
Neighborhoods 
& Downtown Recommendations

1 MAINTAIN THE CHARACTER OF WAXAHACHIE. 
Development and redevelopment should match the existing character of Waxahachie. 
The traditional pattern of development in the older parts of Waxahachie reflects the 
principles and goals of this plan. New development should continue this pattern whether 
constructed in infill or greenfield settings.

2 DIVERSIFY HOUSING MIX TO ENCOURAGE DIVERSE 
HOUSING TYPES AT VARIOUS PRICE POINTS. 
Building more smaller homes that use less land is one of the key takeaways for becoming 
more fiscally sustainable as a city and a key element of making housing more affordable 
to build, rent, and own. The City can work toward ensuring a healthy mix of options by 
requiring a percentage mix in existing and new neighborhoods dependent on the size of 
the development and applicable Place Type.

3 PRIORITIZE INFILL AND REVITALIZATION TO MAXIMIZE 
EXISTING INFRASTRUCTURE AND PUBLIC SERVICES.  
This is the fastest way to close the City’s resource gap and maximize return on taxpayers’ 
investments. There are numerous vacant parcels and plenty of opportunities for 
Accessory Dwelling Units (ADUs) and vertical development to add incremental density 
and diversify housing and commercial options without requiring more infrastructure. 
Additionally, providing smaller units makes them more affordable for residents and 
small business owners. All development, whether infill or greenfield, should be context-
sensitive so as not to disrupt the neighborhood’s character and fabric.

4 UPDATE DESIGN STANDARDS TO PRESERVE HISTORIC PLACES 
AND ENCOURAGE HIGHER QUALITY DESIGN STANDARDS 
IN HISTORICALLY SIGNIFICANT AREAS OF THE CITY 
Expand overlays to preserve and protect historic properties.

5 IMPROVE AND ENHANCE THE CENTRAL CORE OF WAXAHACHIE. 
Continue to improve and invest in downtown Waxahachie and ensure that development 
on the periphery compliments downtown.
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Snapshot

Providing Housing for Everyone

Waxahachie has been and wants to continue 
to be a community that appeals to people of 
all ages, backgrounds, interests, and income 
levels. Historically, Waxahachie has offered a full 
spectrum of housing and neighborhood choices, 
and the historic homes and neighborhoods are 
the foundation for the community’s authentic 
character. However, the majority of development 
built over the past decade has been in a suburban, 
single family subdivision style. This accomplished 
a goal of expanding options on the higher end of 
the price point spectrum and generating additional 
tax base for the City. However, if the City continues 
to build out the remainder of its city limits in this 
pattern, it will skew the housing mix too far in the 
high direction, making housing in the city less 
affordable for most people.

In order to keep housing attractive and affordable 
for everyone, Waxahachie must return to its roots 
and build a variety of housing and neighborhood 
types.  Affordability and quality of life mean 

7% 1 Bedroom

26% 2 Bedroom

48% 3 Bedroom

Housing Size Citywide

different things to different people, so it’s important 
for the City and its developer partners to work 
together to understand and meet these different 
expectations. Waxahachie will accomplish this by 
building neighborhoods, not subdivisions.

There are several elements that must work together 
to create complete, affordable neighborhoods. The 
primary ones include housing and commercial 
options, parks and public space, streets, and 
programming. The Place Types outlined in the 
Land Use and Growth Management component 
provide the basic context for character, scale, and 
mix of uses for rural, urban, and suburban style 
neighborhoods. Thoroughfare Classifications 
and street sections are covered in the Mobility 
component. The Neighborhoods component of 
the plan provides information on housing and 
commercial building typologies and other ancillary 
elements necessary to create more complete, 
affordable, and inclusive neighborhoods in 
Waxahachie.

90%
Single 
Family 
Homes

4% Apartments

3% Mobile 
Homes

Proportion of housing typologies

2% Duplexes

1% Other Types

19% 4+ Bedroom
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Neighborhoods or Subdivisions?

Most large residential developers focus on building 
subdivisions. They acquire and subdivide property, 
build and sell single family homes, and then move 
on to another location. Depending on city codes, 
standards and the market they are trying to serve, 
there may also be a park or amenity center to 
add a recreational component. Commercial uses 
and other housing options beyond single-family 
detached houses are typically excluded, requiring 
those living in subdivisions to drive to daily needs, 
and making it difficult for those who can’t afford or 
don’t want a detached single-family home to live 
there. And while sidewalks are usually included 
and streets are intended to be safe for pedestrians, 
higher vehicle speeds allowed by wider suburban 
style streets and longer blocks make the 
environment less safe for residents and children 
walking, biking, or playing than it needs to be.

Neighborhoods, on the other hand, are designed 
and built to intentionally mix uses together so that 
the majority of daily needs are accessible within 
a safe and walkable distance - commonly defined 
as a quarter mile or a 15 minute walk. A diverse 
housing inventory reaps financial benefits for 
the City, but also provides life cycle housing and 

provides housing for everybody regardless of their 
socioeconomic situation and life stage. The full-life 
cycle is intended to describe all stages of life — 
young singles, professionals, families with children, 
families without children, empty-nesters, retirees 
and seniors. Full-life cycle housing incorporates 
homes of various sizes, including large lots, small 
lots, townhomes, lofts, assisted living, multifamily 
complexes, condominiums, mother-in-law suites, 
carriage homes, garden homes, etc. Non-residential 
uses may include schools and child care facilities, 
parks and recreational facilities, small restaurants 
and coffee shops, corner stores, and other small 
businesses that fit a neighborhood context and 
require limited parking. Streets and public spaces 
are designed to prioritize walkability and human 
interaction over automobiles, often having 
narrower travel lanes laid out in a grid network 
with short blocks and more sidewalks, trails, and 
bike paths. Our built environment significantly 
influences how people interact with one another. 
Being purposeful in the layout and design of our 
neighborhoods can go a long way to creating a 
sense of belonging and community.

77
WALKSCORE
Very Walkable

51
WALKSCORE
Somewhat Walkable

27
WALKSCORE
Car Dependent
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Barriers to success

The items shown below are the most pressing 
barriers to achieving success in line with 
Waxahachie’s stated goals.

Outdated codes and 
design standards

A development 
community focused 
on single-use places 

Current standards do not support design elements 
that are needed to build complete neighborhoods, 
such as street trees, shorter block lengths, smaller 
lots and mix of uses, and a wider variety of street 
sections that support walkability and placemaking. 

No amount of planning can overcome a binding 
ordinance that is working in the opposite direction. 

While the city does have alternatives to single 
family homes such as duplexes, townhomes, and 
apartments, many of them are older and are in need 
of rehab. As long as the existing housing stock that 
we have is viewed as substandard by prospective 
buyers and renters they will continually seek out 
new builds. This, paired with the predominant 
housing types being single-family homes or large 
multi-family complexes makes the housing market 
weaker.

Office, retail, and entertainment destinations 
in the city are almost exclusively auto-focused 
and located along major thoroughfares that are 
either too far or too unsafe to access by bike, foot, 
or micro-transit; these uses become even more 
imperative.

This is principally caused by the use-based zoning 
ordinance. But another factor is a presumption by 
many people who have grown up in the decades 
since suburbanization that these uses are supposed 
to be separated. As long as the narrative remains 
that these uses cannot exist within developed 
places, it will be difficult to create neighborhoods 
out of subdivisions.

1 2
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Existing middle-scale 
housing is aging

Lack of amenities 
inside existing 
neighborhoods

Developers’ focus on exclusively building new 
single family homes is hurting Waxahachie’s ability 
to offer a wider variety of options to residents (both 
in price and type). This particular development is 
one of the most expensive to serve and maintain, 
so very high home values are needed to cover the 
costs at the existing property tax rate. Additionally, 
commercial development has largely followed 
a similar segregated model where commercial 
developers almost never take part in the process 
of building a sense of place outside of their own 
project.

Many of the existing subdivisions lack pocket 
and neighborhood parks, trails, bike lanes, and 
complete sidewalk systems. When open space 
is included in a development, it is often land not 
suitable for development of parks. These amenities 
support active lifestyles, neighbor interaction, 
and improved quality of life. Without these things 
inside the majority of neighborhoods, many more 
residents are forced into their cars to meet their 
daily needs.

This is a significant barrier because retrofitting 
largely suburban neighborhoods from the top 
down is difficult. On the other hand, its often hard 
to achieve bottom-up, small-scale improvements 
made by the residents of neighborhoods due 
to a complex governmental structure. Without 
residents feeling empowered to make their own 
neighborhoods better, the task is likely to be too 
large for the City to solve on its own.

3 4
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Making housing 
affordable
Often, when the term “affordable housing” is used, 
it is recognized as housing that is being subsidized 
in one way or another to provide a dwelling unit to 
someone who otherwise could not afford that same 
space at market value. But housing affordability in 
the broader sense is simply a measure of whether 
or not someone has the means to afford a given 
residence, either for purchase or rent.

It is generally accepted that a household can afford 
to spend up to 30% of their income on housing costs. 
This includes a mortgage or rent, and utilities. The 
median household income in Waxahachie in 2021 
was $66,230. That means that anyone meeting that 
median income needs housing that costs no more 
than $1712 per month. Similarly, two and a half 
times a household’s yearly salary is considered to 
be an obtainable price point. So our imagined buyer 
could afford a home priced no higher than $171,240 
According to Ellis-Hill Chapter of the Arlington 
Board of Realtors, the average listing price of a 
home in Waxahachie was $419,250 in January 
2022 - about $248,000 out of reach.

Quality and affordability are not 
mutually exclusive. It is possible to 
provide quality housing options 
at different price points. One 
way to provide high quality, 
low cost options is to 
reduce the size of a 
building or increase 
the number of 
units to fit  the 
target market 
value. High 
q u a l i t y 
units, 

Initially standard 
residential lots 
usually hold one 
single-family home.

Most lots include 
a large amount of 
unused space. Here a 
duplex is added and 
the single-family lots 
subdivided.

At a higher intensity, 
guest suites or 
attached ADUs are 
added, providing 
substantially more 
affordable housing 
than in the initial 
configuration.

in compact neighborhoods on smaller lots can still 
meet market demand and price points. Incremental 
developers across the state have shown that this 
is possible. Down market effects of these units 
coming online are freeing up space in lower value 
units and making prices more affordable for people 
at the bottom of the economic ladder. Higher price 
point buyers and renters can benefit from urban 
townhomes, in more walkable places. A diverse 
stock of housing is a win for everyone.



Growth pressure in Waxahachie is at an all-time 
high. The city approved 1,053 building permits in 
2021, and is on track to add even more in 2022. Most 
residential projects are being processed as planned 
developments (PDs) where lot size, housing mix 
and size, open space, and other design elements 
are negotiated for each development. Like much 
of the Dallas Metroplex, home prices are rising 
rapidly and supply is not keeping up with demand. 
This combination of building mostly single family 
homes at higher price points and not building more 
smaller, affordable options is driving median values 
in Waxahachie up and making the community less 
affordable overall. Access to more housing types 
within the city is critical, because the City is better 
able to facilitate the high quality development it 
needs for fiscal sustainability.

Ensuring that housing typologies are as diverse 
as the community will make Waxahachie more 
attractive and competitive in the Metroplex. 
While there is historically diverse housing in the 
downtown, on the edges of the city almost all 
housing is exclusively detached single-family.

Meeting housing 
Needs

These Missing Middle typologies can be built 
on vacant lots, infill lots, or lots with existing 
substandard housing without significantly altering 
the character of the area. In single family suburban 
style subdivisions, simple regulatory changes 
such as reducing setback requirements can make 
it possible to create ADUs in backyards. ADUs are 
appropriate for all housing types, from large acre 
estates to smaller residential lots. Additionally, 
ADUs can boost the revenue collected from infill 
lots without adding  new infrastructure that would 
increase costs to the City. When development 
regulations are tailored to preserve the character 
of the neighborhoods, these units provide financial 
benefits to the city and the homeowner, and feel 
like a pleasant addition the area. The ideal location 
for higher intensity options like small multiplexes 
that contain 3-6 units are within areas that have a 
street grid, narrower lots, and improved walkability. 
Access to nearby neighborhood scale commercial is 
a mutually beneficial improvement. The residents 
benefit  from a reduced need for auto trips, and 
businesses see gains from a larger concentration 
of patrons nearby. 
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This graphic from Kronberg Urbanists + 
Architects makes clear how easily diverse 
housing typologies can fit into an otherwise 
Single-Family Neighborhood. In Waxahachie 
it will be important to determine which 
typologies are most appropriate for the 
character and needs of residents

ALLEY ACCESS 
PROVIDED AT REAR
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Preserving Waxahachie’s 
historic Places

The City of Waxahachie has an impressive collection 
of unique historic and architectural resources. 
Their distinct character- defining features evoke 
great civic pride in the entire community. The City 
and its residents have taken proactive steps over 
the years to protect these distinctive resources for 
future generations. As Waxahachie is experiencing 
tremendous growth and change, public officials 
and residents must continue to make informed 
decisions about the fate of these irreplaceable 
resources which distinguish the City as a unique 
and valuable place in the state of Texas. Growth 
and preservation are not mutually exclusive; they 
can be managed in a way that is thoughtful and 
respectful to one another while being compatible 
with, and sensitive to, the City’s historic fabric.

Ongoing improvements have been made to the City 
of Waxahachie’s heritage preservation program 
in recent years. The Heritage Preservation 
Commission (HPC) approved tax incentives for local 
historic resources and historic overlay districts, 

and adopted guidelines for proper commercial and 
residential restoration. Under the leadership of 
Historic Waxahachie Inc. (HWI), in collaboration 
with the City of Waxahachie’s Certified Local 
Government (CLG) program, a citywide survey 
plan and four historic resource surveys have 
been completed. The surveys have identified and 
assessed thousands of historic resources, many of 
which are eligible for National Register of Historic 
Places (NRHP) designation. The most recent 2019 
historic resources survey has been integrated into 
the City of Waxahachie’s GIS All In One Map. These 
actions assist in current decision making and 
proactive planning for future development and 
promote a greater understanding of the potential 
impacts to historic resources from permits for 
construction, demolition, and/or moving requests.

The City of Waxahachie currently has 49 individually 
listed NRHP properties and 5 National Register 
Historic districts. The 2019 Historic Resources 
survey recommends designating an additional 91 

The Rogers Hotel 
(right) is an example 

of a well conceived 
rehabilitation of a 
historic building. 

Below, Joshua Chapel 
AME Church designed 

by William Sydney 
Pittman.
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individual properties as NRHP and 6 new additional 
National Register Historic districts. This NRHP 
recommendation is a significant distinction for a 
city the size of Waxahachie. It quantifies the value of 
our historic resources. The National Park Service’s 
National Register of Historic Places was authorized 
by the National Historic Preservation Act of 1966 
and is part of a national program to coordinate 
and support public and private efforts to identify, 
evaluate, and protect America’s historic resources. 
In addition, federal and state programs encourage 
the preservation of historic structures by allowing 
favorable tax treatment for rehabilitation of such 
properties.

The City of Waxahachie should consider developing 
a comprehensive citywide Historic Preservation 
Plan, including the creation of a dedicated Historic 
Preservation Officer (HPO) who meets the Secretary 
of the Interior’s Professional Qualification 
Standards. The Historic Preservation Plan would 
help to ensure that recommendations from the 

2019 Historic Resources survey are followed, and 
that building codes and amendments are created 
that provide specific protections for historic 
properties. The HPO would be closely integrated 
into all planning and building departments to 
ensure historic preservation remains an essential 
part of City planning and development. The 
creation of a Historic Resources Plan and HPO will 
support the recommendations of recent Historic 
Resources Surveys, the continued advocacy and 
educational activities from volunteer groups like 
HWI and HPC, input from concerned residents, 
and strong, informed leadership from City officials 
as we all work together to protect the City’s 
rich and important historic resources. Ongoing 
improvements in historic preservation practices 
must remain a top priority for all residents and 
local decision makers as Waxahachie continues 
its journey to becoming a vibrant, resilient and 
sustainable city.

A collection of 
Historic Homes 
In Waxahachie. 
The 2019 Historic 
Resources Survey 
identified properties 
in the city which are 
eligible for NRHP 
designation. 
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Existing 
Historic Districts
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Preserving and Improving 
Existing Districts

Waxahachie already has a relatively extensive 
network of Historic Districts. In two districts, the 
Ellis County Courthouse District and the Oldham 
Avenue District, overlays have been created to 
ensure that new development in these areas 
is consistent with the vision for these places. 
Creating a similar overlay that focuses directly on 
the character of the other districts should be a high 
priority for the City and the Heritage Preservation 
Commission.

North Rogers Street 
Historic District

West End 
Historic District

Wyatt Street 
Shotgun house 
Historic District

Oldham Avenue 
Historic District

Ellis County 
Courthouse 
Historic District

EXISTING OVERLAY 
BOUNDARIES

NATIONALLY 
REGISTERED HISTORIC 
DISTRICTS
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Wyatt Street 
Shotgun house 
Historic District

West End

The West End Historic District provides 
an excellent cross-section of the many 
domestic architectural styles and plan 
types that were popular in Waxahachie 
during the town’s most prosperous 
period.  Some of the City’s finest 
Queen Anne and Neoclassical Revival 
dwellings can be found in the district 
alongside outstanding examples of 
vernacular and popular architectural 
house forms such as Folk Victorian 
and Craftsman, which were common 
throughout North Central Texas during 
the late 19th and early 20th centuries.  
Some of the oldest and most elegant 
homes are found in this district.  The 
Garden City movement of the late 
19th century helped to guide the 
development to include a focus on 
access to green spaces.  

Ellis County Courthouse

In April 1975, the Ellis County 
Courthouse Historic District, which 
comprises an area of roughly 25 
square blocks in the center of 
downtown Waxahachie, was listed 
on the National Register of Historic 
Places.  Located within this area are 
some 50 architecturally or historically 
significant buildings and engineering 
structures including Romanesque 
Commercial, Victorian Commercial, 
High Victorian Italianate, Neo-Classical 
Revival and Early Twentieth Century 
Commercial.  Dating from the late 19th 
through the early twentieth century, 
these structures reflect the history of 
Waxahachie during its prominence as 
a major cotton producing region in the 
Southwest.  Primarily commercial in 
character, the district centers on the 
spectacular Ellis County Courthouse in 
the public square.  

North Rogers

The North Rogers Street Historic 
District contains an extremely high 
concentration of late nineteenth and 
early twentieth-century vernacular 
dwellings.  Located just north of the 
town’s central business district, the 
district has remained remarkably 
intact.  Recent renovation efforts are 
seen in many buildings in the area and 
the low number of modern structures 
enhance the district’s historic integrity 
and significance.  The majority of 
structures date to the late 1880s and 
1900s and are L or modified L-plan 
domestic buildings with a number of 
T-plan house types in the district.  Fine 
examples of bungalow architecture 
and Prairie School architecture are 
also found in the district.  

Wyatt Street

This eight house streetscape is unique 
in Waxahachie.  The development 
was completed by 1925.  The houses 
are almost identical in their box 
construction.  There are small rear 
additions made in the 1940s when 
city code require indoor toilets.  The 
shotgun house was a long established 
vernacular house type in the African 
American culture.  Following the 
Civil War, the shotgun house spread 
to densely populate urban areas 
throughout the South where it proved 
to be an affordable rental housing 
type for laborers.  In 1986, the Wyatt 
Street Shotgun House Historic District 
was listed on the National Register of 
Historic places as an important link 
to an often overlooked segment of 
Waxahachie’s past.  Since 1986, many 
modern alterations have been made to 
these homes, but these importance of 
the district remains. 

Oldham Avenue

The Oldham Avenue Historic District 
presents outstanding examples of 
locally popular, late 19th and early 
20th century domestic architectural 
styles.  The houses generally stand 
on large irregularly sized lots.  The 
dwellings are of frame construction 
and remain virtually unaltered.  With 
strong vertical composition and ornate 
detailing, the Queen Anne residences 
visually dominate the neighborhood.  
Other more modest vernacular 
house types are also evident.  There 
are premier examples of bungalow 
architecture which represents a 
link to Waxahachie’s growth during 
the early 20th century. The houses 
have generally maintained their 
architectural integrity, and restoration 
efforts in recent years have revitalized 
the neighborhood. This District is also 
the first residential Historic Overlay 
District in the City. 
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Neighborhood 
hierarchy
Waxahachie’s aim is to be a neighborhood-centric 
community. From a planning perspective, this 
means shifting thinking from what all residents 
need at the citywide scale to what is needed by 
people in different parts of the city at a more 
local scale, and then mixing different types of 
neighborhoods together across the city to offer 
a variety. The neighborhood should become the 
central planning unit—and the city’s goal needs 
to be making every neighborhood a complete 
neighborhood.

Waxahachie’s neighborhood planning needs can be 
categorized into three different tiers:

1 Neighborhood Scale

The local (Neighborhood) Scale 
is where most residents’ daily 
needs are met, and where they 
spend most of their time. For 
most neighborhoods, this means 
amenities and destinations are 
easily reached on foot. At this 
scale, traffic patterns should 
favor pedestrians and bicyclists, 
and access to transit should be 
available. Housing is mixed, and 
in less rural neighborhoods,  
uses are mixed more freely. 
Neighborhoods themselves 
differ from one to the next, so 
plans should be created with 
substantial input from current 
residents regarding their needs 
in that area.

2 Development Zone

The Development Zone is the next 
tier—a halfway point between 
the local scale and the citywide 
scale. At the Development 
Zone level, the City provides 
services that are not offered at 
the neighborhood scale—fire 
stations, community parks, 
middle schools, and libraries. 
Additionally, development zones 
should provide neighborhood 
scale commercial to serve the  
nearby neighborhoods, filling in 
the commercial gaps that those 
neighborhoods may have (such 
as supermarkets).

3 Citywide Scale

At the Citywide Scale are those 
services and amenities that 
serve the whole population of 
Waxahachie, and sometimes the 
broader region. These include 
places such as City Hall, the 
post office, regional retail/
office/commercial centers, large 
regional parks and conservation 
areas, athletic complexes, 
high schools, and regionally-
connected trails.
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Equity and 
Access
Using these hierarchical levels, we can determine 
goals for services and amenities that should be 
accessible to every resident of Waxahachie from 
their home. The Neighborhood Scale is roughly 
anything within a 5 minute walk. The Development 
Zone is within a 15 minute walk. And the Citywide 
Scale amenities should be reachable within a short 
drive.

N
EI

GH
BO

RH
OO

D 
SC

AL
E

DE
VE

LO
PM

EN
T 

ZO
N

E
CI

TY
W

ID
E 

SC
AL

E

5 Minute Walk

15 Minute Ride

Short Drive

Diverse Housing

Retail – Fresh Food

Retail – Restaurant

Services – Laundry

Amenities – Public Space, Park 
or Plaza

The lists below are illustrative of the types of needs 
that should be met within each level of hierarchy. 
The lists are not meant to be exhaustive.

Retail – Grocery Store

Retail – General Merchandise

Services – Pharmacy

Services – Public Schools

Amenities – Larger Parks

Major Cultural Institutions

Medical Providers

Higher Education

Major Employers

Amenities – Regional Park
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Detached Single-FamilyBuilding a diverse mix of housing options at 
different price points is key to keeping housing 
in a community affordable, and attracting and 
retaining people in different stages of life and 
different levels of means. Likewise, offering a mix 
of commercial buildings at various scales and in 
different contexts provides business owners and 
customers with options.

RESIDENTIAL

The most common housing style which can be 
found in a wide range of development types. These 
vary from small modular, prefabricated homes on 
compact lots to large estate-style houses on large 
lots. Especially in Waxahachie’s core, multiple 
single-family homes on one lot can be a good way 
to add housing capacity without the need for major 
new infrastructure outlays.

Neighborhood 
Buildings
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Townhouse

RESIDENTIAL

Accessory Units

RESIDENTIAL COMMERCIAL

Accessory Units are most commonly found with 
detached single family homes, as those homes 
often have a large amount of unused land on the 
lot. Accessory units are also possible with other 
building typologies, or anywhere that there is spare 
land on which a small building could be placed. In 
residential areas, these are also often referred to 
as Accessory Dwelling Units, or ADUs.  

Typically consisting of two to eight small- to 
medium-sized single-family structures attached 
side by side. Each unit has street frontage. However, 
these may also be detached structures. Waxahachie 
is lucky to have new high quality townhomes being 
built downtown. This should be encouraged and 
expanded.



120 | Neighborhoods – Neighborhood Buildings

Neighborhood 
Buildings, continued
Duplex

RESIDENTIAL

A small- to medium-sized structure consisting 
of two dwelling units. The units may be side-by-
side or stacked on top of one another. When these 
types of buildings are thoughtfully designed, 
they fit seamlessly into predominately residential 
neighborhoods. With a single entry point, duplexes 
often look exactly like nearby single-family homes.

Triplex/Quadplex

RESIDENTIAL

A small- to medium-sized structure consisting of 
three or four dwelling units. It is most common to 
see these units span multiple floors. When these 
types of buildings are thoughtfully designed, they 
fit comfortably into predominately residential 
neighborhoods. It is common for quadplexes to 
have a large porch and a single entry door that 
opens onto a hallway with access to the first floor 
units and a set of stairs to the second floor units. 
In this configuration, the exterior  of the building 
is largely indistinguishable from a large single-
family home.
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Small Multiplex Cottage Court

RESIDENTIAL RESIDENTIAL

A medium-sized structure that includes five to 10 
units that may either have their own individual 
entrance or may share an entrance along the front 
of the building. The units may be side by side or 
stacked on top of each other.

A collection of homes generally fronting onto a 
green space. This space serves as a community 
gathering spot that is most often used by the 
residents of the homes that line it. It is also 
possible for cottage courts to serve as boundary 
developments to larger public spaces like parks, 
and thus the dividing line between the courtyard 
for the cottages and the park itself can be blurry. 
When thinking about building neighborhoods that 
serve the widest range of residents, cottage courts 
can be a great way to add very small housing units 
that meet a lower price point while still being a 
complement to an otherwise very high price point 
place.
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Neighborhood 
Buildings, continued

Live/Work

MIXED USE

A small- to medium-sized structure that 
includes a dwelling unit above or behind a 
non-residential unit. These structures may be 
attached or detached. The non-residential use 
has the flexibility of being used for a variety of 
commercial uses that are compatible with the 
residential use. Both units are owned by the 
same entity and occupied by the same tenant or 
property owner. 

Courtyard Apartments

RESIDENTIAL

One medium- to large-sized structure with multiple 
units that are accessed from a courtyard or a 
series of courtyards. The units may be side-by-side 
or stacked on top of each other. Units may each 
have their own entrance or share an entrance with 
several units.
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Middle Intensity

MIXED USE

A mixed use building where a small number of units, 
either office or residential, are on a floor above 
a commercial use (generally retail). Office over 
retail is common in downtowns and Main Streets 
where there is not a large demand for residential 
presently. For these spaces to adapt and change 
over time to suit the needs of the community, it 
is important that the uses allowed inside these 
buildings be as broad as possible. Generally these 
buildings will not be more than three stories, and 
often not more than two.
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Neighborhood Scale

High Intensity

MIXED USE

COMMERCIAL

A mixed use building where a large number of units, 
either office or residential, are on floors above 
a commercial use (generally retail). Office over 
retail is common in downtowns and Main Streets 
where there is not a large demand for residential 
presently. In modern mixed use developments, 
these are generally retail on the ground floor 
with apartments above. This allows an immediate 
and nearby group of patrons for the commercial 
uses downstairs. Waxahachie has the capacity for 
both office over retail or residential over retail in 
currently vacant upper floors of buildings on the 
square.

Light- to medium-intensity commercial uses are 
located within and around neighborhoods to serve 
the surrounding communities by being easily 
accessible by foot or car. These uses consist of 
those that are essential to the community such as 
restaurants, general retail stores, medical offices, 
and fuel stations, and sometimes small residential 
units.

Small Scale

COMMERCIAL

Blending in with residential uses, light commercial 
uses serving the residents include coffee shops 
and professional offices as well as food trucks, 
carts, and open air market retail. These uses do 
not require a large amount of parking, and the 
structures are small in size and can resemble the 
surrounding buildings.

MIXED USE

Neighborhood 
Buildings, continued
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Regional Scale Industrial

COMMERCIAL COMMERCIAL

Serving the larger region, includes a more 
expansive mix of uses. These include commercial 
centers with grocers, restaurants, and retail, large 
office campuses, and higher density residential. 
Although these are auto-oriented and draw in a 
larger customer pool from across the region, they 
serve the surrounding neighborhoods as well. It is 
important to understand that an otherwise auto-
oriented building can be part of a broader mixed-
use development. There is some overlap between 
this category and the high-intensity mixed use 
building type, in that residential can be introduced 
to otherwise commercial-only places.

MIXED USE

Industrial consists of primarily intense commercial 
or industrial uses that may not be compatible 
with lower intensity and residential uses. These 
uses include technology industries, light to heavy 
manufacturing, and outdoor operations and 
storage. It is important that the ability to mix  
uses inside an industrial building is maintained 
or that accessory residential buildings are allowed 
in these developments. Smaller makers often 
find it particularly advantageous for there to be 
some housing capacity to accompany the larger 
industrial use.

MIXED USE
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Recommended Amenities Recommended Amenities Recommended Amenities

Size

Service 
Area

Size

Service 
Area

Size

Service 
Area1/2 Mile

• Play equipment  
• Picnic area & pavilion(s)  
• Sports fields  
• Sports courts 
• Flexible open space  
• Trees 
• Multi-purpose / nature trails  
• On-street parking

Neighborhood Park

Local parks that may serve a 
singular neighborhood  or several 
smaller neighborhoods.

Park Types

Community Park

Large parks that serve a group of 
neighborhoods or a portion of the 
city. Community parks feature 
a wide variety of recreational 
facilities and opportunities. 

Regional Park

Large, region-wide destinations 
with unique offerings that draw 
in both locals and visitors from 
outside communities.

3-10 Acres

1-2 Miles

• Play equipment 
• Picnic area & pavilion(s) 
• Sports fields 
• Sports courts 
• Flexible open space 
• Restrooms 
• Lighting 
• Multi-purpose / nature trails 
• Recreation center 
• Amphitheater

10-50 
Acres

5-10 Miles

• Large nature park 
with unique natural  
characteristics 

• Destination athletics 
complex

50+ Acres
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Recommended Amenities Recommended Amenities Recommended Amenities

Size

Service 
Area

Size

Service 
Area

Size

Service 
Area

Linear Park & Open Space

Hike and bike routes that 
generally follow a utility or 
stream corridor, ravine, or other 
elongated natural area.

Pocket Park

Centrally located within a 
neighborhood, these small 
parks capitalize on walkability 
and serve as informal gathering 
nodes for residents.

Special Purpose Park

Accommodates specialized 
activities or amenities.  

1/2 Mile

• Multi-purpose / nature trails 
• Trailhead & wayfinding 

signage 
• Trail lighting 
• Benches 
• Trees 
• Shade structures 
• Natural areas

Varies

1/4 Mile

• Enhanced landscaping 
• Benches   
• Play equipment 
• Open lawn 
• Trees 
• Shade structure

0.5-2 
Acres

Varies 

• Athletic complexes 
• Golf courses 
• Nature centers & preserves 
• Aquatics centers 
• Dog parks 
• Skate parks

Varies
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Neighborhood 
design
For Waxahachie’s existing neighborhoods to grow 
and improve over time, and for new neighborhoods 
to feel welcoming and complete, a number of best 
practices should be applied across the city for new 
and existing development.

The Place Types introduced in the Land Use and 
Growth Management chapter cover how land is 
distributed between different scales of natural, 
residential, and commercial uses. Neighborhoods 
will generally reflect the use mix and context 
associated with the place type they are located 
within, but will also have their own unique mix of 
building, infrastructure, and public space elements 
that further support the character and lifestyle 
expected by those who choose to live there. The 
following base design guidelines should be utilized 
as a starting point when planning new development 
in each of the three primary neighborhood types 
(rural, transitional, and complete).

An important part of any cohesive neighborhood 
is a shared or unified sense of context. This 
means that the borders of a neighborhood, while 

not delineated visually by a line on the street, are 
apparent through the character of place. It should 
be noted that Downtown is a unique neighborhood 
in Waxahachie that wouldn’t necessarily comply 
with the following neighborhood types. Guidelines 
for downtown begin on page page 132.

A number of elements can make up this context;

Scale, which is made up of size and shape of 
buildings, and how they interact with the public 
space (usually streets).

Architecture, which describes the style and character 
of buildings themselves.

Pedestrian access levels, or the ability for a pedestrian 
to comfortably move through a place.

Connection to the existing fabric, wherein new 
development respects the character and historical 
significance of the area it inhabits.

Auto-Pedestrian Continuum

The principal factor that changes between these 
neighborhoods is where they lay along an auto-
oriented to pedestrian-oriented continuum. Rural 
being the most auto-oriented and Complete being 
pedestrian-oriented.
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Rural 
Neighborhoods
Amenities and non-residential uses in rural areas 
are limited and require driving to get to. Those 
living in rural areas can expect to have fewer 
neighbors, more open space, and less traffic.

Variable block configuration 
generally represented by longer 
blocks and some dead-end streets

Limited pedestrian infrastructure 
and connectivity

Block Character Lot Character

Street Character Parks & Open Space

Civic Space Secondary Use

Parking accommodation

Architectural Diversity

Larger homestead style lots

Private drive access to each 
property off the main public 
street or county road

Private drives and parking on 
private property

Rural roads with limited access 
and connectivity

Bar ditches and trees in their 
natural locations

Limited, if any public parks

Natural open spaces such as 
floodplain and conservation land

Large private lots in lieu of public 
parks 

Variety of architectural styles 
suited to rural environment and 
character

Passive recreation in floodplain 
and conservation areas

Home-Based Businesses
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Transitional 
neighborhoods
Transitional Neighborhoods are most commonly 
found in the Residential Neighborhood placetype and 
are intended to have a mix of residential options 
with pockets of neighborhood scale commercial 
located within walking distance. Because of the 
focus on residential, some commercial uses will 
be consolidated into larger neighborhood and 
regional commercial nodes that are accessible via 
a short drive. Streets and public space in these 

Generally, 600’-800’ block lengths.

Provide connectivity between 
blocks and developments.

Some flexibility in street 
connectivity around environmental 
constraints, but pedestrian 
connectivity is essential.

Cul-de-sacs are rarely used and 
where they must exist pedestrian  
access is provided.

Block Character Lot Character

Street Character Parks & Open Space

Civic Space Secondary Use

Parking accommodation

Architectural Diversity

A variety of lot sizes should 
be used in proximity within a 
neighborhood.

Utilize larger lots at logical points 
like end cap, T intersection, 
corner, and entry point lots.

Utilize alley lots on busier 
or prominent streets to limit 
driveways that interrupt 
continuous sidewalks.

On street

Driveways

Garages:
• Rear-Entry
• J-Swing
• Pull-Through

Front-Entry 
(only on lots over 50’)

Non-residential uses requiring 
parking should have neighborhood-
scaled and screened lots.

Primarily slow, narrow streets 
with parking on one or both 
sides.

Street trees are encouraged 
and sidewalks on both sides are 
required.

Encourage connectivity to 
major collector streets. More 
connection points means less 
traffic per street.

Green space within ¼ mile of all 
homes.

Connect all parks and open space 
through sidewalks and trails.

Integrate detention areas as 
meaningful parts of open space 
network, or should be created as 
scenic focal points.

Variety of Architectural Styles:

• 50-100 homes - 3 distinct 
styles

• 100-300 homes - 4 distinct 
styles

• 300+ homes - 5 distinct styles
Utilize common design themes 
across architectural styles.

Styles should encourage porches, 
stoops, and balconies - to add 
visual interest.

Encourage alternative exterior 
materials that are more durable 
and sustainable long term, s 
uch as cement fiber board in 
lieu of wood for craftsman and 
farmhouse styles.

Add details such as pocket 
parks, or outdoor dining 
at terminated vistas to add 
interest to neighborhood design. 
These points where people 
must pause before continuing 
are opportunities for small 
investments that greatly enhance 
the overall beauty of a place.

Schools and houses of worship 
should feel integrated into the 
overall neighborhood.

Include pedestrian connectivity 
to the site.

Ensure parking lots are not 
predominate in site design, as 
much as possible hide parking 
behind buildings and bring 
buildings closer to the street.

Commercial nodes should 
primarily serve adjacent 
residential areas and be 
integrated into the overall 
neighborhood.

Site design to serve pedestrians 
and cyclists first and automotive 
access second.

neighborhoods should prioritize pedestrians and 
walkability with a few collector style corridors that 
balance slow speed vehicular access and shared use 
trail connections to the larger citywide network.
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Complete 
neighborhoods
Complete Neighborhoods are most commonly 
found in the Mixed-Use Neighborhood placetype and 
are most complete in terms of use mix, access, 
and activity. Those living in these neighborhoods 
should expect constant change where the scale 
and use of properties is incrementally evolving 
to meet the residential and commercial needs of 
those living and working there. Residential and 
commercial uses can be mixed on the same block 

Generally, 400’-600’ block lengths

Provide connectivity 
between blocks and between 
developments.

Some flexibility in street 
connectivity around 
environmental constraints, 
but pedestrian connectivity is 
imperative.

Cul-de-sacs are not permitted.

Block Character Lot Character

Street Character Parks & Open Space

Civic Space Secondary Use

Parking accommodation

Architectural Diversity

A variety of lot sizes should 
be used in proximity within a 
neighborhood .
Utilize larger lots at logical points 
like end cap, T intersection, 
corner, and entry point lots.
Utilize alley lots on busier 
or prominent streets to limit 
driveways and increase yard 
space.
Incorporate at least 2-4 lot sizes 
per block.

On street

Driveways

Garages:
• Rear-Entry
• J-Swing
• Pull-Through

Front-Entry 
(only on lots over 50’)

Non-residential uses requiring 
parking should have neighborhood-
scaled and screened lots.

Primarily slow, narrow streets 
with parking on both sides.

Street trees and sidewalks on 
both sides are required.

Encourage high levels of 
connectivity to collectors.

Green space within ¼ mile of all 
homes.

Connect all parks and open space 
through sidewalks and trails.

Integrate detention areas as 
meaningful parts of open space 
network, or should be created as 
scenic focal points.

Variety of Architectural Styles:

• 50-100 homes - 3 distinct 
styles

• 100-300 homes - 4 distinct 
styles

• 300+ homes - 5 distinct styles
Utilize common design themes 
across architectural styles.

Styles should encourage porches, 
stoops, and balconies - to add 
visual interest.

Encourage alternative exterior 
materials that are more durable 
and sustainable long term. 
Such as cement fiber board in 
lieu of wood for craftsman and 
farmhouse styles.

Add details such as pocket 
parks, or outdoor dining 
at terminated vistas to add 
interest to neighborhood design. 
These points where people 
must pause before continuing 
are opportunities for small 
investments that greatly enhance 
the overall beauty of a place.

Schools and houses of worship 
should feel integrated into the 
overall neighborhood.

Include pedestrian connectivity 
to the site.

Ensure parking lots are not 
predominate in site design, as 
much as possible hide parking 
behind buildings and bring 
buildings closer to the street.

Commercial nodes should serve 
adjacent residential areas and 
destination users.

Sites should be integrated into 
the overall neighborhood.

Site design to serve pedestrians 
and cyclists first and automotive 
access second.

or grouped into small nodes that make the majority 
of needs convenient and accessible by biking or 
walking. Streets and public spaces are designed 
to prioritize pedestrians, walkability, and human 
interaction. Where higher levels of vehicular access 
are required, streets are designed to be slow-speed 
and accommodate on-street parking.
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Downtown

Downtown Waxahachie is a historic and unique 
neighborhood that serves as the cultural and 
civic center of the city. Anchored by the historic 
Ellis County Courthouse, Downtown’s public 
realm is characterized by its compact, walkable 
street grid, active storefronts, and wide range of 
architecturally significant buildings that frame the 
street. Downtown provides a variety of commercial, 
office, and residential uses, while serving as the 
backdrop for several prominent festivals and 
events that attract residents and visitors alike. 
While Downtown epitomizes the character and 
authenticity of Waxahachie’s past, it is also an 
important asset for future development. Planning 
efforts for this neighborhood requires the right 
balance of preserving the past while facilitating 
growth.

Downtown’s existing boundary is based off the 
Downtown Historic Overlay District. The purpose 
of this district is to help protect and preserve 
the places and areas of architectural and cultural 

importance by designating historic resources 
and establishing design guidelines. The Historic 
Overlay District closely resembles the Ellis County 
Courthouse Historic District listed on the National 
Register.

The Historic boundaries may remain constant, 
but the overall Downtown boundary should be 
expanded so that there can be greater influence on 
the appropriate development patterns as growth 
continues both within and around the existing 
Downtown Waxahachie. A larger boundary is able to 
encompass potential catalyst sites that are in close 
proximity but are not technically considered part 
of the Downtown. These tracts of land may have 
important impacts from a variety of standpoints 
including land use, economic development, and 
connectivity. As areas develop over time, the 
existing street grid and pedestrian connections 
should either be extended or reestablished to 
encourage walkability.



Character Districts provide a broad framework for 
what type of development should occur within a 
set planning area. Character Districts identify 
both the existing conditions and boundaries, and 
the aspirational qualities of how a place may look 
or feel in the future. District characteristics may 
include land use, building density, transportation 
connectivity, and access to greenspace. Good 
design principles allow districts to be both distinct 
from one another, yet complimentary when viewed 
collectively. Official district designations should 
reflect factors such as planning analysis, public 
engagement, and a market study.

Legend
Proposed Downtown 
Boundary

Downtown Core

Main Street District

Downtown Living District

Urban West End District

Maker District

Park Space

Open Space

Primary Gateway

Trailhead

Connector

Existing Regional Trail

Veloweb Trail

Points of 
interest

Ellis County Courthouse

Waxahachie City Hall

Ellis County Courts & 
Administration

Nicholas P Sims Library

Railyard Park

Wags-A-Hachie Dog Park

Waxahachie Downtown 
Farmer’s Market

Waxahachie Rodeo 
Complex

A&F Thompson Park

George Brown Plaza

Rogers Spring Branch 
Walkway & Park 

Freedman Memorial 
Plaza

Character Districts
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USE and Form

Downtown Waxahachie is a diverse neighborhood 
that can be further classified into separate 
character districts. The proposed districts include:

• Main Street District
• Urban West End District
• Downtown Living District
• Maker District

While each district has its own particular focus, 
no district is considered more important than 
another in terms of attracting investment. For 

Character Districts, 
continued

example, attention should not solely be placed 
on one district before moving to another district. 
Instead, the priority should be placed on pursuing 
infill development opportunities where the market 
expresses interest and where they are most logical. 
This growth pattern should be organic and may 
occur incrementally across multiple districts at 
the same time. Furthermore, the name of each 
Character District are not intended to prescribe or 
restrict particular uses, as downtowns are a place 
for mixing of uses, but rather just indicate a focus 
or a predominate use.

• 1-3 story retail / office with zero setback 
• Architecturally significant building 

facades 
• Pedestrian focused streetscape with wide 

sidewalks, street trees, and safe crossings 
• Enhanced public realm with active 

storefronts, patios, and signage, art, 
parallel or pull in on-street parking  

• Live-work residential, townhomes 
• Pocket parks (5 min walking radius)

To enhance and preserve our 
most recognizable asset
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To serve as the neighborhood 
core of Downtown Waxahachie

USE and Form

• Gradually steps down from the scale 
of Downtown Waxahachie to be more 
compatible with the adjacent residential 
neighborhoods 

• Neighborhood scale-retail (shops and 
services that meet the needs of nearby 
residents) 

• Intended to be walkable 
• Avoids front parking lots  
• Provides bike racks 
• Appropriately scaled multi-family, Missing 

Middle Housing, single-family 

USE and Form

• Softens the transition from Downtown to 
the West End Historical District 

• More residential than Dowtown Living, 
but higher intensity than the West End 
Historical District

• Live-work residential, and Missing Middle 
Housing focus, Neighborhood-scale retail 
(shops and services that meet the needs 
of nearby residents)  

• Intended to be walkable  
• Few if any parking lots 
• Provides bike racks  
• Small parks and greenspace
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To transition from  Downtown to 
the West End Historical District
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To reimagine the industrial areas 
of Downtown Waxahachie

USE and Form

• Adaptive reuse of industrial structures
• Creative maker-space /arts 
• Recreation  Opportunities:
• Waxahachie Creek Hike & Bike Trail 
• Dog Park 
• Entertainment 
• Restaurants / Breweries 
• Farmer’s Market

Purpose Purpose

Purpose Purpose
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Angela Germany Photography



Neighborhoods – Downtown | 135

Generally, 200’-400’ block lengths

Provide connectivity 
between blocks and between 
developments

Some flexibility in street 
connectivity around 
environmental constraints, but 
provide pedestrian connectivity

Cul-de-sacs are not permitted

Block Character

Lot Character Street Character Parks & Open Space

Civic Space Parking accommodation Architectural Diversity

Orient pedestrian entrances 
to the primary street with 
automotive and service entrances 
on the alley or secondary street

Utilize alley access to limit 
driveways 

On street

Shared use parking garages

Parking Lots screened by building 
or landscaping (surface parking 
is discouraged)

Primarily commercial streets with 
parking on both sides. 

Street trees and sidewalks on 
both sides are required.

Encourage high levels of 
connectivity

Connect all parks and open space 
through sidewalks and trails

Provide key trailheads and 
wayfinding to larger trail network

Pedestrian Scaled Buildings

Historic Districts
• West End Historic District
• North Rogers Street Historic District
• Oldham Avenue Historic District 

(Overlay)
• Wyatt Street Shotgun House Historic 

District
• Ellis County Courthouse Historic 

District (Overlay)

Government buildings, schools 
and houses of worship should be 
key architectural features of the 
neighborhood

Buildings should predominate 
with parking behind (surface 
parking is discouraged)

Downtown, like other neighborhoods in the 
city, can be placed along the Auto-Pedestrian 
Continuum. Downtown development occurs on a 
density/intensity spectrum. For example, denser 
building forms should take place most closely to 
the central core of Downtown Waxahachie. Careful 
attention should be made so that each transitional 
zone of the Downtown should step down to the 
next, ultimately blending into the neighborhoods 
that are on the other side of the boundary. This 
will ensure that the Downtown urban form is 
compatible between districts and respectful to 
adjacent neighborhoods.

Downtown Neighborhood 
characteristics
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Incremental 
improvement
There has been a resurgence in the smaller 
development community in recent years. “Small 
developers” tend to be local residents who 
have an interest in adding housing in their 
neighborhood, owning property, or starting a 
business. Unlike large developers that acquire 
big tracts of land and build out multiple lots at 
once, small developers focus on constructing 
unique, context-sensitive development on single 
lots that can activate and revitalize downtowns 
and aging neighborhoods. Organizations such as 
the Incremental Development Alliance and Small 
Developers Group on Facebook have been formed 
to connect and share resources with this rapidly 
growing group. The City of Waxahachie should 
encourage incremental development, especially for 
infill projects and redevelopment in downtown and 
surrounding neighborhoods.

Above: This new urbanist style neighborhood 
is being built in Midlothian incrementally over 
20 years. A neighborhood commercial strip 
center has been built one building at a time, 
and a combination of single and multifamily 
residential and public space is being built in 
phases around it.

This project provided 
a new mixed-use 
building in the 
heart of downtown 
Duncanville. The 
building is designed 
to frame the street 
corner with parking 
behind the building, 
and includes a 
mix of office, art, 
restaurant, and 
residential spaces.

Above: This project in DeSoto is converting a  
vacant Ace Hardware building and parking lot 
into a neighborhood commercial node with the 
main building redone as a business incubator 
for office, retail, and restaurants, and the 
parking area filled in with a food trailer plaza, 
kiosks, open space, and micro apartments. 


