Planning and Zoning Commission
June 10, 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, June 10, 2025 at 7:00 p.m.

Members Present: Rick Keeler, Chairman
Marlene Norcross, Vice Chair
Jenny Bridges
Terry Connor
Wendy Johnson

Member Absent: Chad Hicks
David Hudgins

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

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 May 27, 2025

b. Consider a request by John Helms, for a Plat of Halperin & Helms Waxahachie
Addition, being 9.98 acres, located at 2435 FM 879, situated in the Marion
Woodard Survey, Abstract 1120, an addition in the Extra Territorial Jurisdiction of
the City of Waxahachie (Property ID 192158) — Owner: David Halperin (SUB-41-
2025)

Chairman Keeler announced SUB-41-2025 was withdrawn.

Action:
Marlene Norcross moved to approve the May 27, 2025 Planning & Zoning Commission minutes.
Motion was seconded by Terry Connor and carried unanimously (5-0).

5. Public Hearing on a request by Alex Lohmann, for a Specific Use Permit (SUP) for
an Amusement, Indoor (Haunted House) use within a Light Industrial-2 (L1-2) zoning
district located at 500 W Madison Street, Suite B (Property ID 171075) - Owner: Big
Blue Truck LLC (ZDC-69-2025)
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Planning Manager Zack King presented the Item. The applicant proposes a Specific Use Permit
(SUP) to allow for the operation of a Haunted House in Suite B at 500 W Madison Street on
Fridays and Saturdays in October 2025. An SUP is required for this use due to the fact that the
subject property cannot support the minimum on-site parking requirement for an “Amusement,
Indoor” land use; which is approximately 110 spaces in this instance. “Reindeer Manor” is the
specific haunted house proposed with this SUP. Owner’s Alex & Jennifer Lohmann have
previously operated Reindeer Manor in Red Oak and Grand Prairie and are now looking to relocate
the Haunted House to Waxahachie. The Reindeer Manor Haunted House is intended to be
complimentary to the “Fall for Hachie — Benny and Boneless Adventure” event planned around
the square in the month of October.

The Haunted House at 500 W Madison Street is proposed to take place only on nine nights (Fridays
& Saturdays) in October of 2025. Hours of Operation on Halloween night are proposed to be
7:00pm to 10:00pm; while hours of operation for all other nights are proposed to be 8:30pm to
11:30pm. The applicant has noted in the Operational Plan (Exhibit B) for the event that the
Haunted House is expected to employ up to 40 seasonal employees. While not explicitly referenced
in the Operational Plan, the Haunted House is obligated to adhere to Chapter 20 of the Waxahachie
Code of Ordinances; which prohibits noise on private property that constitutes a nuisance.

500 W Madison Street, Suite B is approximately 11,000 square feet in total size. The applicant has
provided a Floor Plan (Exhibit D) that identifies how the interior of the building is proposed to be
set up for the Haunted House. In addition to the Haunted House path traversed by patrons, the
Floor Plan identifies the customer queuing area, staff office, and staff access corridors. The
applicant proposes to ensure that all customers wait/queue inside Suite B as opposed to elsewhere
inside the building or outside the building. Additionally, it is important to note that the existing
building does have a functional fire sprinkler system.

The applicant has also provided a Site Plan and Parking Plan with this SUP Application. The Site
Plan identifies the location of the entrance for the Haunted House on the south side of building and
identifies the on-site parking for the use. As noted above, the typical parking requirement for an
“Amusement, Indoor” land use cannot be supported on the subject property. In this instance,
approximately 110 on-site parking spaces are required for the Haunted House based on the size of
Suite B. The applicant proposes to provide 17 un-improved on-site parking spaces for the Haunted
House use. The proposed on-site parking does not include the existing 25 concrete parking spaces
on the subject property, as these existing spaces are reserved current tenants of 500 W Madison
Street. Off-site parking agreements have been executed for the use of an additional 25 parking
spaces spread across the neighboring 303 Patterson Street, 410 W Madison Street, and 510 W
Jefferson Street properties.

The applicant proposes that existing public parking around the square be utilized for additional
patron parking beyond the on-site and specified off-site parking locations. The Parking Plan
provided by the applicant identifies several locations around the subject property where Haunted
House staff are proposed to be stationed for way-finding and parking assistance. The applicant has
also provided a Signage Plan that identifies the proposed signage for the 500 W Madison Street
building as well as temporary way-finding signs that are proposed to be placed near the subject

property.
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After review of the SUP application, staff does have concerns related to the existing conditions
and setting of the subject property. Specifically, staff has concern with parking and accessibility
for the site. The lack of dedicated parking for the Haunted House on, and immediately surrounding,
the subject property is likely to lead congestion issues around the site. Public parking on and near
the square cannot be relied upon for availability to supplement the on-site parking. The lack of on-
site parking also contributes to the second staff concern of access to the subject property. A
deficiency in dedicated parking has the potential to result in on-street parking on the narrow
Patterson and W Madison Streets. Due to the narrow existing conditions of these streets, both
patrons and emergency services attempting to navigate to the site may be hindered or slowed by
on-street parking.

To address these concerns, staff has provided recommendations for conditions that may be added
to the SUP, if the application is approved. These conditions include restrictions for on-street
parking, customer queuing/waiting areas, and the placement of vehicles, trailers, and temporary
structures associated with the Haunted House. Additionally, the applicant has identified several
proposals to address concerns with parking and congestion of the surrounding area. Specifically,
the applicant has proposed to require ticket pre-orders for a specific start time. This is intended to
limit the number of customers arriving on-site at one time. Additionally, staff members are
proposed to be dedicated to key areas around the subject property to assist in parking and way-
finding to the Haunted House.

To comply with State law contained in Local Government Code Chapter 211 and the City’s public
hearing notice requirements, 29 notices were mailed to property owners within 200 feet of the
request. In addition, a notice was published in the Waxahachie Sun and a sign was visibly posted
at the property. Staff has received one (1) letter of opposition and one (1) letter of support for the
proposed SUP. Since the publishing of the agenda, five additional letters of support and three in
opposition were received from property owners within 200 feet of the proposed haunted house.

Based on the details provided in this Staff Report and the present status of the documents
associated with the request, if considering a recommendation for approval, staff recommends the
following conditions:

1. The Specific Use Permit shall expire November 1, 2025. The applicant shall be required to
submit, and receive approval of, a new or amended Specific Use Permit application to
reinstate the use after November 1, 2025.

2. The Haunted House shall remain exclusively within the approximately 11,000 square foot
Suite B at 500 W Madison Street; which is identified in Exhibit C & D. The applicant shall
be required to submit, and receive approval of, a new or amended Specific Use Permit
application to expand the Haunted House beyond Suite B.

3. Patrons shall only be permitted to queue inside Suite B at 500 W Madison Street. Patrons
shall not be permitted to wait or queue for access to the Haunted House elsewhere inside
the building or outside the building.

4. The drive-aisle around the 500 W Madison Street and public right-of-way (ROW) adjacent
to 500 W Madison Street shall remain unobstructed. No vehicles, trailers, or temporary
structures are permitted to obstruct the drive-aisle or ROW.
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5. The hours of operation for the Haunted House shall remain limited to 8:00pm to 11:30pm
on 10/3-10/25 and 7:00pm to 10:00pm on 10/31. The applicant shall be required to submit,
and receive approval of, a new or amended Specific Use Permit application to operate
outside of these hours.

6. On-street parking shall be prohibited along Patterson Street and W Madison Street.

During the Commissioner’s discussion, it was noted that while the building owner supports the
request, no direct input was received by the Planning Department from the restaurant operator on
site regarding their position. When asked about the suite's maximum occupancy, staff clarified that
it has not yet been determined and would be established by the Building Official during the
Certificate of Occupancy review, should the SUP request be approved. Additionally, there is a
significant parking shortfall for the site. Although the use would typically require around 110
spaces, only a little over 40 off- and on-site dedicated spaces are being provided, resulting in a
shortage of approximately 70 parking spaces.

Chairman Keeler opened the Public Hearing at approximately 7:10 p.m.

Applicant Alex Lohmann requested approval and clarified that while the leased suite is 11,000
square feet, only about 5,000 square feet will be used for the haunted house attraction, with the
remainder serving as storage. He estimates around 3,500 ticket sales for the entire season,
averaging approximately 350 guests per night, with some variation throughout the season. Timed
ticketing will be used, limiting each time slot to around 110 guests to manage flow and parking.
Due to parking concerns, a contingency plan includes utilizing a nearby parking garage and
potentially providing shuttle service at no cost to patrons. Staff parking will also be managed using
shuttles from the garage.

Mr. Lohmann noted his prior experience operating haunted attractions, previously running events
in Grand Prairie and Red Oak, and emphasized a scaled-down approach better suited to his current
life stage. A detailed security and safety protocol is in place, including a unique three-light alert
system (white for maintenance, yellow for non-emergency security, red for emergencies),
monitored in real time. The team has maintained excellent relationships with fire marshals, one
even providing a letter of recommendation.

The attraction is generally open to all ages, though it's not recommended for children under 13—
14; however, a separate child-friendly event is available for younger children. The attraction
averages about four guests per vehicle, and the total experience typically lasts 40-45 minutes. The
applicant noted that sound tests were conducted to ensure the attraction would not be a noise
nuisance, and results showed sound levels outside the building remained at or below
conversational volume.

Mr. Lohmann expressed a long-term vision of contributing to Waxahachie’s local commerce by
drawing more visitors downtown, with hopes of building a legacy centered around a vintage,
family-friendly Halloween atmosphere. He agreed to return after the season to report on outcomes,
recognizing that adjustments may be needed as the event evolves. Overall, the focus is on
community enhancement, safety, and preserving the neighborhood’s character while creating a
unique seasonal attraction
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Those who spoke in opposition:
John Wedel, 417 W. Jefferson
Kathleen Bowen, 527 W. Jefferson

There being no others to speak for or against ZDC-69-2025, Chairman Keeler closed the Public
Hearing at approximately 7:35 p.m.

Commissioner Marlene Norcross expressed concern about the proposed location for the haunted
house, noting that weekend traffic in the area is already challenging. She acknowledged that while
the concept itself is appealing, she questioned whether this specific site is suitable given the
potential for increased pedestrian congestion.

Chairman Keeler expressed strong personal support for haunted houses and community events,
noting his enjoyment of Reindeer Manor and local festivals. He acknowledged the appeal of the
proposed haunted house location near the railroad tracks, saying it visually fits the theme.
However, despite the applicant's efforts to address concerns, he ultimately could not support the
proposal due to serious safety and traffic concerns. He described the intersection at Madison and
Patterson as a potential logistical and pedestrian hazard, particularly on busy weekend nights. His
main concern was the lack of sidewalks and the risk posed to children and teens in high-traffic
conditions. While he appreciated the applicant's intentions and preparations, he concluded that the
site is simply not suitable for the expected volume of activity.

6. Consider recommendation of ZDC-69-2025

Action:

Marlene Norcross moved to recommend denial of ZDC-69-2025, a Specific Use Permit (SUP) for
an Amusement, Indoor (Haunted House) use. Motion was seconded by Wendy Johnson and carried
3-2 with Jenny Bridges and Terry Connor voting in opposition.

13.  Adjourn

Trenton Robertson, Senior Director of Planning, announced that the Impact Fee Capital
Improvements Advisory Committee will meet on June 24 and July 8 in response to new legislation.
He emphasized the importance of having a quorum present at both meetings.

Commissioner Jenny Bridges expressed her appreciation to Alex Lohmann for his interest in
investing in the community and Commissioner Terry Connor concurred.

Mayor Pro Tem Patrick Souter acknowledged the effort Alex Lohmann dedicated to preparing his
request and expressed his appreciation for the opportunity to hear the case. He also encouraged

community members to actively participate in the zoning process by sharing their support or
opposition.

There being no further business, the meeting adjourned at 7:41 p.m.
Respectfully submitted,

Amber Villarreal, City Secretary



