Planning and Zoning Commission
May 27, 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, May 27, 2025 at 7:00 p.m.

1. Call to Order
2. Invocation

Members Present:

Member Absent:

Others Present:

Rick Keeler, Chairman
Jenny Bridges

Terry Connor

Chad Hicks

David Hudgins
Wendy Johnson

Marlene Norcross, Vice Chair

Shon Brooks, Executive Director of Development Services
Trenton Robertson, Senior Director of Planning

Zack King, Planning Manager

Amber Villarreal, City Secretary

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

3. Public Comments

None.

4. Consent Agenda

Action:

a.
b.

Minutes of the regular Planning & Zoning Commission meeting of May 13, 2025
Consider a request by Anwar Dossani, H&D Realty Investments, LLC, for a Plat
of Scarborough Addition, Lots 1, 2, and 3, Block A, being 21.57 acres, located at
the northwest corner of Interstate 35E and F.M. 66, situated in the J.C. Armstrong
Survey, Abstract 6, an addition to the City of Waxahachie (Property I1Ds: 179035,
303130) —Owner: H&D Realty Investments, LLC (SUB-61-2025)

Consider a request by Todd Wintters, Petitt-ECD, for a Plat of Garden Valley
Ranch Church, Lot 1, Block A, being 1.017 acres, located at 435 Broadhead Road,
situated in the John B. & Ann Adams Survey, Abstract 5, an addition to the City of
Waxahachie (Property ID: 289739) — Owner: The Church of Jesus Christ (SUB-

Wendy Johnson moved to approve the Consent Agenda, subject to the recommendations of staff.
Motion was seconded by David Hudgins and carried unanimously (6-0).
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5. Public Hearing on a request by Ryan Mclntosh, Trinity Partners, for a Specific Use
Permit (SUP) for a Unified Lot Sign use within a Planned Development-42-C (PD-42-
C) zoning district, located directly south of 1650 N US Highway 77 (Property ID:
223131) — Owner: Bomac Wax Investments LLC (ZDC-14-2025)

Planning Manager Zack King presented the Item and Ryan Mclintosh requested approval. The
applicant requests approval of a Specific Use Permit to allow for the construction of a Unified Lot
Sign. The Waxahachie Zoning Ordinance only allows for the construction of Unified Lot Signs
with prior approval of a Specific Use Permit (SUP) by City Council.

The subject property is currently situated in a Planned Development-42-Commercial (PD-42-C)
zoning district and recently received Site Plan approval for the development of the Plaza at Bessie
Coleman; which is anchored by Sprouts Farmers Market and includes 3 additional multi-tenant
retail buildings. The proposed Unified Lot Sign is proposed to take the form of a monument sign
situated at the southeast corner of the intersection of Bessie Coleman Boulevard and N US
Highway 77. The location of the sign meets the typical setback requirements for signage. This
ensures that there will not be a visibility conflict for vehicles traveling through the adjacent
intersection.

The sign is proposed to reach a maximum height of 28’; which is approximately 2’ shorter than
the existing unified lot sign for Waxahachie Marketplace on the northeast corner of the intersection
of Bessie Coleman Boulevard and N US Highway 77. The total size of the sign is 301 square feet
and a total of ten (10) static advertising spaces are proposed on the sign. The sign is proposed to
utilize the same color palette and stone veneer base as the buildings approved for the Plaza at
Bessie Coleman.

To comply with State law contained in Local Government Code Chapter 211 and the City’s public
hearing notice requirements, 30 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 zero (0) letters of support and zero (0) letters of opposition for
the PD request.

Chairman Keeler opened the Public Hearing at approximately 7:05 p.m.

There being no others to speak for or against ZDC-14-2025, Chairman Keeler closed the Public
Hearing at approximately 7:05 p.m.

6. Consider recommendation of ZDC-14-2025

Action:

Jenny Bridges moved to recommend approval of ZDC-14-2025, a Unified Lot Sign for the Plaza
at Bessie Coleman, subject to the conditions the staff report. Motion was seconded by Chad Hicks
and carried unanimously (6-0).
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7. Public Hearing on a request by Alexandria Webber, for a Specific Use Permit (SUP)
for a Short-Term Rental use within a Multi-Family Residential-1 (MF-1) zoning
district located at 865 Cantrell St. (Property ID 179113) - Owner: Alexandria Webber
& Dustin Webber (ZDC-54-2025)

Planner Caleb Ensley presented the Item and Dustin Webber requested approval. The applicant
requests a SUP for short-term rental use at 865 Cantrell St because it is located within the MF-1
zoning district. The subject property consists of a primary structure of approximately 2,084 square
feet, built in 1953. The potion of the home proposed to be used as an STR has two (2) bedrooms,
one (1) bathroom and enough improved surface to accommodate for the maximum parking spaces
of two (2) vehicles. The property owner (emergency contact) will be residing in the remaining
portion of the home which consists of one bedroom and one bathroom. The area in which the
emergency contact will reside is separate from the Short-Term Rental as demonstrated in the
applicant’s floor plan for the subject property.

The subject property is situated on an approximately 0.51 acres (22,215.6 square feet) tract. The
applicant has not been operating a short-term rental. The applicant has not been paying local hotel
occupancy taxes, as they have not been operating an STR. The Ellis County Appraisal District
(ECAD) does 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 on the subject property.

To comply with State law contained in Local Government Code Chapter 211 and the City’s public
hearing notice requirements, 37 notices were mailed to property owners within 500 feet of the
subject property as required in Section 3.27 of the City’s Zoning Ordinance. In addition, 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 of zero (0) letters of opposition and zero (0) letters of
support were received by staff.

Mayor Pro Tem Patrick Souter requested clarification on the maximum occupancy, off-street
parking requirement, and homestead exemption. Mr. Ensley confirmed the maximum occupancy
is six (6) and two (2) off-street parking spaces are required for the property. Mr. King noted staff
will update the conditions of approval to specify the removal of the homestead exemption.

Chairman Keeler opened the Public Hearing at approximately 7:11 p.m.

There being no others to speak for or against ZDC-54-2025, Chairman Keeler closed the Public
Hearing at approximately 7:12 p.m.
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8. Consider recommendation of ZDC-54-2025

Action:

David Hudgins moved to recommend approval of ZDC-54-2025, 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 Chad Hicks and
carried unanimously (6-0).

9. Public Hearing on a request by Mark McReynolds for a Specific Use Permit (SUP)
for an Accessory Dwelling Unit use within a Single Family-2 (SF-2) zoning district
located at 218 University Avenue (Property ID 176327) - Owner: Mark McReynolds
& Janet McReynolds (ZDC-58-2025)

Mr. Ensley presented the Item and Mark McReynolds requested approval. The applicant proposes
a Specific Use Permit (SUP) to allow for the construction of a new 1,050 square foot Accessory
Dwelling Unit. The Waxahachie Zoning Ordinance requires approval of a SUP to allow for an
Accessory Dwelling Unit use within a Single Family-2 (SF-2) zoning district. The proposed
accessory dwelling unit is located to the rear of the primary home at 218 University Avenue and
meets the minimum setback requirements for an accessory structure within the SF-2 zoning
district. If approved, the existing driveway is sufficient to meet the parking requirements for the
existing home and the proposed accessory dwelling unit.

The proposed accessory dwelling unit will include one (1) bedroom, one (1) bathroom, a
washer/dryer connection, a full kitchen, a den, and an open living area. A porch will also be
included at the front of the property. Access doors will be available from the south and west side
of the property. The structure will be accessible from the driveway facing University Ave and the
driveway facing W. Ross St. Additionally, the proposed accessory dwelling unit will not have a
garage, and will utilize the existing improved surfaces as off-street parking.

In regards to the material and the overall character of the proposed accessory dwelling unit, the
existing carriage home will be demolished, and the applicant is planning on utilizing the original
siding and shiplap material of the upper floor from the existing carriage house as material for the
proposed accessory dwelling unit. The siding that cannot be used from the existing carriage house
will be supplemented with similar pattern 118 siding. The overall style of the proposed accessory
dwelling unit will match that of the existing primary structure at 218 University Avenue.

The property owner has confirmed that the accessory dwelling unit will only be used as a residence
for their parents. The property owner has also confirmed that the accessory dwelling unit will not
be leased or sold separately from the primary home, separately metered, used as a short-term rental
(STR), or used for commercial purposes.

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. In addition, a notice was published in the Waxahachie Sun and a sign was visibly posted
at the property. Staff has received zero (0) letters of opposition and five (5) letters of support for
the proposed SUP.
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Mr. Souter commended Mr. McReynolds for his effort to repurpose the material on the existing
structure.

Chairman Keeler opened the Public Hearing at approximately 7:21 p.m.

There being no others to speak for or against ZDC-58-2025, Chairman Keeler closed the Public
Hearing at approximately 7:21 p.m.

10. Consider recommendation of ZDC-58-2025

Action:

Chad Hicks moved to recommend approval of ZDC-58-2025, a Specific Use Permit for an
Accessory Dwelling Unit, subject to the conditions the staff report. Motion was seconded by Jenny
Bridges and carried unanimously (6-0).

11. Public Hearing on a request by Lexi Cassels, Kimley-Horn, for a Zoning Change from
a Commercial (C) zoning district to Planned Development-Multi-Family-2 and
Planned Development-Commercial (PD-MF-2 & PD-C) zoning district, for a mixed-
use development, located directly east of 2050 Conquest Boulevard, (Property 1D
191630 & 191636) - Owner: B&T Realty Services Inc (ZDC-91-2024)

Mr. King presented the Item. The applicant proposes a Planned Development to allow for a mixed-
use development comprised multi-family use with a maximum of 300 units on 41.9 acres and two
(2) commercial tracts on 7.4 acres. The applicant proposes to preserve approximately 7.8 acres of
the multi-family tract along the existing creek on the site. This area will remain in its natural state
as an open space amenity for the development.

The multi-family portion of the Planned Development is designed to resemble a more traditional
single-family neighborhood. This type of development is commonly referred to as “single-family-
for-rent”. The single-family-for-rent tract will be developed with a total of 165 residential
structures comprised of a maximum of 300 dwelling units. The results in a gross density of 7.15
dwelling units per acre (DUA); which is well below the maximum density of 18 DUA that is
allowed by right in the base Multi-Family-s (MF-2) zoning district.

The applicant has proposed three (3) distinct types of residential structures with this PD. These
include a townhome style building that will house between 3-6 units, a duplex style building that
will house 2 units, and a traditional single-family home style building that will house 1 unit. The
proposed site plan includes 26 townhome buildings, 44 duplex buildings, and 95 single-family
style buildings. Each building type includes a mix of individual unit sizes that accommodate
between 1 and 4 bedrooms. In total, 111 1&2-bed units, 154 3-bed units, and 31 4-bed units are
proposed. The development includes a larger number of 3&4-bedroom units than a typical multi-
family project due to the fact that it is designed to resemble a more traditional single-family
neighborhood where 3&4-bedroom homes are more common. The proposed mix of unit types is
intended to support a broader range of residents that are seeking to rent rather than own a home.
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All residential building types have a proposed maximum height of two-stories. To reduce the
potential for monotony across the development and introduce vertical articulation, the applicant
has incorporated 1-story structures along the primary internal drive-aisle that loops through the
site. To further reduce monotony along primary drive-aisles, all units are proposed to include rear-
entry attached garages. This design benefits the walkability of the development by ensuring
internal sidewalks and paseos are not interrupted by driveways. Of the 165 proposed residential
buildings, 19 feature a one-car garage and all remaining buildings feature a two-car garage. The
remaining parking for the site is provided in the form of parallel spaces along the primary drive-
aisles. This design ensures that the proposal exceeds the minimum total parking requirement and
the minimum attached garage requirement for multi-family development.

The applicant has provided an Elevation/Fagade Plan for the residential buildings proposed with
this PD. Renderings, along with example facades, of each residential building type are included in
the Elevation/Facade Plan. The facades primarily feature brick and hardie plank exterior
construction materials. The percentage of each material used on the exterior facade varies across
the individual building types. The Elevation/Facade Plan also includes varying facade proposals
for each type of residential building to ensure that the exact design for individual single-family,
duplex, and townhome structures are not repeated adjacent to each other.

In addition to the varied elevations, the applicant has proposed six (6) unique color schemes for
use in the development. The chosen color schemes are designed to be complimentary to each other
while still being unique enough to provide additional relief from monotony. When considered
together, the color schemes, multiple building types, and multiple elevation options for each
building type have addressed staff concern with monotony that can arise from the presence of so
many individual buildings on the site.

The applicant proposes two 3.7-acre tracts with a base Commercial (C) zoning along US Highway
287 Bypass. No specific commercial or retail development is proposed on the commercial tract at
this time. However, the applicant has designed the primary access point for the subject property to
bisect the two commercial tracts. This primary entrance is proposed to be constructed with the
initial phase of the development and includes parallel parking, street trees, sidewalks, and four (4)
pedestrian plazas for future use by the commercial tracts. In the proposed PD Regulations for the
development, the applicant has prohibited multiple uses that are typically allowed by right or with
approval of a Specific Use Permit (SUP) in the base Commercial zoning district. The purpose of
this restriction is to limit the eventual development of these commercial tracts to land uses that
better compliment the adjacent, pedestrian oriented, residential tract.

The applicant proposes to incorporate resident amenities into the center of the multi-family portion
of the development. Specific amenities include a resident club room, exercise facility, swimming
pool with seating and a cabana area, tot-lot, and village green in the central amenity area. Notably,
the proposed PD regulations require the primary amenity area to be completed prior to the issuance
of the certificate of occupancy (CO) for the final residential structure in Phase 1.

Along the creek, the applicant proposes to install additional amenities that include a dog park,
walking trails, and disc golf. It is also important to note that the applicant worked extensively with
staff to preserve pockets of open space throughout the multi-family portion of the property. To
facilitate direct pedestrian access between the amenities and open spaces, the applicant has
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provided paseos (landscaped walkways) between each unit that meander through the site and
converge at the open spaces and amenities. These paseos also tie into the general sidewalk network
proposed around the perimeter of the site. All units that do not front onto a primary drive-aisle are
proposed to front onto these landscaped paseos.

The applicant has provided a landscape plan that identifies the proposed landscaping for the site
as a whole. Additionally, the landscape plan includes detail for the typical landscaping proposed
in the immediate vicinity of each type of unit. Each residential unit is proposed to have access to
a dedicated front or rear entry. The PD regulations require the developer to maintain all
landscaping on the site; which includes these privately accessed yard areas.

The proposed landscaping does meet the minimum requirements of the Waxahachie Zoning
Ordinance. Street trees have specifically been clustered adjacent to US Highway 287 Bypass and
the future Boulder Lane to provide an enhanced buffer between these major thoroughfares and the
development. Additionally, it is important to note that trees within the vicinity of the creek on the
property are proposed to be protected from clear cutting. The protected area is identified on the
landscape plan and is proposed to be left in its natural state with an allowance only to remove dead
trees and the trees/underbrush necessary to extend pedestrian trails through the area.

The subject property is proposed to have a total of seven (7) points of access at build out. Four (4)
of the proposed access points are provided along US Highway 287 Bypass. These access points
have been placed to meet TXDOT spacing requirements and provide direct access to each phase of
the development. Two (2) of the proposed access points will be provided along the future extension
of Boulder Lane. Notably, these connections will not be made until Boulder Lane is extended as
part of Ridge Crossing Phase 2. A final point of access will be provided to the east via a mutual
access easement to the Highlands at Bates Drive development. The private connection to the east,
paired with the access points off of US Highway 287 Bypass, are sufficient to meet Fire
Department access requirements, if the construction of Boulder Lane is delayed or never occurs.
All 24’ internal drive-aisles are proposed to be covered by a mutual access easement; which will
facilitate access to through the development and to the commercial tracts for adjacent properties.

The subject property is directly adjacent to the Ridge Crossing subdivision to the south and
primarily abuts Phase 2 of the subdivision. Phase 1 of this neighborhood is actively under
development; but Phase 2 has not begun. To properly screen the six (6) directly adjacent residences
from the proposed development, the applicant proposes to construct a 6-foot masonry screening
wall. The screening wall will be constructed primarily of brick and is designed to complement the
masonry screening wall proposed along the southern property line of the adjacent Highlands at
Bates Drive development. Along the remainder of the southern property line, the proposed
development will directly abut Boulder Lane. A 6’ ornamental metal fence with regularly spaced
masonry columns is proposed along Boulder Lane. This same ornamental metal fence is also
proposed along the northern and eastern property lines. To the west, adjacent to the Mark on
Conquest apartments, the applicant proposes a 6” wood board on board fence.

The applicant has provided a preliminary engineering plan to demonstrate the feasibility of utility
delivery and drainage for their proposed site design. Existing water and sanitary sewer lines
existing along US Highway 287 Bypass and the creek crossing the subject property. Utility and
drainage improvements are required to be finalized with a future Civil Construction Permit.
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The applicant proposes to develop the subject property in five phases. With Phase 1, the applicant
proposes to develop 103 units on the multi-family portion of the property that is east of the creek.
The amenity center tract is proposed to be developed as Phase 1A. As noted previously, the
proposed PD regulations require the amenity center tract in Phase 1A to be completed prior to the
issuance of the certificate of occupancy (CO) for the final residential structure in Phase 1.

Phase 2 is proposed to include the development of an additional 122 units on the remaining portion
of the multi-family tract east of the creek. Phase 3 is proposed to include the portion of property
west of the creek and will consist of the remainder of the residential units. The commercial tracts
will comprise the final phase of the development. The applicant has no specific plans to develop
the commercial tracts at this time.

As noted above, the subject property is identified by the 2023 Comprehensive Plan partially under
the Local Commercial and Residential Neighborhood placetypes. Each of these placetypes
encourage a combination of residential and retail uses when property is situated along major
thoroughfares. The applicant proposes to adhere to the intent of the Comprehensive Plan by
developing a horizontal mixed-use development that allows for commercial development along a
portion of the US Highway 287 Bypass frontage with residential dwellings located along and
behind the commercial tracts. The proposed density for the development is 7.15 dwelling units per
acre (DUA); which is appropriate for property adjacent along a major thoroughfare, but still
bordering a less dense traditional single-family neighborhood. The horizontal mixed-use proposal
serves as lower density buffer between the Ridge Crossing neighborhood and more dense multi-
family developments to the east and west. The stand-alone commercial tracts are situated to be
walkable and accessible for residents in and around the development, as recommended by the
Waxahachie Comprehensive Plan.

To comply with State law contained in Local Government Code Chapter 211 and the City’s public
hearing notice requirements, five (5) 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 zero (0) letters of support and zero (0) letters of
opposition for the PD request.

Commissioner David Hudgins asked if the development will be maintained by an HOA and Mr.
King noted it will be maintained by a property management company.

Shannon Livingston explained the project proposal outlines the development of a single-family-
for-rent community in Waxahachie. The plan includes 300 rental units situated on a single platted
lot, excluding two designated commercial tracts. Unlike a traditional apartment complex, the
development focuses on detached homes featuring private yards, individual garages, and a
pedestrian-oriented layout designed to foster a neighborhood feel.

Commissioners inquired about the logistics of the development. Mr. King explained the
development will feature private streets rather than public roads, with a single main address
assigned to the site and individual unit numbers for each home. This addressing approach will be
coordinated with emergency services to ensure full compliance.
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Mr. Livingston explained the target demographic includes families, young professionals, and
downsizing retirees, rather than typical apartment renters. The community will offer a higher
proportion of 3- and 4-bedroom homes compared to standard multifamily developments. No units
are designated as low-income or Section 8 housing.

In terms of design and amenities, the homes are designed so that no garages face the street; instead,
each residence fronts landscaped courtyards. Parking will be accommodated in garages or through
designated parallel street spaces—alleyway parking will not be utilized. The project exceeds City
parking requirements by over 100 spaces. To promote community life, the development includes
plans for a clubhouse, green spaces, and walkable commercial areas that can host events and
support an active neighborhood environment.

The commercial component of the development includes parcels currently zoned for general
commercial use, though not specifically for retail. The developers intend to attract pedestrian-
friendly retail or office tenants, with certain high-intensity uses being restricted to maintain a
compatible neighborhood environment.

Construction will take place in phases, with the amenity center and leasing office scheduled among
the first to be completed. The full development timeline is approximately 30 months, including
about 22 months of active construction. Phases 1 and 2 will have overlapping timelines to expedite
completion.

Rental rates will be approximately 10-15% higher than those of traditional apartments, averaging
around $2.10 per square foot depending on unit type. One-bedroom units will generally be in a
duplex-style configuration, while larger homes will include two-car garages, offering a premium
rental experience.

The community will be professionally managed, relieving residents of homeowner maintenance
responsibilities. The property owner currently manages 17,000 units nationwide and is leveraging
that experience in this project, which will be their second of its kind following a similar
development in Royse City.

Commissioners raised concerns during the discussion centered around the potential impact on
school capacity due to an expected influx of families, particularly at Wedgeworth Elementary.
Residents also questioned whether the planned parking would be adequate, especially during
gatherings or for households with multiple vehicles. Additionally, there was a desire for assurance
that the final design and architecture of the homes and community would remain consistent with
what was presented in the proposal.

Chairman Keeler opened the Public Hearing at approximately 8:05 p.m.

There being no others to speak for or against ZDC-91-2024, Chairman Keeler closed the Public
Hearing at approximately 8:05 p.m.
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12.  Consider recommendation of ZDC-91-2024

Action:

Chad Hicks moved to recommend approval of ZDC-91-2024, a Planned Development request for
a mixed-use (multi-family and commercial) development, 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).

13.  Adjourn

Trenton Robertson, Senior Director of Planning, thanked Commissioners for attending the
development tour on May 16™.

Commissioners Wendy Johnson and Terry Connor thanked Mr. Robertson for organizing the tour,
noting that they were impressed by the depth and quality of the information presented.

There being no further business, the meeting adjourned at 8:08 p.m.
Respectfully submitted,

Amber Villarreal
City Secretary



