
Planning and Zoning Commission 

September 8, 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 Monday, September 8, 2025 at 7:00 p.m. 

 

Members Present: Rick Keeler, Chairman 

Jenny Bridges 

David Hudgins 

Chad Hicks  

Wendy Johnson 

Terry Connor 

 

Member Absent: Vacant 

 

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 

 

Daniel Box of Winstead P.C. spoke in support of SUB-180-2024 and formally requested its 

approval, expressing his disagreement with the reasons provided by staff for the recommended 

denial. 

 

4. Consent Agenda 

 

a. Minutes of the regular Planning & Zoning Commission meeting of August 26, 2025 

b. Consider a request by Nadir Garcia, for a Replat of Lots 11A and 12C, Block 8 of the 

Town Addition, to create Lot 11R, Block 8 of the Rosalind Addition, 1 residential lot, 

being 0.097 acres, located at 400 North Jackson Street (Property ID 170656) – Owner: 

Rosalind Construction (SUB-121-2025) 

c. Consider a request by Tommy Mann, Winstead PC, for a Plat of the Vista de Madera 

Addition, 75 residential lots, being 32.564 acres, located directly south of 140 Lavender 

Drive, situated in the W.C. Calder Survey, Abstract 235, and the B.B. Davis Survey, 

Abstract 290, an addition to the City of Waxahachie (Property ID: 182275) – Owner: 

Vista De Madera Waxahachie (SUB-180-2024) 

 

Action: 

David Hudgins moved to approve the Consent Agenda, subject to the recommendations of staff. 

Motion was seconded by Chad Hicks and carried unanimously (6-0).   

 

Chairman Keeler announced Items 5 and 6 would be moved after Item 12. 
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5. Public Hearing on a request by Quinn Foster, Manhard Consulting, for a Zoning 

Change from a Single-Family-1 (SF-1) zoning district to Planned Development – 

General Retail (PD-GR) zoning district located directly north of 2400 North US 

Highway 77 (Property ID 189302) – Owner(s): Snow Peach Legacy Family Holding 

Spendthrift Trust (ZDC-75-2025) 

 

Planning Manager Zack King presented the Item. On July 15, 2025, the applicant requested to 

continue the application from July 15, 2025 Planning and Zoning Commission meeting to the 

August 12, 2025 Planning and Zoning Commission Meeting to refine their proposal and address 

citizen concerns. At the Planning and Zoning Commission meeting on July 15, 2025, the 

Commission voted 5-0 to continue the case to August 12, 2025 Planning and Zoning Commission 

meeting. 

 

The applicant held a neighborhood meeting on July 24, 2025 to introduce the proposal to 

community members and solicit feedback on the development. Following this meeting, the 

applicant has begun working to address concerns with screening and setbacks from the proposed 

Cardinal Road extension.  

 

On August 4, 2025, the applicant requested to continue the application from the August 12, 2025 

Planning and Zoning meeting to the September 8, 2025 Planning and Zoning Meeting to address 

citizen concerns that were mentioned at the neighborhood meeting. At the Planning and Zoning 

Commission meeting on August 12, 2025, the Commission voted 6-0 to continue the case to 

September 8, 2025 Planning and Zoning Commission meeting. 

 

The applicant proposes a Planned Development – General Retail (PD-GR) zoning district to allow 

for development of a Sam’s Club on approximately 29.85 acres located directly north of 2400 

North US Highway 77. The subject property is currently located within the Single-Family-1 (SF-

1) zoning district. The proposed use of “Retail Stores & Shops” is not permitted within the current 

SF-1 zoning district; therefore, the applicant is proposing a zoning change to PD-GR. The 

applicant proposes to establish specific development standards that are appropriate for Sam’s Club 

and the surrounding area.   

 

The Planned Development is proposed to include Sam’s Club as the primary use, along with a Fuel 

Station, a Propane Refill Station, Tire Center, Pick-Up area, and an Outdoor Display area as 

accessory uses. Sam’s Club is a membership-only retailer that offers groceries, apparel, appliances, 

and household goods along with tire, propane, and fuel services at each location. Typical operating 

hours for Sam’s Club are Monday through Saturday from 8:00am to 8:00pm, and Sunday from 

10:00am to 6:00pm. The applicant anticipates up to 210 individuals to be employed by the 

proposed Sam’s Club.  

 

In addition to the primary retail land use of Sam’s 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 Sam’s Club.  
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• Gasoline Sales as an accessory use to the Retail Store [Sam’s 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 

[Sam’s Club]  

• Propane Refill Station, as an accessory use to the Retail Store [Sam’s Club]  

• Tire Installation or Repair as an accessory use to the Retail Store [Sam’s Club]  

 

The applicant has provided a Detailed Site Plan for the subject property, which is designed around 

an approximately 166,000 square-foot structure that will house Sam’s Club. The Detailed Site Plan 

also includes a detached, self-service fuel center with twelve (12) dual-sided fuel pumps, Tire and 

Battery Center, and a self-service propane tank exchange. The development is proposed to be 

situated on a single lot. The primary 165,970 square foot structure will house the Tire & Battery 

Center in the northwest corner of the building. An online pick-up area has also been designated on 

the southeastern side of the primary building.   

 

The proposed Site Plan includes a total of 845 parking spaces, which exceeds the minimum 

requirement of 830 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 648’ from the nearest adjacent single-family residential 

lot in the Arbors at Willow Grove neighborhood located southeast of the subject property. The 

product loading area and trash compactor for the site are situated at the northeast corner of the 

primary building, which is setback approximately 900’ from the nearest adjacent single-family 

residential lot. The trash compactor and product loading area are proposed to be screened.   

 

The subject property is proposed to have a total of four (4) points of access. Three (3) access points 

are proposed along future Cardinal Road and one (1) access point is proposed along Grove Creek 

Road, as shown on the Detailed Site Plan. Notably, the Development Standards require all delivery 

truck traffic to leave the property using the Grove Creek exit. This development standard was 

added to reduce the potential for conflicts between truck and commuter vehicle traffic at the 

primary access points along Cardinal Road.   

 

Cardinal Road is identified as a 100’ minor arterial (4-Lane) on the 2023 Waxahachie 

Thoroughfare Plan. The applicant proposes to construct four (4) lanes of Cardinal Road beginning 

at the existing intersection of Cardinal Road and Highway 77 and extending to their eastern 

property line.   

 

The City will continue the construction of four (4) lanes of Cardinal Road with dedicated 

landscaped medians from the developer’s eastern property line to Vista Way. The majority of 

Grove Creek Road will remain in its existing form, parallel to the proposed Cardinal Road. The 

right-of-way dedication for Grove Creek Road will be provided as necessary to facilitate 

improvements required with the civil construction permit. The Thoroughfare Plan ultimately 

identifies Cardinal Road extending west to connect to Interstate 35E and the Lofland Bridge. The 

City is in the early stages of the planning process for the Cardinal Road extension to Interstate 

35E. 
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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. The TIA is actively under 

review by City staff and is required to be approved prior to the development of the site. To mitigate 

turning conflicts at the intersection of Highway 77 and Grove Creek Road, the City has requested 

that the developer install a “pork chop” median at the intersection. The “pork chop” median will 

result in a right-out only condition for vehicles exiting the site via Grove Creek Road, meaning 

that vehicles will only be able to exit northbound on Highway 77. This will eliminate the current 

condition allowing vehicles to turn southbound across traffic onto Highway 77 from Grove Creek 

road. The developer has committed to installing the off-site improvements recommended by the 

TIA. The Detailed Site Plan reflects the design for on-site drive-aisles and Cardinal Road. Final 

design of remaining off-site improvements will be provided with a future Civil Construction 

Permit and will require TxDOT approval in addition to City approval.   

 

Since the previous Planning & Zoning Commission meeting, the applicant is in coordination with 

City Staff regarding the alignment of Cardinal Road extension from the subject property to Vista 

Way.  

 

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. Notably, the applicant has clustered required landscaping along the eastern property 

line to provide a significant buffer between the Sam’s Club store and the adjacent single-family 

zoned property. The proposed landscape plan is designed to address neighbor’s concerns by 

enhancing the buffer between the proposed Cardinal Road extension and existing residences to the 

south.   

 

Additionally, the applicant is proposing to install a portion of the required canopy trees for the 

development in a landscape buffer along the southern side of the Cardinal Road extension. The 

landscape buffer south of the Cardinal Road extension ranges between approximately 100’ and 

300’ in width. This large landscape buffer is intended to mitigate the impact of the Cardinal Road 

extension on the existing residential homes to the south of the subject property. At the closest point 

to the southern property line, the edge of Cardinal Road is approximately 105’ from the adjacent 

residential property.  

 

The Waxahachie Zoning Ordinance typically requires non-residential development adjacent to 

single-family zoning districts to install a 6’ masonry screening wall along the shared property line; 

but does allow for equivalent alternative screening methods. To screen the adjacent SF-1 zoning 

district to the east, the applicant proposes to heavily cluster canopy and understory trees along the 

eastern property line. The proposed design results in a variable width landscape buffer along the 

eastern property line that ranges from approximately 115’ in width at the narrowest point to 

approximately 280’ at its widest point. It is important to note that portions of this landscape buffer 

include a 100’ overhead electric easement and a proposed detention pond. Staff is supportive of 

this alternative screening proposal due to the large size of the landscape buffer and the degree of 

landscaping proposed within the buffer.   
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The applicant has provided an Elevation/Façade Plan for all structures proposed with this 

development. The wholesale club structure is proposed to feature concrete masonry units (CMUs) 

and stucco as the primary exterior construction materials. All exterior construction materials are 

proposed to be painted with the standard Sam’s Club palette; which features a combination of 

complimentary gray and blue 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. Exhibit B can be referenced for additional detail regarding the proposed 

elevations.   

 

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 252 square feet and exceeds 

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 and Sam’s Club typical logo. 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 and BJ’s Wholesale Club 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.  

 

The applicant has designed the Site Plan for the property to include two dedicated detention areas. 

The design of the detention areas will be fully reviewed and approved with a future Civil 

Construction Permit to ensure they fully mitigate additional runoff created by the 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 Site Plan. Utility 

improvements are also required to be fully reviewed and approved 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, 48 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 six (6) letters of support and ten (10) letters of opposition for 

the PD request. In addition to the letters received, Staff received a petition with forty-seven (47) 

signatures in opposition of this application request, outside of the 200-foot buffer. 
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Ivan Jaime, Sam’s Club representative, requested approval and provided a brief overview of the 

proposed development and Sam’s Club. It was confirmed by Sam’s Club representatives that all 

stores close at 8:00 p.m. daily, product delivery to the store will be between 9:00 p.m. and 6:00 

a.m., and that the rear of the property will remain single-family zoning. 

 

Chairman Keeler opened the Public Hearing at approximately 7:52 p.m. 
 

Those who spoke in opposition: 

Jennifer Chelwick, 2222 Abela Drive, Waxahachie, Texas 

Lora Graham, 152 Royal Park Lane, Waxahachie, Texas 

John Szymczak, 201 Brookbend Drive, Waxahachie, Texas 

Edith Winn, 107 Holly Street, Waxahachie, Texas 

Joy Briggs, 672 Brookbend Court, Waxahachie, Texas 

Mark Purcell, 116 Royal Park Lane, Waxahachie, Texas 

Marsha Moody, 121 Royal Park Lane, Waxahachie, Texas 

Diane Szymczak, 201 Brookbend Drive, Waxahachie, Texas 

Diane McBride, 115 Sumac Drive, Waxahachie, Texas 

Rodney Hooper, 110 Brookbend Drive, Waxahachie, Texas 

Mike Anderson, 413 Brookside Road, Waxahachie, Texas 

Jose Tovar, 415 Brookside Road, Waxahachie, Texas 

Mitzi Cook, 156 Royal Park Lane, Waxahachie, Texas 

Doug Coffey, 136 Brookstone Drive, Waxahachie, Texas 

Sandra Lopez, 113 Royal Park Lane, Waxahachie, Texas 

Dustin, 117 Royal Park Lane, Waxahachie, Texas 

Karen Baker, 113 Sumac Drive, Waxahachie, Texas 

Ira Tenpenny, 109 Rosa, Waxahachie, Texas 

Kisha Jack-Lyles, 2179 Liropie Lane, Waxahachie, Texas 

Tom O’Neal, 100 Royal Park Lane, Waxahachie, Texas 

 

Justin Stoker, Senior Director of Public Works and Engineering, explained that Impact Fee funds 

would be used to extend Cardinal Road. He clarified that Royal Park Lane lies outside the City 

limits, and only a portion of Grove Creek falls within City jurisdiction. The extension of Cardinal 

Road will end at Vista Way, pending future extension plans by Ellis County. 
 

The Commission reviewed concerns and questions raised by attendees, and Commissioner David 

Hudgins asked whether Sam’s Club would be willing to install an 'L'-shaped masonry wall at the 

southeast corner of the property, near the adjacent homes. In response, Mr. Jaime stated that they 

are open to reviewing engineering studies to assess the potential benefit; however, preliminary 

findings indicate that, given the homes are more than 900 feet away, the wall would not provide 

any meaningful additional sound barrier. 

 

There being no others to speak for or against ZDC-75-2025, Chairman Keeler closed the Public 

Hearing at approximately 9:00 p.m. 
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6. Consider recommendation of ZDC-75-2025  

 

Action: 

Jenny Bridges moved to recommend approval of ZDC-75-2025, a Zoning Change request from a 

Single Family-1 zoning district to a Planned Development-General Retail zoning district (Sam’s 

Club), subject to the conditions of the staff report, authorizing the Mayor and/or City Manager to 

execute all documents accordingly, and included a stipulation requesting that the City obtain a 

copy of a sound study and, based on its findings, determine whether a wall or foliage is necessary. 

Motion was seconded by David Hudgins and carried unanimously (6-0).  

 

7. Public Hearing on a request by Ndorerwanayo Cesar, for a Specific Use Permit (SUP) 

for a Home for Aged, (Assisted Living) use within a Planned Development Single-

Family-3 (PD-SF-3) zoning district located at 1107 East Ross Street (Property ID 

272982) - Owner: Tammy & Robert Tanguma (ZDC-89-2025) 
 

Mr. King presented the Item and Ndorerwanayo Cesar requested approval. The applicant proposes 

a SUP for a Home for Aged, (Assisted Living) use within the Planned Development Single-

Family-3 (PD-SF-3) zoning district located at 1107 East Ross Street. A Home for Aged land use 

requires a SUP to be approved by City Council per the City of Waxahachie Zoning Ordinance. 

Ndorerewanayo Cesar, the owner of Light Dreams Healthcare, LLC, states that this use is a non-

medically licensed Residential Care Home (Home for Aged, Assisted Living) that provides non-

medical care services in a residential setting to elderly or disabled adults.   

 

This business has been in operation for multiple years prior to the submission of this SUP 

application and it remains in operation at the time of this staff report. According to the applicant’s 

Operational Plan, this Residential Care Home holds a maximum of 3 residents at a time, and 

provides 24/7 non-medical assistance and supervision to its residents. The owner employs only 1 

caregiver that resides with the residents 24/7, and there is no rotation of caregivers at this particular 

location. Additionally, due to the services being non-medical in nature and the residents only 

requiring minimal assistance with daily living; a contracted nurse, additional medical staff, or 

medical equipment are not available onsite. Additionally, according to the applicant, a 

transportation van is not present nor stored onsite.    

 

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.  Staff has received three (3) letters in support and no letters of opposition for the 

SUP request. 

 

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

There being no others to speak for or against ZDC-89-2025, Chairman Keeler closed the Public 

Hearing at approximately 7:12 p.m. 
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8. Consider recommendation of ZDC-89-2025 
 

Action: 

David Hudgins moved to recommend approval of ZDC-89-2025, a Specific Use Permit (SUP) for 

a Home for Aged (Assisted Living) use, subject to the conditions of the staff report, authorizing the 

Mayor and/or City Manager to execute all documents accordingly, and comply with all State and 

Local Ordinances. Motion was seconded by Wendy Johnson and carried unanimously (6-0).  
 

9. Public Hearing on a request by Gilberto Escobedo, Jr., for a Specific Use Permit 

(SUP) for a Short-Term Rental use within a Single-Family-3 (SF-3) zoning district 

located at 104 Ryburn Street (Property ID 175937) – Owner(s): LGE Investment 

Homes, LLC (ZDC-101-2025) 
 

Senior Planner Oanh Vu presented the Item and Gilberto Escobedo requested approval. The 

applicant requests a SUP for short-term rental use at 104 Ryburn Street because it is located within 

the SF-3 zoning district. The subject property consists of a primary structure of approximately 

1,412 square feet, with three (3) bedrooms and enough improved surface to accommodate parking 

for a maximum of three (3) vehicles. The subject property is situated on an approximately 0.11 

acres (4,791 square feet) lot. The applicant has not been operating the subject property as a short-

term rental; therefore, they have not been paying local hotel occupancy taxes. The Ellis County 

Appraisal District (ECAD) does not identify the subject property as a Homestead. The applicant 

submitted the SUP application on April 2, 2025.   
 

During the planning analysis, staff inquired with the Waxahachie Police Department and 

discovered that there were no nuisance-related calls.  The applicant's local emergency contact is 

located approximately eight (8) miles from the subject property. 
 

To comply with State law contained in Local Government Code Chapter 211 and the City’s public 

hearing notice requirements, 68 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 the staff report, a total of (10) letters of support and two (2) opposition letters 

were received by staff.  
 

Chairman Keeler opened the Public Hearing at approximately 7:17 p.m. 
 

Those who spoke in opposition: 

Ira Tenpenny, 109 Rosa, Waxahachie, Texas 
 

There being no others to speak for or against ZDC-101-2025, Chairman Keeler closed the Public 

Hearing at approximately 7:21 p.m. 
 

10. Consider recommendation of ZDC-101-2025 
 

Action: 

Chad Hicks moved to recommend approval of ZDC-101-2025, a Specific Use Permit (SUP) for 

Short-Term Rental use, 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).  
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11. Public Hearing on a request by Deanna Carter for a Zoning Change from a Future 

Development (FD) zoning district to a Rural Residential (RR) zoning district, located 

at 1183 Lone Elm Road (Property ID 180654) - Owner: Deanna Carter (ZDC-104-

2025) 

 

Mr. King presented the Item and Deanna Carter requested approval. Multiple existing developed 

properties adjacent to the subject property have ROW frontage ranging between 120’ to 150’. The 

subject property and adjacent properties on Lone Elm Road were originally developed prior to 

annexation by the City of Waxahachie, meaning that the requirements of the FD zoning district 

were not applicable at the time of development. The aforementioned adjacent properties also range 

in size between 0.59 acres and approximately 1.25 acres.  

 

The RR zoning district proposed by the applicant requires a minimum lot size of 2 acres; which is 

larger than a majority of existing developed properties along Lone Elm Road. Based on the subject 

property’s 401’ of frontage along Lone Elm Road, the applicant could subdivide the property into 

a maximum of two (2) lots, if this zoning change request is approved.  

 

The proposed zoning change is compatible with existing developed properties immediately 

adjacent to the subject property. Furthermore, the zoning change request will result in a 

development pattern consistent with the recommendation of the 2023 Comprehensive Plan for the 

area. With this in mind, staff is supportive of the zoning change request.  

 

To comply with State law contained in Local Government Code Chapter 211 and the City’s public 

hearing notice requirements, 17 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 one (1) letter of opposition to the 

zoning change request. 

 

Chairman Keeler opened the Public Hearing at approximately 7:25 p.m. 
 

There being no others to speak for or against ZDC-104-2025, Chairman Keeler closed the Public 

Hearing at approximately 7:26 p.m. 

 

12. Consider recommendation of ZDC-104-2025 

 

Action: 

David Hudgins moved to recommend approval of ZDC-104-2025, a Zoning Change at 1183 Lone 

Elm Road from Future Development (FD) to Rural Residential (RR), authorizing the Mayor and/or 

City Manager to sign the associated documents accordingly. Motion was seconded by Jenny 

Bridges and carried unanimously (6-0).  

 

13. Adjourn 

 

Mayor Pro Tem Patrick Souter thanked all the residents in attendance and emphasized that the City 

Council will make its final decision after carefully considering all aspects of the Sam’s Club zoning 

case. 
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There being no further business, the meeting adjourned at 9:15 p.m. 

 

Respectfully submitted, 

 

Amber Villarreal 

City Secretary 


