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As authorized by Texas Local Government Code Section 551.071 - this meeting may be convened into closed 
Executive Session for the purposes of seeking confidential legal advice from the City Attorney on any item on the 
agenda at any time during the meeting. 
 
The City of Ennis reserves the right to re-align, recess, or reconvene the Regular Session or call Executive Session 
or order of business at any time prior to adjournment. 
 

I. CALL TO ORDER    
ROLL CALL                     
PLEDGE OF ALLEGIANCE 
INVOCATION 
 

II. CITIZENS PUBLIC COMMENT PERIOD 
The Planning and Zoning Commission invites citizens to address the Commission on any topic not already 
scheduled for a Public Hearing. Citizens wishing to speak should complete a “Citizen Comment Period” form 
and present it to staff prior to the meeting. Speakers are limited to 3 minutes. In accordance with the Texas 
Open Meetings Act, the Planning and Zoning Commission cannot take action on items not listed on the 
agenda. However, your concerns may be addressed by City Staff, placed on a future agenda, or responded to 
by some other course 
 

III. CONSENT AGENDA   
The following may be acted upon in one motion.  A Planning and Zoning Commissioner may request items to be 
removed from the Consent Agenda for individual consideration.   

 
a.  Approval of the October 13, 2025 Regular Meeting Minutes    

 
IV. INDIVIDUAL ITEMS FOR CONSIDERATION 

 

a. Conduct a public hearing and discuss and consider a request for ZONING CHANGE from Light Industrial and 
Manufacturing (L-IM) to Corridor Commercial (CC) for an approximately 14.947-acre tract of land situated in 
the William A Park Survey, Abstract No. 871, City of Ennis, Ellis County, Texas. Located approximately at the 
southwest corner of Interstate 45 and N Kaufman Street.  Ellis CAD ID 249501 
P&Z Case No.: ZAXA-25-16 
Owner: Sapphire Group, LLC-Series 3 
Applicant: Joseph Bickham 
 

City Staff: Jorge Barake, City Planner 
 

V. ADJOURNMENT  
 
I, the undersigned authority, do hereby certify that this Notice of Meeting was posted in accordance with the 
regulations of the Texas Open Meetings Act on the bulletin board located at the entrance to the City of Ennis City 
Hall, a place convenient and readily accessible to the general public, as well as to the City’s website at 
www.ennistx.gov and said Notice was posted prior to the following date and time:  TUESDAY , NOVEMBER 4, 
2025 AT 5:00 P.M. and remained posted for at least two hours after said meeting was convened.   
 
Jorge Barake, City Planner     Erica Stubbs, Senior Planner 
Planning and Development Department   Planning and Development Department 

PLANNING AND ZONING COMMISSION MEETING AGENDA 
 

MONDAY, NOVEMBER 10, 2025  
6:00 P.M. 

 

CITY OF ENNIS CITY HALL 
COMMISSION CHAMBERS 

107 N. SHERMAN ST. 
ENNIS, TEXAS 75119 

 
 

Planning and Zoning Commission meetings are available to all person regardless of disability.  If you require 
special assistance, please contact the City Secretary at (972) 875-1234 or write to P.O. Box 220 Ennis, TX 75119, 
at least 48 hours in advance of the meeting. 

https://www.ennistx.gov/
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I. CALL TO ORDER 
Chairperson Ian Coleman called a Regular Session of the Ennis Planning and Zoning Commission to order 
Monday, October 13, 2025, at 6:03 P.M. in the Ennis City Hall Commission Chambers, 107 N Sherman St, Ennis, 
Texas 75119. 
 

City Planner Jorge Barake called roll and verified a quorum: 
 

Chairperson Coleman Present Commissioner McCauley Absent 
Vice-Chairperson Hughes Present Commissioner Sacha Present 
Commissioner Estes Present Commissioner Snodgrass Present 
Commissioner Garrett Absent Commissioner Tompkins (Alt.) Present 

 
The Pledge of Allegiance was recited. 
 
The Invocation was given by Vice-Chairperson Hughes 

 
II. CITIZENS PUBLIC COMMENT PERIOD 

No one spoke 
 
III. CONSENT AGENDA 
 

a. Approval of August 25, 2025, Regular Meeting Minutes 
Motion by Commissioner Sacha; second by Vice-Chairperson Hughes; to approve the August 25, 2025, 
regular meeting minutes as submitted. 

 

A vote was cast, 6 in favor, 0 against.  Motion passed. 
 
IV. INDIVIDUAL ITEMS FOR CONSIDERATION 
 

a. Conduct a public hearing to discuss and consider a SPECIFIC USE PERMIT (SUP) to allow a “ temporary 
concrete batch plant” for a time period not to exceed 6 months on a property zoned Single Family Residential-
5 (R-5) district on a portion of Phase 3A of the Prairie View subdivision, City of Ennis, Ellis County, Texas and 
generally located on the 4000-Block of Lakeview Drive. Ellis CAD ID 308894.  
P&Z Case No.: SUP-25-3 
Owner: DRP Bookbinder Multistate, LLC 
Applicant: Smith Contracting, Inc  

 

Chairperson Coleman opened the public hearing at 6:05 pm. 
 

Item presented by Jorge Barake, City Planner 
 

      Chairperson Coleman closed the public hearing at 6:09 pm. 
 

Motion to approve the request by Vice-Chairperson Hughes; second by Commissioner Estes. 
 

Questions and discussion were had regarding the TCEQ approval process. Applicant’s representative, Clinton 
Smith spoke to the TCEQ approval process for batch plants. Dust concerns were raised. Mr. Smtih assured 
that dust mitigation will be in place to ensure the collection of dust. Addresses on the TCEQ issued permits 
were clarified. 
 

A vote was cast, 6 in favor, 0 against.  Motion passed. 
 

b. Conduct a public hearing to discuss and consider a request to amend Planned Development No. PD-22-11-
18.1b development regulations and associated Concept Plan as originally approved by Ordinance No. 23-
0207-G4 on February 7, 2023 for an approximately 96.312 acre tract of land situated in the W. Harris Survey, 
Abstract No. 504, City of Ennis, Ellis County, Texas and generally located at 201 Haskovec Lane. Portion of 
Ellis CAD ID 289924. The request includes a single family residential planned development containing 
approximately 441 single family lots and 11.7 acres of common area open space. 
P&Z Case No.: DEV-25-12 
Owner: RM2 Developments, LLC 
Applicant: Ragen Martinek 
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Chairperson Coleman opened the public hearing at 6:16 pm 
 
Item presented by Erica Stubbs, Senior Planner 
 

Applicant, Ragen Martinek, 7970 FM 660, spoke briefly regarding the requested amendments 
 
Tim Slovacek, 617 Arleta Ln, spoke regarding TCEQ, drainage and utilities to the subdivision along with SH 
34 turn lanes and infrastructure 
 
Stacey Slovacek, 617 Arleta Ln, spoke regarding infrastructure and traffic, stating the additional 441 homes to 
be constructed would cause more traffic. Ms. Slovacek requested proper infrastructure be in place prior to 
homes being constructed. 

 

Chairperson Coleman closed the public hearing at 6:33 pm. 
 

Motion to approve the request by Commissioner Estes; second by Vice-Chairperson Hughes. 
 

Staff addressed questions to scope of amendments being considered and phasing of construction. Applicant, 
Ragen Martinek addressed questions pertaining to infrastructure. No definite decision if a PID will be 
requested. Commissioner Estes brought up concerns of traffic and utilities, specifically sewer. 
 

A vote was cast, 4 in favor, 2 against (Estes & Hughes). Motion adopted. 
 
V. ADJOURNMENT 

With no other business, Chairperson Coleman declared the meeting adjourned at approximately 
6:50 P.M. 

 
 
 
 
ATTEST:        APPROVED: 

_______________     _______________ 
Jorge Barake, City Planner      Ian Coleman, Chairperson 

 
_______________ 
Erica Stubbs, Senior Planner 
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AGENDA SUMMARY 
FORM 

 
 
 

MEETING DATE:  
 
 
AGENDA ITEM: 

 
 

 
 
 
 
 
SUBMITTED BY:  
 
SUMMARY: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

STAFF 
RECOMMENDATION: 

 

RECOMMENDED 
MOTION: 

11/10/25_____     ITEM NO.  IV a________
  

Jorge Barake 
 

 

Staff recommends approval  
 

 
I move to approve the request for a ZONING CHANGE as presented

NAME: 
CHAIRPERSON COLEMAN    
VICE CHAIRPERSON HUGHES 
COMMISSIONER ESTES 
COMMISSIONER GARRETT 
COMMISSIONER McCAULEY 
COMMISSIONER SACHA 
COMMISSIONER SNODGRASS 
COMMISSIONER SEVERSON (alt.) 
COMMISSIONER TOMPKINS (alt) 

Conduct a public hearing and discuss and consider a request for ZONING CHANGE from Light 
Industrial and Manufacturing (L-IM) to Corridor Commercial (CC) for an approximately 14.947-
acre tract of land situated in the William A Park Survey, Abstract No. 871, City of Ennis, Ellis 
County, Texas. Located approximately at the southwest corner of Interstate 45 and N Kaufman 
Street. Ellis CAD ID 249501  
P&Z Case No.: ZAXA-25-16  
Owner: Sapphire Group, LLC-Series 3  
Applicant: Joseph Bickham 

The subject property, measuring approximately 14.947 acres, is located at the 
southwest corner of Interstate 45 and N Kaufman St.  The applicant, Joseph Bickham, is 
requesting a ZONING CHANGE from Light Industrial and Manufacturing (L-IM) to 
Corridor Commercial (CC).  The applicant has indicated their intention to construct a 
Fuel City Gas Station combined with a 10,000 square foot convenience store/restaurant 
and an automatic carwash on site.  No truck stop will be allowed to operate on site.   
 
Under the City’s Unified Development Ordinance (UDO), the proposed use of 
convenience store combined with the sale of alcoholic beverages is not permitted in the 
L-IM District.  This is only permitted in the Corridor Commercial (CC) District.  It is for 
that reason that the applicant is requesting to rezone the property from L-IM to CC.   
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Fuel City Zoning Narrative (L-IM to CC) 

Fuel City respectfully requests that the City of Ennis approve rezoning of the subject property from L-IM 
(Light Industrial / Manufacturing) to CC (Corridor Commercial) to allow development of a notable 
Texas-Brand convenience store destination with award-winning food program and an automatic tunnel 
car wash. 

Corridor Commercial is the ideal classification because the property fronts Kaufman Street and Interstate 
45, placing it directly on a major arterial corridor. The Ennis UDO states that the CC district provides 
sites for community and regional retail, restaurants, and personal services visible from major roadways, 
with attractive appearance, landscaping, well-designed parking, and controlled traffic. Fuel City’s 
proposed use—combining convenience store, restaurant, fueling, car wash—is exactly the type of high-
visibility, service-oriented development the UDO envisions for CC. 

Rezoning will bring Ennis a premium operator generating substantial sales tax and ad valorem revenue, 
boosting surrounding property values, and catalyzing further corridor development. Fuel City’s quality in 
site design, landscaping, architecture, and operations will enhance corridor character and avoid strip-type 
development. Instead, the site will be planned with landscaping buffers, clustered buildings, and cross-
access easements to improve connectivity and reduce redundant curb cuts, consistent with UDO 
requirements. 

The proposal will comply with dimensional standards of the CC district: 20-foot front setbacks along 
Kaufman and arterial frontage, 20-foot side and rear setbacks, and 40-foot buffers where adjacent to 
residential. Heights will remain below UDO maximums (two stories/35 ft near residential, up to 5 
stories/75 ft elsewhere). Lot coverage will remain at or below the 75% cap. 

Buildings will be oriented for strong street presence and pedestrian access. The primary entrance will face 
the street or a pedestrian path, in alignment with UDO entry standards. Sidewalks, internal walkways, 
lighting, and architectural detailing will further meet the UDO’s urban design expectations. 

The retail operations and fuel sales for both passenger vehicles and commercial trucks also aligns with the 
UDO, which anticipates CC uses generating high vehicle volumes, including truck traffic along regional 
corridors. 

Economically, this project will create over 60 full-time equivalent jobs, generate significant new taxable 
revenue, and increase values of both the subject property and adjacent parcels. The project embodies the 
UDO directive that the CC district “maintain and enhance the city’s economic base.” 

Granting this rezoning will enable a high-quality commercial development, enhance the gateway corridor, 
attract regional travelers, encourage adjacent redevelopment, and provide meaningful public benefits in 
jobs and tax revenue. 

For these reasons, the request to rezone from L-IM to CC is fully consistent with the purpose and intent of 
the CC district as described in the Ennis UDO. 
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City of Ennis, TX October 23, 2025

ZAXA-25-16
Zoning Change
Application
Status: Active
Submitted On: 9/26/2025

Primary Location

0 N INTERSTATE 45
ENNIS, TX 75119

Owner

SAPPHIRE GROUP LLC -
SERIES 3
4708 N FM 1417 Sherman, TX
75092-6602

Applicant

Joseph Bickham
469-203-0159
jbickham@fuelcity.com
801 S Riverfront Blvd

Dallas, TX 75207

Application Information

Applicant Name*

Joseph Bickham

Type of Application*

Zoning

Subdivision Name Property Type

Commercial

No. of Lots*

1

Acreage*

14.947

Current Use*

Undeveloped

Proposed Use*

Commercial - Fuel City

Current Zoning*

L-IM - Light Industrial and Manufacturing

Proposed Zoning*

CC - Corridor Commercial

Water/Sewer Service *

City of Ennis

Are you using an Agent/Representative?*

Yes

10/23/25, 1:58 PM ZAXA-25-16

https://ennistx.workflow.opengov.com/#/explore/records/35649/details 1/3



Reason for Request*

Rezoning request for commercial developement of a Fuel City Taco cstore
with drive thru, fuel and car wash

Will you be using a Temporary Concrete Batch
Plant? (Requires a Specific Use Permit)*

No

Will you be requesting a Public Improvement District
(PID)?*

No

Owner Information

Owner Name

Sapphire Group LLC

Owner Street Address

4708 N FM1417

Owner City, State Zip

Sherman, TX 75092

Owner Telephone

903-821-0321

Owner Email

barry@bluestoneres.com

Agent/Representative Information

Firm Name *

Fuel City

Main Contact*

Joseph Bickham

Address*

801 S Riverfront Blvd

City, State Zip

Dallas, TX 75207

10/23/25, 1:58 PM ZAXA-25-16

https://ennistx.workflow.opengov.com/#/explore/records/35649/details 2/3



Telephone*

4692030159

Email*

JBickham@FuelCity.com

Signature

Applicant Signature*

Joseph Bickham
Sep 26, 2025

10/23/25, 1:58 PM ZAXA-25-16

https://ennistx.workflow.opengov.com/#/explore/records/35649/details 3/3
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ZONING APPLICATION REVIEW 

CASE NUMBER:______________________________________________ 

Is the request in compliance with the Comprehensive Plan / Land Use Plan? YES NO 

Does the request allow the property owner reasonable use of the property? YES NO 

Does the request include a Development Agreement? YES NO 

EFFECTS OF PROPOSED USE: 

HAS THE IMPACT ON THE FOLLOWING BEEN CONSIDERED AND NEGATIVE IMPACT MITIGATED BY 
SOME MEANS? 

• Traffic Congestion: YES NO 

• Noise and Light Pollution: YES NO 

• Air Quality: YES NO 

• Crime: YES NO 

IN PROGRESS 

IN PROGRESS 

IN PROGRESS 

IN PROGRESS 



ZONING APPLICATION REVIEW 
-2 

HAS THE IMPACT ON THE FOLLOWING BEEN CONSIDERED AND NEGATIVE IMPACT MITIGATED BY 
SOME MEANS? 

• Water System: YES NO 

• Wastewater System: YES NO 

• School District: YES NO 

• Parks: YES NO 

STAFF NOTES: 

REVIEWED BY: ____________________________________ 

IN PROGRESS 

IN PROGRESS 

IN PROGRESS 

IN PROGRESS 


	2025 10 13 P&Z Meeting Minutes.pdf
	I. CALL TO ORDER
	City Planner Jorge Barake called roll and verified a quorum:
	Absent
	Commissioner McCauley
	Present
	Chairperson Coleman
	Present
	Commissioner Sacha
	Present
	Vice-Chairperson Hughes
	Present
	Commissioner Snodgrass
	Present
	Commissioner Estes
	Present
	Commissioner Tompkins (Alt.)
	Absent
	Commissioner Garrett
	The Pledge of Allegiance was recited.
	The Invocation was given by Vice-Chairperson Hughes
	II. CITIZENS PUBLIC COMMENT PERIOD
	No one spoke
	III. CONSENT AGENDA
	a. Approval of August 25, 2025, Regular Meeting Minutes
	Motion by Commissioner Sacha; second by Vice-Chairperson Hughes; to approve the August 25, 2025, regular meeting minutes as submitted.
	A vote was cast, 6 in favor, 0 against.  Motion passed.
	IV. INDIVIDUAL ITEMS FOR CONSIDERATION
	a. Conduct a public hearing to discuss and consider a SPECIFIC USE PERMIT (SUP) to allow a “ temporary concrete batch plant” for a time period not to exceed 6 months on a property zoned Single Family Residential-5 (R-5) district on a portion of Phase ...
	P&Z Case No.: SUP-25-3
	Owner: DRP Bookbinder Multistate, LLC
	Applicant: Smith Contracting, Inc
	Chairperson Coleman opened the public hearing at 6:05 pm.
	Item presented by Jorge Barake, City Planner
	Chairperson Coleman closed the public hearing at 6:09 pm.
	Motion to approve the request by Vice-Chairperson Hughes; second by Commissioner Estes.
	Questions and discussion were had regarding the TCEQ approval process. Applicant’s representative, Clinton Smith spoke to the TCEQ approval process for batch plants. Dust concerns were raised. Mr. Smtih assured that dust mitigation will be in place to...
	A vote was cast, 6 in favor, 0 against.  Motion passed.
	P&Z Case No.: DEV-25-12
	Owner: RM2 Developments, LLC
	Applicant: Ragen Martinek
	Chairperson Coleman opened the public hearing at 6:16 pm
	Item presented by Erica Stubbs, Senior Planner
	Applicant, Ragen Martinek, 7970 FM 660, spoke briefly regarding the requested amendments
	Tim Slovacek, 617 Arleta Ln, spoke regarding TCEQ, drainage and utilities to the subdivision along with SH 34 turn lanes and infrastructure
	Stacey Slovacek, 617 Arleta Ln, spoke regarding infrastructure and traffic, stating the additional 441 homes to be constructed would cause more traffic. Ms. Slovacek requested proper infrastructure be in place prior to homes being constructed.
	Chairperson Coleman closed the public hearing at 6:33 pm.
	Motion to approve the request by Commissioner Estes; second by Vice-Chairperson Hughes.
	Staff addressed questions to scope of amendments being considered and phasing of construction. Applicant, Ragen Martinek addressed questions pertaining to infrastructure. No definite decision if a PID will be requested. Commissioner Estes brought up c...
	A vote was cast, 4 in favor, 2 against (Estes & Hughes). Motion adopted.
	V. ADJOURNMENT
	With no other business, Chairperson Coleman declared the meeting adjourned at approximately
	6:50 P.M.
	ATTEST:        APPROVED:
	_______________     _______________
	Jorge Barake, City Planner      Ian Coleman, Chairperson
	_______________
	Erica Stubbs, Senior Planner
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