proposed SUP. 

Commissioner David Hudgins inquired whether there is an existing sidewalk on the applicant's 
side of the street. Mr. Whitehead confirmed that when the street was reconstructed, the City only 
installed a sidewalk on the opposite side, and there are no sidewalks on the applicant's side. 

Chairman Keeler opened the Public Hearing at approximately 7:06 p.m. 
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There being no others to speak for or against ZDC-177-2024, Chairman Keeler closed the Public 
Hearing at approximately 7:06 p.m. 
 
6. Consider recommendation of ZDC-177-2024 
 
Action: 
Jenny Bridges moved to recommend approval of ZDC-177-2024, Specific Use Permit (SUP) for 
an Accessory Dwelling Unit use within a Single Family-2 (SF-2) zoning district, subject to the 
conditions the staff report, other than requiring the homeowner to put in the sidewalk along 
Kirven, authorizing the Mayor and/or City Manager to sign the associated documents accordingly. 
Motion was seconded by David Hudgins and carried unanimously (6-0). 
 
7. Public Hearing on a request by Brian Gregory, Rinker Materials, for a Specific Use 

Permit (SUP) for a Batch Plant and Outdoor Storage uses within a Light Industrial-
1 (LI-1) zoning district located at 1220 Solon Road (Property ID 140094) - Owner: 
J&G Concrete Operations, LLC (ZDC-172-2024) Staff: Oanh Vu 

 
Senior Planner Oanh Vu presented the Item and applicant Brian Gregory requested approval. The 
subject property has an approved SUP for a Permanent Concrete Batch Plant use; however, the 
property owner proposes to expand their operations by adding an 11,200 square-foot building 
located northeast of the existing 45,316 square-foot metal building, and outdoor storage for 
inventory to be located behind all existing and proposed buildings. The subject property consists 
of an existing 2,000 square-foot office building and a 45,316 square-foot metal building being 
utilized for precast concrete operations, and outdoor storage for their inventory from various 
locations. The existing SUP does not include the existing outdoor storage use, and the applicant is 
wanting to incorporate this use with their proposed SUP request.  
 
The applicant is requesting a SUP for Batch Plant and Outdoor Storage uses. In which both uses 
require a SUP approved by City Council within the Light Industrial-1 (LI-1) zoning district. The 
applicant proposes an additional metal building of 11,200 square feet to expand the existing precast 
concrete operations. The proposed building exceeds the existing structures in height to 
accommodate the size of the cranes being used for the new production process. The existing 
building is not tall enough to accommodate the new production process. Additionally, the applicant 
proposes providing a 24’ fire lane comprised of concrete and approximately 110,000 square feet 
of cement-stabilized gravel as depicted in Exhibit B – Site Plan. The use of cement-stabilized 
gravel has been approved for a similar project in the site's vicinity. The applicant is not proposing 
a pole sign.   
 
The applicant proposes improving the subject site with 66 canopy trees and 39 accent trees (Crape 
Myrtles). The City of Waxahachie Zoning Ordinance requires all outside storage areas to be 
screened with a masonry screening wall at least 6’ in height, and the applicant is proposing an 8’ 
concrete panel screening wall that spans out 8 ½’ in width along the northern, southern, and 
western sides of the subject property.  
 
The applicant has provided building elevations for the proposed metal building. The proposed 
metal siding exterior construction material matches the existing building on the site and is common 
for use on this type of site.   
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The applicant is proposing shielded wall packs to be mounted on the existing buildings and 
proposed building, at fifteen feet from the ground, along with a twenty-three-foot light pole to be 
located at the entrances on Solon Road and Marshall Road. The applicant has provided a 
photometric plan with the lighting specifications of the proposed lighting fixtures. The applicant 
shall adhere to Section 6.03 – Lighting and Glare Standards of the City of Waxahachie Zoning 
Ordinance. 
 
To comply with State law contained in Local Government Code Chapter 211 and the City’s public 
hearing notice requirements, 7 notices were mailed to property owners within 200 feet of the 
request. Staff has received no letters in support and one (1) letter in opposition for the SUP request. 
 
Chairman Keeler opened the Public Hearing at approximately 7:14 p.m. 
 
There being no others to speak for or against ZDC-172-2024, Chairman Keeler closed the Public 
Hearing at approximately 7:14 p.m. 
 
8. Consider recommendation of ZDC-172-2024 
 
Action: 
David Hudgins moved to recommend approval of ZDC-172-2024, a Specific Use Permit (SUP) for 
a Batch Plant and Outdoor Storage uses, subject to the conditions the staff report, authorizing the 
Mayor and/or City Manager to execute all documents accordingly. Motion was seconded by 
Marlene Norcross and carried unanimously (6-0). 
 
9. Public Hearing on a request by Jaydon Clemens, TaTT2Envy, LLC, for a Specific 

Use Permit (SUP) for a Tattoo Shop use within a General Retail (GR) zoning district 
located at 105 South Grand Ave, Suite B (Property ID 176644 - Owner: Kenneth & 
Roger Dollar (ZDC-196-2024) Staff: Oanh Vu 

 
Ms. Vu presented the Item and applicant Jaydon Clemens requested approval. The applicant 
proposes a specific use permit (SUP) for tattoo shop use at 105 South Grand Avenue, Suite B. The 
applicant is a tattoo artist who is proposing to operate one tattoo chair within the existing JC’s 
Gentleman’s Barber Lounge on an appointment-only basis during the shop’s business hours. The 
proposed SUP allows JC’s Gentleman’s Barber Lounge to offer tattoo services. The SUP shall be 
terminated once JC’s Gentleman’s Barber Lounge closes, and the applicant will need to open a 
stand-alone tattoo shop. The tattoo shop use is allowed with a SUP approved by the City Council 
within the General Retail (GR) zoning district. 
 
On May 1, 2023, the City Council enacted Ordinance 3374, which provides a comprehensive 
definition for tattoo-related uses within the city. This ordinance is significant as it broadens the 
regulatory framework regarding the operation of tattoo and body piercing establishments. 
Specifically, it mandates that any "Tattoo or Body Piercing Shop" seeking to operate in the General 
Retail (GR), Central Area (CA), and Commercial (C) zoning districts must secure a Specific Use 
Permit (SUP) prior to commencing operations.  
 
This change marked a shift from the previous zoning regulations, which restricted tattoo 
establishments allowed outright to the Commercial (C) zoning district only. By extending the 
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requirement for a Specific Use Permit to additional zoning areas, the City Council aims to ensure 
that these businesses comply with community standards and to address potential concerns related 
to their location and impact on the surrounding neighborhoods. This ordinance is intended to 
promote responsible business practices while maintaining the quality of life for residents in all 
affected zoning districts.  
 
To comply with State law contained in Local Government Code Chapter 211 and the City’s public 
hearing notice requirements, 19 notices were mailed to property owners within 200 feet of the 
request.  Staff has received three (3) letters in support and one (1) letter of opposition for the SUP 
request. 
 
Chairman Keeler opened the Public Hearing at approximately 7:20 p.m. 
 
There being no others to speak for or against ZDC-196-2024, Chairman Keeler closed the Public 
Hearing at approximately 7:21 p.m. 
 
10. Consider recommendation of ZDC-196-2024 
 
Action: 
Chad Hicks moved to recommend approval ZDC-196-2024, a Specific Use Permit (SUP) for a 
Tattoo Shop 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). 
 
11. Public Hearing on a request by Russell Scott, for a Specific Use Permit (SUP) to allow 

for a Digital Billboard Sign within a Commercial (C) zoning district located at 801 S 
Interstate 35E (Property ID 189033) - Owner: Russell Scott (ZDC-146-2024) Staff: 
Zack King 

 
Planning Manager Zack King presented the Item. Owner Russell Scott and Bob Lynn, RJL 
Marketing, requested approval. The SUP process is utilized to evaluate certain land uses that may 
not otherwise be compatible with permitted uses in a base zoning district. The SUP process allows 
land use to be evaluated to determine whether it is compatible with adjacent uses by ensuring the 
nature of the proposed land use is reasonable and any potential negative impacts of the land use 
have been mitigated. Through the SUP process, a specific site design is developed to ensure the 
intent of the base zoning district is maintained.  
 
The existing billboard on the subject property is constructed with a monopole support, extends to 
a maximum height of 49’, and features two (2) static advertising faces. The billboard is situated 
along Interstate 35E, adjacent to the Brookside Road bridge. In 2019, TxDOT completed 
construction of the new Brookside Road bridge. The new bridge stands at a higher elevation than 
the previous bridge and blocks the view of the billboard for south-bound interstate traffic. To 
address this new site constraint, the applicant is seeking to increase the maximum height of the 
billboard to 60’. Along with the height increase, the applicant is also seeking to modernize the 
billboard by converting the two (2) static sign faces to digital message boards. The proposed digital 
billboard faces are each 14’ tall and 48’ wide, resulting in a 672 square-foot sign face.  
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To counterbalance the proposed sign height, increase and digital conversion, the applicant has 
engaged with City staff and Waxahachie Community Development Corporation (WCDC) 
members to develop a sign design that serves as an entry feature for the City and provides 
advertising for the City directly. A partnership allowing for advertising for the City is proposed to 
be memorialized with a mutually agreed upon Development Agreement, if this SUP is approved.  
The applicant proposes a free advertising space to the City of Waxahachie on each side of the 
digital billboard in perpetuity. The advertising allowance is proposed to be eight (8) seconds in 
length, repeating every fifty-six (56) seconds, 24-hours a day. The applicant has noted that this 
amount of advertising can cost up to $10,000 a month and up to $120,000 a year. The applicant 
has also noted that uploads of graphics or messages to the billboard would not incur a charge.  
 
The applicant has provided a series of renderings for the proposed Digital Billboard Sign. The 
applicant proposes to wrap the support structure for the sign with a combination of natural and cast 
stone. The southbound face of the billboard structure is proposed to include a 10’ stainless steel 
emblem of the Ellis County Courthouse with backlit letters that display “Welcome to Waxahachie 
The Crossroads of Texas”. The northbound face of the billboard structure is proposed to feature 
backlit letters that state “Welcome to Waxahachie The Gingerbread City”. The applicant also 
proposes to install, and permanently maintain, landscaping at the base of the billboard to soften its 
presence at eye level. 
 
A TxDOT permit is required for Billboard Signs along TxDOT right-of-way (ROW). The 
applicant is in possession of a permit for the existing 49’ static Billboard Sign. The applicant has 
also received approval of an amended permit from TxDOT to allow the newly proposed Digital 
Billboard Sign to extend up to 60’ in height.  
 
To comply with State law contained in Local Government Code Chapter 211 and the City’s public 
hearing notice requirements, three (3) notices were mailed to property owners within 200 feet of 
the request. Staff has received two (2) letters of support and zero (0) letters of opposition for the 
proposed SUP. 
 
Chairman Keeler opened the Public Hearing at approximately 7:32 p.m. 
 
Those who spoke in opposition: 
Kathy Kacal, 405 Brookside Road, Waxahachie, Texas 
Geneva Alcala, 411 Brookside Road, Waxahachie, Texas 
 
There being no others to speak for or against ZDC-146-2024, Chairman Keeler closed the Public 
Hearing at approximately 7:37 p.m. 
 
12. Consider recommendation of ZDC-146-2024 
 
Action: 
David Hudgins moved to recommend approval of ZDC-146-2024, a Specific Use Permit for a 
Digital Billboard Sign, subject to the conditions the staff report, authorizing the Mayor and/or 
City Manager to sign the associated documents accordingly. Motion was seconded by Jenny 
Bridges and carried unanimously (6-0). 
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13. Public Hearing on a request by Cheralyn Armijo, Glenn Engineering Corp., for a 

Zoning Change from a Single Family-1 (SF-1) zoning district to Planned 
Development-Commercial (PD-C) zoning district, for a Public School (Waxahachie 
Creek High School) use, located approximately 0.5 miles south of 135 Park Hills Drive 
(Property ID 294908) - Owner: Waxahachie ISD (ZDC-200-2024) Staff: Zack King 

 
Mr. King presented the Item and applicant Stephen Mott requested approval. The applicant 
proposes a Planned Development (PD) to establish zoning regulations that allow for the 
development of Waxahachie Creek High School. The PD process was utilized to establish 
appropriate zoning for the current Waxahachie High School before its construction in 2016. The 
existing SF-1 zoning of the subject property does generally allows for a Public School land use 
outright. However, the current demands of a high school necessitate some design elements that are 
not allowed by right within the SF-1 zoning district. Specifically, the proposed height of the High 
School (75’) and accessory uses, such as sports stadiums and fields, are not allowed by right in the 
SF-1 zoning district. Due to this, the applicant proposes a PD with a base Commercial (C) zoning 
district to allow for the development of the new High School, accessory buildings, and athletic 
facilities. If this PD application is approved, administrative approval of a Site Plan Application is 
still required prior to development on the subject property. A Plat application is also required to 
be submitted and approved for the subject property prior to development on the subject property.  
 
In addition to the standards of the base Commercial zoning district, the applicant proposes the 
following specific development regulations with this PD request. Notably, identical development 
regulations were utilized for the PD covering the current Waxahachie High School. 
 
In addition to the general development standards identified above, the applicant also proposes 
modified regulations for building articulation. The Waxahachie Creek High School is proposed to 
be approximately 375,000 square feet in total size, which is comparable to the existing Waxahachie 
High School. Due to the overall proposed size of the school, and the resulting building articulation 
requirements, the applicant proposes reduced articulation requirements for the development. The 
modified regulations still ensure appropriate articulation across the entirety of the building and 
require all roof-mounted equipment to be fully screened from view.  
 
Due to safety concerns and site needs associated with a public high school, the applicant proposes 
modified landscape regulations for the subject property with this PD request. Specifically, the 
applicant has provided development regulations that allow for a reduction in total landscaping to 
preserve visibility across the subject property. The applicant has noted that a reduction in street 
trees is specifically needed to ensure pedestrian and student safety on campus. Parking lot 
landscape islands are also proposed to be eliminated to allow for sufficient space in the parking lot 
for marching band practice.  
 
The applicant has also included specific development regulations for signage with this PD request. 
The applicant proposes to allow for one (1) electronic message sign by right on the subject 
property. Typically, an electronic message sign requires approval of a Specific Use Permit (SUP) 
by the City Council. The applicant proposes a two-sided monument sign featuring an electronic 
message board with a maximum size of 30 square feet. The design for the proposed sign has not 
been finalized yet. The design and location of the sign are required to be provided prior to approval 
of a Site Plan application.  
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To comply with State law contained in Local Government Code Chapter 211 and the City’s public 
hearing notice requirements, 3 notices were mailed to property owners within 200 feet of the 
request. Staff has received three (3) letters of support and zero (0) letters of opposition for the PD 
request. 
 
Chairman Keeler opened the Public Hearing at approximately 7:45 p.m. 
 
There being no others to speak for or against ZDC-200-2024, Chairman Keeler closed the Public 
Hearing at approximately 7:45 p.m. 
 
14. Consider recommendation of ZDC-200-2024 
 
Action: 
Chad Hicks moved to recommend approval of ZDC-200-2024, a Planned Development request for 
Waxahachie Creek High School, subject to the conditions the staff report, authorizing the Mayor 
and/or City Manager to sign the associated documents accordingly. Motion was seconded by Jeff 
Reed and carried unanimously (6-0). 
 
15. Public Hearing on a request by Stephanie Gienger, Kimley-Horn, for a Zoning 

Change from a Planned Development-Multi-Family-2 (PD-MF-2) and General Retail 
(GR) zoning district to a Planned Development-Multi-Family-2 (PD-MF-2) zoning 
district, located at 2797 John Arden Drive (Property ID 189265, 189266, and 275156) 
- Owner: Arden Group LLC and International Church of Foursquare Gospel (ZDC-
203-2024) Staff: Zack King 

 
Mr. King presented the Item and applicant Travis Jones requested approval. The applicant 
proposes to rezone the subject property to allow for the development of the Woodland Cottages at 
Waxahachie, a 75-unit senior living (55+) community.   
 
In December 2018, approximately ten (10) acres of the subject property were rezoned from 
Planned Development-16-Light Industrial-1 (PD-16-LI-1) to Planned Development-Multi-
Family-2 (PD-MF-2) with Ordinance 3073. This zoning change conceptually allowed for the 
development of a tax credit senior living (55+) multi-family project with a maximum density of 
18 dwelling units per acre. The PD did not include a detailed site plan, landscape plan, or 
elevation/façade plan; however, the developer was required to return to the Planning & Zoning 
Commission and City Council for approval of these items prior to construction.  The development 
of the original senior living project ultimately did not proceed because the developer failed to 
receive the necessary tax credits for the project.  
  
In September of 2024, a new Planned Development Application (ZDC-120-2024) was approved 
for the property. This PD application for the Woodland Cottages at Waxahachie allowed for a 68-
unit senior living (55+) community. The application featured a multi-family use only on the east 
side of Alliance Boulevard. The west side of Alliance Boulevard was reserved as a 3-acre General 
Retail (GR) tract.  
In October of 2024, the applicant submitted this Planned Development Application (ZDC-203-
2024) to replace the 3-acre General Retail (GR) tract on the west side of Alliance Boulevard with 
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an additional multi-family tract. After further consideration of non-residential development on this 
tract, the property owner and applicant decided the most feasible path of development for the site 
is direct inclusion into the senior living community. The applicant proposes to develop the area 
west of Alliance Boulevard with seven (7) additional senior living (55+) units.   
 
The current Planned Development request aims to replace the existing Planned Development-
Multi-Family-2 (PD-MF-2) zoning for the subject property and provide an updated detailed site 
plan, landscape plan, and elevation/façade plan.  
 
As noted above, this PD request allows for a 75-unit senior living (55+) community. This is an 
increase of seven (7) units over the PD approved by the City Council in September 2024. To 
accommodate the additional units, the site's design has been slightly modified. East of Alliance 
Boulevard, the applicant now proposes sixty-four (64) units. The remaining eleven (11) units are 
now proposed on the west side of Alliance Boulevard. Thus, eliminating the potential General 
Retail uses on the 3-acre tract on the west side of Alliance Boulevard.  The proposed new unit 
count results in an overall density of 5.49 dwelling units per acre, which increased from the 
previously approved 4.98 dwelling units per acre. The 75 proposed units are spread out between 
twenty-two (22) residential buildings. Eight (8) unique residential building types are proposed for 
the development. The residential building types provide a variety of unit counts ranging from two 
(2) units per building up to eight (8) units per building. A total of 16 one-bedroom units, 57 two-
bedroom units, and 2 three-bedroom units are now proposed. All buildings on the subject property 
are proposed to be restricted to one-story in height. 
 
The applicant has exceeded the minimum parking requirement for the proposed development; 
which is 75-spaces. One (1) parking space is required for every senior living (55+) unit. The 
applicant has provided a total of 167 parking spaces for the development. The applicant has also 
met the requirement to provide 50% of all required parking spaces as attached garages. A total of 
sixty-three (63) attached garages have been provided with an additional four (4) detached garage 
spaces proposed. Attached garages are available on nineteen (19) of the twenty-two (22) residential 
buildings. The remaining parking on the site is proposed as typical surface spaces. 
 
The design of the senior living (55+) portion of the development meets the typical setback 
requirements of the Waxahachie Zoning Ordinance; which results in a 25’ setback on all sides of 
the property. The applicant has proposed development standards with this request that will require 
valet trash service for residents. The applicant proposes constructing the development's residential 
portion in a single phase.   
 
As noted, the subject property is identified by the 2023 Comprehensive Plan partially under the 
Urban Village and Mixed-Use Neighborhood placetypes. Each of these placetypes encourage a 
combination of residential and commercial uses. The applicant proposes to adhere to the intent of 
the Comprehensive Plan by developing a type a low-density senior living (55+) community that is 
not currently present in this area of Waxahachie. In addition to compliance with the 
Comprehensive Plan, the proposed development is consistent with the existing zoning (Ord. 2569) 
adjacent to the Civic Center; which allows for mixed and multi-family uses along Alliance 
Boulevard.  
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The applicant proposes to reserve a portion of the 3.24-acre tract on the west side of Alliance 
Boulevard for a detention pond. The detention pond will meet drainage and detention requirements 
for the development as a whole. The applicant proposes to extended a 12” water line and 8” sewer 
line along Alliance Boulevard to provide water and wastewater services to both tracts.  
 
As part of the Planned Development request, the applicant still proposes to dedicate 80’ of right-
of-way (ROW) for the extension of Alliance Boulevard, as required by the Waxahachie 
Thoroughfare Plan. The applicant will construct an extension of Alliance Boulevard to their 
southern property line as part of the proposed development. Alliance Boulevard will be used as 
one of the points of access for the tract on the east side of Alliance Boulevard and the only point 
of access for the tract on the west side of Alliance Boulevard. A driveway connection to John 
Arden Drive will also be installed on the east side of the property to serve as a second point of 
access to the eastern tract. An automatic security gate will restrict all access points for the multi-
family tract. The automatic gates will come equipped with Knox boxes to ensure the Fire 
Department can access the site. 
 
The applicant is proposing to exceed the minimum landscaping requirements for the development. 
The applicant proposes to incorporate seventy-eight (78) crape myrtles into the Landscape Plan 
for the site. To provide additional screening from the north of the subject property, the applicant 
proposes to install 7’ evergreen eastern red cedars along the northern property line.  
 
he applicant has provided a detailed Elevation/Façade Plan as part of the PD proposal. The 
applicant proposes to utilize eight (8) complimentary, but distinct, residential building types for 
the development. As noted above, there are a total of twenty-two (22) residential buildings 
proposed with the development. The Elevation/Façade Plan provides a fully rendered view of each 
of the eight (8) different residential buildings styles.  
 
The applicant proposes to utilize 100% masonry (brick, stone, stucco) exterior construction 
materials for the front and side facades of all residential buildings. Up to 31% of the rear façade 
on some residential buildings is proposed to be constructed with cementitious siding. Notably, the 
siding is only proposed for use in rear porch areas. Six (6) of the eight (8) residential building types 
are proposed to utilize an 8:12 roof pitch. Two (2) of the residential building types are proposed 
to utilize a 5:12 roof pitch to provide further architectural variety within the development.  
 
Proposed screening for the subject property on the east side of Alliance Boulevard has not changed 
from the previous PD. Additional fencing is proposed west of Alliance Boulevard with this PD, in 
compliance with the screening requirements of the Waxahachie Zoning Ordinance.  
 
The Waxahachie Zoning Ordinance requires installing a 6’ solid masonry wall between residential 
and non-residential uses. The applicant proposes to install a 6’ masonry screening wall adjacent to 
the Oncor service center north of the subject property, along the western property line, and adjacent 
to the Connect 4 Life Church south of the subject property. An existing ornamental iron fence is 
in place between the subject property and the Oxford Apartment Complex. The applicant proposes 
to install 7’ evergreen eastern red cedars adjacent to this existing fence to enhance screening 
between the developments. The applicant proposes to extend an ornamental iron fence along the 
northern property line on the west side of Alliance Boulevard. Adjacent to undeveloped land south 
of the subject property, the applicant proposes to install a 6’ cedar wood fence.  



Planning and Zoning Commission 
December 9, 2024 
Page 11 
 
The proposed amenities for the development on the east side of Alliance Boulevard have not 
changed from the previous PD. West of Alliance Boulevard, the applicant has proposed an 
additional sports court and cabana amenity. The development standards proposed by the applicant 
require the construction of a clubhouse, pool, sports court, cabana, and fitness amenity with the 
initial development. The applicant also proposes to install a concrete walking path through the 
open space areas shown on the Site Plan.   
 
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. Staff has received no letters of support or opposition for the Zoning Change request.  
 
Chairman Keeler opened the Public Hearing at approximately 7:53 p.m. 
 
There being no others to speak for or against ZDC-203-2024, Chairman Keeler closed the Public 
Hearing at approximately 7:53 p.m. 
 
16. Consider recommendation of ZDC-203-2024 
 
Action: 
Jeff Reed moved to recommend approval of ZDC-203-2024, a Planned Development (PD) for a 
senior living (55+) community, subject to the conditions the staff report, authorizing the Mayor 
and/or City Manager to sign the associated documents accordingly. Motion was seconded by Chad 
Hicks and carried unanimously (6-0). 
 
17. Public Hearing on a request by Caleb Jones, Kimley-Horn, for a Zoning Change from 

a General Retail (GR) zoning district to Planned Development-General Retail (PD-
GR) zoning district, for BJ’s Wholesale Club, located north of 2130 N US Highway 
77 (Property ID 191272 & 298186) - Owner: Waxahachie Hedgewood 1 LLC & Adam 
Arredondo (ZDC-165-2024) Staff: Zack King 

 
Mr. King presented the Item. Marc LaVoie, Site Development Manager, and Bill Dahlstrom 
requested approval. The applicant proposes a Planned Development (PD) to allow for development 
of a BJ’s Wholesale Club on approximately 12-acres at the northeast corner of Hedgewood Drive 
and Highway 77. The subject property is currently situated in a General Retail (GR) zoning district. 
The GR zoning district allows for a “Retail Stores & Shops” Land Use. However, with this 
application, the applicant is proposing specific development standards and accessory uses on the 
subject property that are not allowed by right within the existing GR zoning district. Due to this, 
the applicant has opted to proceed with a PD application to establish specific development 
standards appropriate for BJ’s Wholesale Club and the surrounding area. On July 9th, 2024, prior 
to submitting the Planned Development request, the applicant conducted a well-attended 
neighborhood meeting to provide the community with information on the development and to 
ensure feedback from local residents was incorporated into the site design.    
 
The Planned Development is proposed to include BJ’s Wholesale Club as the primary use, along 
with a Fuel Station, a Propane Refill Station, Tire Center, and an Outdoor Display area as accessory 
uses. BJ’s Wholesale Club is a membership- only retailer that offers grocery, apparel, appliances, 
and household goods along with tire, propane, and fuel services at each location. Typical operating 
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hours for BJ’s Wholesale Club are 8:00am to 9:00pm. The applicant anticipates up to 120 people 
to be employed by the proposed BJ’s Wholesale Club.  
 
In addition to the primary retail land use of BJ’s Wholesale Club, the applicant proposes 
development standards that allow for the following accessory uses on the subject property. It is 
important to note that the following uses are only permitted as accessories, meaning they are not 
permitted to operate as stand-alone land uses without affiliation with BJ’s Wholesale Club. 
 

• Gasoline Sales as an accessory use to the Retail Store [Wholesale Club] 
• Outside Sales and Display, limited to seasonal floral sales and as shown on the Detailed 

Site Plan, as an accessory use to the Retail Store [Wholesale Club] 
• Outside Storage, limited to a tire trailer adjacent to the Tire Center area and screened 

accordingly, as shown on the Detailed Site Plan, as an accessory use to the Retail Store 
[Wholesale Club] 

• Propane Refill Station, as an accessory use to the Retail Store [Wholesale Club] 
• Tire Installation or Repair as an accessory use to the Retail Store [Wholesale Club] 

 
The applicant has provided a Detailed Site Plan for the subject property, which is designed around 
a 107,000 square-foot structure that will house BJ’s Wholesale Club. The Detailed Site Plan also 
includes a detached, self-service fuel center with seven (7) fuel pumps and a propane refill station 
that is accessible to employees only. The development is proposed to be situated on a single lot. 
The primary 107,000 square foot structure will house the Tire Center in the northwest corner of 
the building. The Outdoor Display area is proposed along the western face of the primary building. 
An online pick-up area has also been designated on the southern side of the primary building.   
 
The proposed Site Plan includes a total of 542 parking spaces; which exceeds the minimum 
requirement of 539 parking spaces. The site is designed to adhere to the minimum setback 
requirements of the General Retail (GR) zoning district. However, it is important to note that the 
primary building is situated approximately 150’ 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 
situated at the northeast corner of the primary building, which is setback approximately 200’ from 
the nearest adjacent single-family residential lot. The trash compactor and product loading area 
are proposed to be screened.   
 
The subject property backs up to the existing 100’ overhead electric easement and single-family 
residences in the Arbors neighborhood to the east. To properly screen the existing residences from 
the proposed development, the applicant has proposed to construct an 8-foot-tall masonry 
screening wall. The screening wall will be constructed of prefabricated concrete panels designed 
to mimic a stone wall. The height and design of the wall is similar to the wall utilized to screen the 
Tom Thumb site to the south of the subject property. Additionally, the applicant is proposing to 
install an 8’ concrete screening wall around the Propane Refill Station in order to screen the station 
from view and secure the station.  
 
The applicant has provided a Landscape Plan that identifies the proposed landscaping for the site. 
The proposed landscaping does meet the minimum requirements of the Waxahachie Zoning 
Ordinance. However, it is important to note that the applicant has clustered required canopy and 
ornamental trees along the eastern property line, parallel to the proposed 8’ screening wall, to 
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provide an enhanced buffer for adjacent residences. The proposed landscape design for the site is 
similar to that used for the North Grove Center development to the south and is intended to provide 
enhanced sound and light mitigation for activity along the rear of the primary structure. 
 
The applicant has provided an Elevation/Façade Plan for all structures proposed with this PD. The 
primary wholesale club structure is proposed to feature concrete tilt wall, concrete masonry units 
(CMUs), and EIFS as the primary exterior construction materials. All exterior construction 
materials are proposed to be painted with the standard BJ’s Wholesale Club palette; which features 
a combination of complimentary gray and red color scheme. The primary structure meets the 
typical articulation requirements of the Waxahachie Zoning Ordinance. Enhanced articulation is 
proposed at several key locations that are accessible to customers. All roof-mounted equipment is 
fully screened from view by the proposed building articulation. The fuel station canopy utilizes 
the same color scheme as the primary structure.  
 
The subject property is proposed to have a total of three (3) points of entry and four (4) exits. Two 
(2) entrances and three (3) exits are proposed along Hedgewood Drive, as shown on the Detailed 
Site Plan. Notably, an exit-only drive is proposed adjacent to the fuel station to mitigate traffic 
conflicts along Hedgewood Drive. The remaining entry/exit for the site is proposed as a right-in-
right-out access point along Highway 77. All major drive-aisles identified on the Detailed Site 
Plan are proposed to be covered by a mutual access easement at the time of platting to ensure 
connectivity between adjacent properties.  
 
The applicant has submitted a Traffic Impact Analysis (TIA) with this PD Application. The TIA 
evaluated the expected traffic demands of the proposed development and recommended several 
off-site improvements to mitigate traffic concerns for the property. These off-site improvements 
include the construction of an additional left-turn lane into the site from Hedgewood Drive and a 
right-turn/deceleration lane into the site from Highway 77. In addition to these improvements, the 
TIA recommends that the Highway 77 access point be restricted to a right-in-right-out only access 
point in order to limit the potential for vehicle stacking. The TIA is actively under review by City 
and TxDOT staff and is required to be approved prior to the development of the site. The developer 
has committed to installing the off-site improvements recommended by the TIA and the Detailed 
Site Plan reflects these off-site improvements at this time.  
 
The applicant has proposed a dedicated Signage Plan with this PD application that includes wall 
signage and a monument sign. The proposed monument sign is a total 80 square feet and adheres 
to the typical height and size requirements of the Waxahachie Zoning Ordinance. The monument 
sign is proposed to feature dual gas pricers for the fuel station. The proposed wall signs for the 
development exceed the total maximum square footage allowed by the Waxahachie Zoning 
Ordinance; but are consistent with recently approved signage for the Tom Thumb to the south. 
Due to this, staff is supportive of the proposed signage for the site.  
 
The applicant has provided a Photometric Plan with this Planned Development application to 
demonstrate compliance with the Waxahachie Zoning Ordinance. The Photometric Plan does 
adhere to the requirements of the Waxahachie Lighting and Glare standards. Staff has verified that 
all wall-mounted and pole-mounted light fixtures are designed to be directed downward towards 
the site and will be equipped with shields to further mitigate light trespass on adjacent properties.  
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The applicant has designed the Site Plan for the property to accommodate underground detention. 
The underground detention area is proposed to be located under the primary parking lot for the 
development and is designed to tie into existing stormwater infrastructure in the area. As part of 
this development, the applicant is required to extend public water and sanitary sewer lines across 
the subject property. The applicant has accounted for these extensions on the proposed Detailed 
Site Plan. Detention and Utility improvements are required to be finalized with a future Civil 
Construction Permit.  
 
The applicant proposes to develop the subject property as a single lot and in a single phase. Once 
development commences, the applicant anticipates construction to be completed between 8 and 
18-months. 
 
To comply with State law contained in Local Government Code Chapter 211 and the City’s public 
hearing notice requirements, 27 notices were mailed to property owners within 200 feet of the 
request. Staff has received four (4) letters of support and zero (0) letters of opposition for the PD 
request. 

The Commissioners engaged with the applicant on various topics, including other Texas locations, 
potential job creation, partnerships with local charities, hours of operation, delivery schedules, tire 
storage, and in-store repair services. 

Chairman Keeler opened the Public Hearing at approximately 8:14 p.m. 
 
Those who spoke in support: 
Jennifer Chelwick, 2222 Abela Drive, Waxahachie, Texas 
Bobby Skolnick, 2185 Liriope Lane, Waxahachie, Texas 
 
Those who spoke neither in support or opposition: 
Kathy Kacal, 405 Brookside Road, Waxahachie, Texas 
Elijah Brooks, 2231 La Escalero Ranch Road, Waxahachie, Texas 
 
There being no others to speak for or against ZDC-165-2024, Chairman Keeler closed the Public 
Hearing at approximately 8:20 p.m. 
 
18. Consider recommendation of ZDC-165-2024 
 
Action: 
Chad Hicks moved to recommend approval of ZDC-165-2024, a Zoning Change request from a 
General Retail zoning district to a Planned Development-General Retail zoning district (BJ’s 
Wholesale Club), located at the northeast corner of US Highway 77 and Hedgewood Drive, subject 
to the conditions of 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). 
 
19. Adjourn 
 
Jennifer Pruitt, Senior Director of Planning provided the 24-25 meeting calendar, noting there will 
not be a meeting on December 31st and introduced Planner Caleb Ensley. 
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Commissioners welcomed Mr. Ensley and wished everyone a Merry Christmas and Happy 
Holidays. 
 
Council Member Patrick Souter thanked staff for their work. 
 
There being no further business, the meeting adjourned at 8:24 p.m. 
 
Respectfully submitted, 
 
Amber Villarreal 
City Secretary 


