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Executive 
Summary
This is a pivotal time for Waxahachie, as the City 
continues to experience unprecedented growth. 
The Comprehensive Plan reinvigorates the City’s 
vision for the future and path forward with the 
Community’s values as its foundation. 

This Plan is organized into five chapters; 
Introduction, Land Use & Growth Management, 
Mobility & Connectivity, Neighborhoods & 
Downtown, and Implementation. This document 
was created with input from the community, 
including residents, stakeholder groups, City staff, 
and the Comprehensive Plan Advisory Committee 
(CPAC). The consultant team identified the City’s 
assets, obstacles, and opportunities through a 
series of public surveys and meetings with the 
CPAC during the public engagement process at 
the beginning of the project. The CPAC drafted 
the following identity statement during the initial 
stages of the comprehensive planning process.

“We value family, responsibility to our 
community, and inclusivity. We respect 
our history, nature, and culture – and 
we are working together to cultivate 
a vibrant place that is enjoyable and 
affordable for residents and a true 
destination that welcomes new people 
and businesses to our community”

Identity Statement

1

2

3

4

5

6

Resource stewardship and 
fiscally responsible growth 
ensures a more prosperous 
community for the long haul.

Our historic core is valuable 
and worthy of investment and 
incremental improvement.

When what we need is closer 
to home, we need fewer roads 
and quality of life improves.

When housing types are diverse 
and plentiful, more people can 
afford to live comfortably.

Everyone deserves access 
to a safe, affordable, and 
efficient mobility system.

Our culture, places, and 
people form the foundation 
for a diverse, resilient, and 
locally-focused economy.

Guiding Principles

The guiding principles are an extension of the 
identity statement. They help align the City’s 
growth and development with the community’s 
desires for the future. By making these the 
forefront of all decisions, the City can drive growth 
and development in alignment with the City’s 
values and priorities.



Introduction – Executive Summary | 5

1. Build complete 
neighborhoods, 
not just residential 
subdivisions.

2. Implement new 
policies to manage 
and direct growth.

3. Expand the city’s 
park, open space, and 
trail system.

4. Calibrate development 
standards to allow the 
type of development 
envisioned within 
each Place Type.

1. Coordinate land 
use and mobility 
strategies to create 
commercial nodes 
in each quadrant of 
the City and within 
neighborhoods.

2. Redesign the 77 
corridor to improve 
traffic circulation, 
streetscaping, and 
connectivity.

3. Improve network 
connectivity.

4. Design neighborhood 
streets to prioritize 
people, place, and 
productivity.

5. Prioritize safe and 
efficient movement of 
vehicles on arterials.

6. Maximize return 
on investment 
for mobility 
infrastructure.

7. Provide mobility 
options for everyone.

1. Maintain the 
character of 
Waxahachie.

2. Diversify housing mix 
to encourage diverse 
housing types at 
various price points.

3. Prioritize infill and 
revitalization to 
maximize existing 
infrastructure and 
public services. 

4. Update design 
standards to preserve 
historic places 
and encourage 
higher quality 
design standards 
in historically 
significant areas of 
the City

5. Improve and enhance 
the central core of 
Waxahachie.

Recommendations

Neighborhoods & 
Downtown

Mobility & 
Connectivity

Land Use & Growth 
Management

The Plan provides recommendations for the 
three main components of the Plan; Land Use & 
Growth Management, Mobility & Connectivity, and 
Neighborhoods & Downtown. The recommendations 
are broad yet have a clear direction towards 
the goal. More specific action items are in the 

implementation table in the last chapter of the 
Plan called “Implementation.” The CPAC, Staff, and 
consultant team developed each recommendation 
to carry forward the overall mission of the identity 
statement.



6 | Introduction – Executive Summary

Executive 
Summary, continued
Research has proven that goals are achieved when 
they are written down and a strategy to achieve 
them is established. The implementation table 
organizes the recommendations by chapter, and 
there is either one or more actions to achieve each 
recommendation. Additionally, the implementation 
table identifies the entity responsible for carrying 

out the action and the timeframe in which each 
should be accomplished. Staff should monitor 
the implementation table on an annual basis to 
track the progress of the recommendations and 
their associated actions. The progress should 
be presented to City Council for informational 
purposes periodically. 
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The Comprehensive Plan focuses on refining the 
City’s priorities and desires for the future, while 
improving its fiscal health. The Plan discusses 
development patterns and the financial correlation 
for each. The consultant team conducted a fiscal 
assessment of various sites in Waxahachie to assist 
the community make informed decisions on the 
type of development that generates more value for 
the City. Not all kinds of development yield the same 
returns on investment. The City’s most financially 
productive places, in terms of the property tax 
revenues per acre, were clustered around historic 
downtown Waxahachie. Repeated studies across the 
country have shown that street-fronting businesses 
on small lots in compact, walkable areas—such 
as those in downtown—tend to be vastly more 
productive per acre than the more suburbanized 
auto-oriented sites with larger lots and dedicated 
parking areas. The fiscal performance assessments 
in the Comprehensive Plan highlighted the places 
that generate sufficient revenue to cover the 
infrastructure cost to serve them, and which places 
cost more to serve than they generate in revenue. 

The goal of the Comprehensive Plan is to encourage 
a development pattern that helps the City balance its 
tax revenues with the cost of public services and its 
long-term infrastructure maintenance obligations. 
Oftentimes, the initial cost of roads and utilities 
are paid by developers. However, the City is then 
responsible for the ongoing maintenance cost of 
the streets and utilities after they are constructed, 
which are funded through tax revenues and other 
public funds. Communities across the country 
have welcomed growth with little thought about 
the long-term financial implications of maintaining 
the associated infrastructure that comes with 
growth over time. However, Waxahachie has long 
thought about the costs to future generations and 
has sought to approach community development 
in a more fiscally responsible manner instead 
of solely relying on tax increases or resorting to 
cutting public services. With the extensive amount 
of undeveloped land and infill opportunities, 
Waxahachie is an optimal time to grow the City’s 
wealth and prosperity through fiscally responsible 
development, which optimizes tax revenues, but is 
in keeping with the character of the community.

Waxahachie is home to several vibrant 
neighborhoods and is recognized for its rich 

collection of historic resources. New development, 
whether infill or greenfield, should be context-
sensitive and fit into the scale and character of 
existing neighborhoods. Future neighborhoods 
should exemplify the complete neighborhood 
concepts in the comprehensive plan, and the 
quality and design should embrace and carry over 
Waxahachie’s character and unique charm. As the 
City continues to grow, Waxahachie must balance 
revenues, cost of public services, and placemaking 
efforts that enhance the community character 
of Waxahachie. In addition, the City will need to 
monitor its fiscal health by ensuring short and long-
term infrastructure maintenance costs stay within 
the City’s ability to pay for them. Through fiscally 
responsible development, Waxahachie can be a 
fiscally resilient, affordable, and vibrant community. 
By making the identity statement and the guiding 
principles at the forefront of all decisions, elected 
and appointed officials can align their efforts for 
fiscally responsible growth with the City’s values 
and priorities.
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Waxahachie is entering a critical period in its 
growth and development as a community. The city 
is experiencing rapid growth, with hundreds of 
new homes being entitled and built each year. Since 
the city’s last comprehensive 
plan was adopted in 2016, the 
population has grown from 
34,000 people to over 41,000 
(over 20%), and the city limits 
now span roughly 51 square miles. 
While this growth has brought 
more people, businesses, and 
amenities to the community, it 
has also increased the amount of 
services and infrastructure the 
city is tasked with providing and 
maintaining long term.

Issues that were mentioned in 
the 2016 plan such as traffic 
congestion and the need to 
diversify housing continue to be present, and 
by some metrics, have worsened as a result of 
continuing to build mostly single family detached 
homes and auto-centric commercial. These 
tensions and constraints will only get worse 
without intentional efforts to bridge the gaps.

Where, when, and how the city develops in the next 
10-20 years will  have a direct impact on the city’s 
long-term fiscal health, affordability, and vibrancy. 
This plan has been crafted with a primary focus 

on leveraging growth and public 
investments in a manner that 
incrementally enhances quality 
of life for residents while also 
closing the city’s resource gaps 
over time.

Through an extensive process 
of engagement, the community 
expressed both their concerns 
and aspirational vision for the 
future. This plan was drafted 
by taking into consideration 
the needs of a diverse group 
of stakeholders. Insight from 
residents, business owners, 
employees, and organizations 

throughout Waxahachie are all a part of this 
document. 

An Introduction to 
comprehensive plans

Lasting prosperity 
does not come from 
endless new growth 
and expansion. It’s 
cultivated over time 
by the people living 
and working in the 
community.
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To introduce consistency, 
communication, and accountability 
that residents desire. 

Managing expectations of residents during growth 
can be extremely challenging, time consuming 
and frustrating. Establishing a cohesive vision, 
core values, planning principles, policies and 
prioritized implementation actions will clarify 
roles and expectations for City Council, staff, local 
businesses, and residents and empower everyone 
in the community to contribute. Action items and 
decisions will be measured and tied back to this 
Plan, providing transparency and accountability.

To make growth work 
for, not against us.

Growth does not always lead to sustainable, 
inclusive prosperity. In fact, certain types of growth 
can actually lead to the opposite. Waxahachie’s 
development to date has been a healthy balance 
of neighborhoods that serve a diverse population 
in a pattern that is financially affordable, but 
recent growth pressure has the potential to skew 
the city’s development pattern to one that is more 
expensive to serve and live in and less inclusive. 
This process is about deciding what residents want 
for their community, laying out a framework to 
manage growth to achieve these outcomes, and 
most importantly, understanding and getting 
comfortable with necessary compromises.

To get more bang for our 
collective buck. 

Infrastructure and development decisions today 
have financial consequences in the future. Choosing 
to build in less naturally high returning patterns 
forces the city to try and find revenue elsewhere. 
The City has to be especially careful about how 
limited funds are invested. City leaders need a plan 
for maximizing the return on investment of the 
City’s resources in a way that increases property 
values, improves quality of life, and reduces 
long-term infrastructure liabilities. Otherwise, 
the City will soon be faced with deteriorating 
neighborhoods and service liabilities that far 
exceed the community’s capacity to pay for them.

To make the city more 
proactive, and less reactive.

The absence of current, coordinated plans and 
development codes has resulted in many decisions 
and day-to-day activities being reactive. Handling 
most development projects as planned developments 
(commonly referred to as  PDs) is time consuming 
for staff,  makes it difficult to manage and clearly 
communicate expectations, and sometimes limits 
the City’s ability to maximize return on investments. 
Updating the Comprehensive Plan and Development 
Code to allow incremental and infill development  
to increase intensity gradually city-wide puts city 
leaders in a position to streamline permitting efforts 
and be proactive decision-makers across all aspects 
of the City’s development and operations.

Why do we need a new plan?
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Leading a city is a daunting task. There are always 
more demands than resources. As the name 
suggests, this plan outlines a comprehensive 
overview of city needs and desires. Then, it outlines 
the path forward. City officials change over time, so 
the Plan serves as the constant guide. It expresses 
the goals and direction of the community, and lays 
out the “game plan” for making these outcomes a 
reality. Clear expectations and responsibilities are 
outlined so meaningful progress can be made. 

In Waxahachie’s case, the plan serves both as an 
educational document which provides a basic 
understanding of many of the concepts required 
to understand and interpret the needs of the 
community as well as an organized series of 
recommendations and supporting documentation 
that serve to help make Waxahachie more reflective 
of its residents and guiding principles. Items like 
a Future Land Use Map and a Thoroughfare Plan 
provide specific suggestions on how to improve 
land use and transportation planning.  An 

The Makeup of a Plan

Who Was involved?

Input & expertise Plan Development

Refinement & adoption

Public

The public provided input on the 
community’s strengths, weaknesses, areas 
for improvement, and desired future. They 
also participated in public input meetings 
and gave feedback on various drafts of the 
comprehensive plan

Stakeholder Groups

Interviews with representatives of WISD, and 
Waxahachie Partnership Incorporated as well 
as business owners and organization leaders 
were conducted to get well rounded feedback.

Comprehensive Plan Advisory 
Committee

The comprehensive plan advisory committee (CPAC) 
was composed of the Planning and Zoning Commission 
(P&Z), City Council, and a group of residents appointed 
by council members serving during the process. The 
CPAC met to oversee the planning process, and to 
inform the identity statement, guiding principles, and 
plan goals. They served as ambassadors of the Plan to 
ensure the City’s values were reflected and captured in 
the Comprehensive Plan. 

Consulting Partner

The City of Waxahachie hired Verdunity to 
update the City’s Comprehensive Plan. They 
conducted an analysis of existing conditions, 
facilitated all project meetings, educated Staff, 
and CPAC on best practices; and drafted the 
comprehensive plan.

City Staff

City staff provided ongoing input and review 
of the planning process and deliverables to 
ensure the content in the plan is accurate and 
actionable.

P&Z and City Council

In addition to their role on the CPAC, 
commissioners and council members were 
given the opportunity at the end of the 
process to approve or reject the plan for 
adoption, with City Council having the final 
authority to formally adopt the plan. 

implementation strategy is provided at the end of 
the plan to establish an action plan to achieve the 
recommendations and goals for this plan and to 
move the community closer to its shared vision and 
identity. The Plan provides the framework necessary 
to move forward. However, success is wholly reliant 
on City officials and residents.

The Texas Local Government Code (Section 
213.002) allows cities to adopt a comprehensive 
plan to guide the City’s long-term growth and serve 
as the foundation for the City’s development code. 
It serves as a 10-20 year plan that establishes the 
City’s overall land use pattern, transportation 
network and water/wastewater infrastructure. 
The comprehensive plan identifies the lack or 
availability of resources to manage the anticipated 
growth in the future. The City can amend and 
update the comprehensive plan to recalibrate the 
plan to reflect changes in the City’s growth and 
development pattern over time.
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What is our goal, and why 
does it matter?

We aim to accomplish… We do this by asking…

Understanding our current and 
forecasting future needs

To remain fiscally solvent, a city must develop in a 
manner that generates sufficient revenue to cover 
liabilities, not just today, but in the future.

Telling the story of Waxahachie

Having a clear identity and set of values helps 
Waxahachie avoid becoming “Anywhere, USA” and 
distinguishes it from the surrounding communities.

Getting the big stuff right

Creating priorities for land, infrastructure, and 
economic development decisions is essential. 
Doing so maximizes return on investment. It also 
builds a high quality of life today and for years to 
come.

Establishing clear expectations and 
consistent, predictable decisions

In this process, elected officials, staff, and other 
partners will be unified, efficient, and proactive.

Creating an informed 
and engaged public

Engaged residents support city leadership and 
bring ideas forward. They actively participate in 
decisions. They represent their neighborhoods 
and wishes. Most importantly, they contribute to 
positive change.

What can the city, and 
its residents afford?

What defines 
Waxahachie today, 
and in the future?

How, and why do 
we want to grow?

What does a successful 
implementation  
program look like?

How do we empower 
our residents 
to contribute to 
this process?

So why does this matter?

It’s simple. The future of a city affects everyone within it, from its newest 
arrivals to lifelong residents. Everyone has a vested interest in making 
their community the best place it can be to live, work and play.
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Basic Organization

This Comprehensive Plan has been organized 
so as to be useful to the city staff and elected 
officials who will use the document to underpin 
and support their day to day work – but special 
consideration has been made to ensure that the 
plan is understandable and approachable to the 
community it aims to serve. The document is 
organized into three main parts.

How to use this document

Introduction

The introduction (which you are reading now) is designed to do a 

few things. First, to give you an understanding of the plan itself; 

how it was written, who participated in its creation and what it 

aims to accomplish. It also provides an educational foundation for a 

number of the concepts that the plan relies heavily on. Namely the 

concept of fiscal stewardship, and how land use in any community 

substantially affects the economics of that community.

Finally, the introduction concludes with an assessment of 

Waxahachie today, how the city has developed over time, how 

past decisions have affected the City’s revenue, services, and 

affordability, and what generally must be done to put the City on a 

more financially sustainable path.

The major components of the plan are Land Use & Growth 

Management, Neighborhoods & Downtown, and Mobility & 

Connectivity . A chapter has been dedicated for each of these topics 

in the Comprehensive Plan.

The Land Use & Growth Management chapter establishes the City’s 

overall land use pattern for the next 10-20 years, and identifies the 

type of development and housing we want to see in the future. It 

is imperative that we choose options that will make Waxahachie 

fiscally resilient and this chapter explores a  fiscal impact analysis 

of the chosen long-term growth pattern.

Neighborhoods & Downtown provides guidance on the makeup 

of different neighborhoods and the elements inside those 

neighborhoods that will make them successful. How blocks are 

arranged and pedestrians are accommodated for are considered 

along with a specific assessment of one of Waxahachie’s premiere 

neighborhoods, Downtown.

The chapter on Mobility & Connectivity looks at how the residents 

of Waxahachie get around and provides a thoroughfare and trail 

plan that provides for multimodal connectivity across the city. How 

successfully a community is able to convey people between their 

homes and the services and activities they use regularly directly 

affects both the economic productivity of the city as well as the 

health and happiness of its residents.

Major Components
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The implementation chapter is an action plan to accomplish the 

recommendations from each plan component. Action items are 

organized by plan component and identify a department or entity 

responsible for carrying out each action item.

If you are a resident of Waxahachie and reading this 

document for the first time, it’s best to acquaint yourself with 

the Introduction Chapter, specifically the subsections on The 

Economics of Land Use, Waxahachie’s Identity Statement, 

and Guiding Principles. These three parts provide the 

contextual knowledge to help you understand how the plan 

components (Chapters 2-4) were drafted. Then you can skip 

around to the specific chapter that you are most interested 

in to see the direction and plans the city has regarding that 

specific component.

Residents

Since much of the day-to-day interaction that staff will have 

with this plan will be referencing the recommendations, those 

have been put right at the beginning of each Chapter. The 

actions that accompany the recommendations are accessed 

most easily in Chapter 5. Understanding and internalizing 

the Guiding Principles is also important for staff since new 

recommendations from staff should always be aligned with 

making progress toward the community’s priority outcomes.

Staff

As an elected official, you are constantly endeavoring to 

understand and apply the will of the community to the 

decisions you are making. The Identity Statement and Guiding 

Principles form a checklist to evaluate proposed projects 

against and help inform decisions so that the benefits that 

may come today are balanced with the values, character, 

and desired future of the community. Most importantly, 

understanding how development decisions impact fiscal 

sustainability and affordability as explained in the Economics 

of Land Use section is critically important.

Elected & Appointed officials

The Economics of Land Use section in Chapter 1 and the Chapters 

Land Use & Growth Management (2), and Mobility & Connectivity (4) 

will contain a great deal of relevant information to provide 

an understanding of how Waxahachie wants to grow. 

Understanding the Identity Statement and Guiding Principles 

can help to align your projects with the broad directional 

statements that are at the heart of Waxahachie’s focus for 

the future.

Developers

Where next?

Implementation
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This plan, and all of its components should be 
systematically reviewed and updated to reflect 
the changing nature of the City of Waxahachie 
and its goals. However, no component of the 
Comprehensive Plan should be altered or 
updated without first considering its correlation 
to the vision statement and guiding principles. 
These foundational elements of the plan are a 
representation of what’s important to the residents 
of Waxahachie.

Recommendations and their accompanying 
actions are the items which will need the most 
frequent review. As existing recommendations 
are achieved, new ones should be introduced that 
move Waxahachie toward the future imagined 
in the Guiding Principles. Staff will be the most 
common source of these updates as their on-the-
ground work provides an exceptional vantage point 

Updating The Plan

to see where new work needs to be done to improve 
the community. City Council should also review 
recommendations yearly to see how progress is 
being made and if necessary, suggest additions. 
Though these two groups are the most likely ones 
to suggest changes to recommendations, public 
input should be gathered on a regular schedule 
to help inform staff and Council’s work. A low-
overhead way of doing this would be to solicit 
feedback on a specific organizational component 
during high-turnout public events. Regardless of 
the source, it’s imperative to ask two questions 
when weighing new recommendations. First; 
Does this recommendation align with the identity 
and guiding principles that the community has 
identified? Second, does this recommendation 
align with the fiscal goals of the City in the short, 
and long-term?

Implement Plan Assess Needs Engage Public

Generate Actions Make Recommendations
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Writing Meaningful 
Recommendations

Recommendations are broad, but they are clearly 
directional. They suggest a large goal that will 
help to move the community toward the Identity 
Statement in a manner that adheres with the 
Guiding Principles. They are aligned with a 
specific Chapter. They do not include individual 
tasks. For example, a good Land Use & Growth 
Management aligned recommendation might be: 
“Implement a logical growth boundary to focus 
future development within existing service areas.” 
Whereas a recommendation that is too prescriptive 
would be: “Do not allow high intensity uses east of 
US 287.”

Writing Useful Actions

Actions are specific tasks that serve to accomplish 
recommendations. It is easy to think of these as a 
checklist that, when finished, allows the community to 
call a recommendation complete. For example, using 
the growth boundary recommendation previously 
mentioned could have the following actions:

1. Identify geographic features that create logical 
and natural boundaries city-wide

2. Identify all areas of the city that can be 
currently served by city W/WW within 100’

3. Draw a boundary that takes into consideration 
these two factors that produces the smallest 
land area. 

Each of these actions are tasks that staff can follow 
specifically to produce the outcome recommended.

BROAD DIRECTIONAL 
RECOMMENDATION 1

BROAD DIRECTIONAL 
RECOMMENDATION 2

BROAD DIRECTIONAL 
RECOMMENDATION 3

BROAD DIRECTIONAL 
RECOMMENDATION 4

BROAD DIRECTIONAL 
RECOMMENDATION 5

BROAD DIRECTIONAL 
RECOMMENDATION 6

ACTION 1
Specific Achievable Task

ACTION 2
Specific Achievable Task

ACTION 3
Specific Achievable Task

ACTION 4
Specific Achievable Task

Successfully completing all 
actions should mean that the 
recommendation has been fulfilled.
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The planning Process

PHASE 1
LAUNCH & ASSESS

Community Kickoff Trip
CC/PZ Joint Workshops
Staff Launch Meetings
Existing Conditions Survey
CPAC Meetings 1 & 2

APRIL - AUGUST 2021

PHASE 2
EXPLORE

LUFA Overview Meeting
Joint PZ/CC Workshop
CPAC – Vision Statement & 
Guiding Principles

AUGUST 2021 - 

FEBRUARY 2022

PHASE 3
ORGANIZE

Staff and consultant work 
on document specifics and 
preparation of materials for 
buildout.

MARCH - JULY 2022

PHASE 5
ADOPT & IMPLEMENT

Planning & Zoning 
Commission Meeting
City Council Meeting
Plan Adoption

JANUARY 2023

THE FUTURE
Implementation of the 
Comprehensive Plan by staff, 
Revision and Refinement Plan 
as needed.

2023 & BEYOND

PHASE 4
PRIORITIZE

JULY – 

DECEMBER 2022

CPAC – Land Use
CPAC – Neighborhoods & 
Downtown
CPAC – Mobility & 
Implementation
Public Review Meetings

Phasing

This Comprehensive Plan was broken up 
into five major phases. Major milestones in 
each phase are listed on the right side of this 
page. After adoption of the plan, successful 
implementation and meaningful and measured 
refinement should take place over time.

Community Engagement

A variety of methods were used to collect input 
and feedback. The engagement program was 
intentionally organized to balance information 
sharing (education and awareness), information 
gathering (listening), and two-way discussions 
to explore topics in more detail and capture 
context. Options were also balanced to provide 
opportunities for the community to engage 
online, in person in group settings, and through 
private one-on-one discussions. Most importantly, 
multiple presentations and discussions were held 
early in the process to explain connections between 
past development and current infrastructure and 
resource challenges. These discussions and the 
accompanying land use fiscal analysis have been 
used at multiple points in the process to bring 
people and perspectives together and build consent 
around the strategies Waxahachie will need to 
embrace to become a more financially resilient and 
prosperous community.
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How Engagement 
Informed this plan

Baseline
Established

IDENTIFIED
OBSTACLES

ASSETS

”

“

IDENTITY
STATEMENT

&
GUIDING 
PRINCIPLES

REFINED INTO

Vibrant 
Community 
Assessment

Surveys & 
Community 
meetings

CPAC, Planning 
& Zoning, and 
City Council
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Initial Baseline

Resident Survey

A community wide survey was completed by ETC 
Institute in April 2021. Results were presented to city 
leaders just as the planning process was beginning 
and a copy of these results are in the appendix of 
this document. This survey represented a deep-
dive into a broad range of topics and was used as 
the starting point for development of this plan. 
Over 80% of residents said they were satisfied or 
very satisfied with Waxahachie as a place to live 
and raise children, and the City ranked well above 
state and national averages for the quality of city 
services and customer service from city employees. 
Top community priorities in this survey included:

Vibrant Community Assessment

This assessment provided a starting place to 
understand the community’s positions on a number 
of issues. In June of 2021, residents across the city 
provided answers to  11 questions on a 10-point 
scale. These questions are listed below with the 
average score they received. The first number is 
how the question scored with council and staff, 
and the second number is how the community 
responded.

1. How engaged are your community’s 
citizens?

2. How likely is it that young people 
will live and work in the community 
after graduating from high school or 
college?

3. How attractive is your town to new 
businesses and/or talent?

4. How strong is your education system?

5. How vibrant is your downtown?

6. How successful are you at getting 
wealth off the sidelines and 
encouraging people to invest in the 
community?

7. How easy is it to create and run a small 
business in your community?

8. How likely are small business 
owners to receive the training and 
development they need to thrive long-
term?

9. How proficient is your community at 
measuring, tracking, and reporting 
outcomes and results and making 
objective decisions based on them?

10. To what extent are local government 
entities aligned and successful at 
working together to create a better 
quality of life for your community?

11. How committed are you to making 
your community the best it can be?

STAFF Residents

4.2

4.3

6.1

7.1

8.0

5.9

6.9

5.6

6.1

6.8

9.4

3.9

4.1

5.3

6.6

6.6

4.9

5.3

4.7

4.6

5.2

8.1

City Streets 
and Sidewalks

Overall effectiveness 
of City Communication 
with the public

Overall 
enforcement 
of City 
Codes and 
Ordinances

Overall 
quality of 
police, fire, 
& emergency 
medical 
services

Overall 
quality of 
City water 
& sewer 
facilities
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“Property taxes are taxing long-
standing citizens out of their 
homes”Lack of communication with the City

Lack of Commercial Services

Traffic & Congestion on HWY 77

“Make sure infrastructure is 
keeping up with growth.”

Infrastructure

Direct community 
feedback

Survey Quotes

The consultant team conducted the Community 
Assessment Survey between July and August 2021. 
The survey consisted of a total of 18 questions. A copy 
of the survey results is in the Appendix. Collectively, 
the survey results informed the consultant team 
of the City’s opportunities and challenges. Based 
on the responses for question 11 (Please describe 
what you feel is the City’s biggest opportunity to 

“Quite a bit of growth is 
planned, including thousands 
of new homes and citizens. Is 
there a plan to create water 
to supply these new homes, 
businesses and citizens?”

“Provide infrastructure to 
improve traffic patterns”

“No shopping diversity and 
not enough grocery stores to 
accommodate us”

“Improve communication 
between citizens and local 
government”

The Pace and Places of Growth

Need to Manage Property Taxes

improve?) and question 12 (Please describe what 
you feel is the City’s biggest challenge?), survey 
respondents were most concerned with: the pace of 
growth, infrastructure, traffic and congestion on 77, 
lack of commercial services, lack of communication, 
and the need to manage property taxes. Below are 
quotes from these survey questions.
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Identified assets

Assets

In the same survey, respondents identified these 
elements which were most unique and valuable 
to Waxahachie. These elements can be viewed 
as building blocks upon which we can build 
Waxahachie’s future. The list is ordered by the 
number of mentions of each asset. 

1. History and Culture

When you visit Waxahachie, you immediately get 
a sense of the community’s past. There are many 
neighborhoods filled with well preserved historic 
homes. Continuing to preserve and enhance the 
city’s historic buildings and places is important to 
current residents, but also serves to attract new 
residents and tourists to the community.

2. Downtown

Waxahachie has one of the more successful and 
thriving historic downtowns for communities 
of similar scale. Continuing to cultivate the 
development and evolution of this area without 
compromising its unique character is important.

3. Small Town Feel

Waxahachie has been, and continues to be a tight-
knit community. The relationships, diversity, and 
shared values of those who have lived here are 
important, but as the city grows, it’s becoming 
more difficult to maintain this culture. Those 
living here want to protect this culture while still 
embracing growth.

4. Natural Amenities

The mature tree canopies and undisturbed creeks 
and floodplain corridors present a distinct contrast 
from much of the DFW Metroplex. These natural 
resources must be protected and integrated into 
the design and buildout of the community.

5. Location

Waxahachie is in the center of one of the fastest-
growing regions in Texas. It is an attractive 
destination for future residents, businesses, and 
tourists since Waxahachie is the county seat for 
Ellis County and is less than 30 miles from Dallas.
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Opportunities

Places we can Improve

Opportunities for improvement were compiled 
from discussions with residents and stakeholders 
at community meetings and during stakeholder 
one-on-one meetings throughout the planning 
process. As is noted in this section, the residents 
made it clear - Waxahachie has some challenges. 
However, these challenges present even more 
opportunities.

More, Diverse Businesses

Residents expressed the desire for more local 
businesses and entertainment options, as well as 
more diverse industries and employment options 
that would enable them to work closer to home. 
Waxahachie’s location and culture will continue to 
make it attractive to larger businesses, and land is 
available for businesses with different needs. At the 
same time, residents also stated they would love 
to have more of their daily needs located closer 
to home. Continuing to recruit and cultivate a mix 
of businesses and distribute them throughout the 
different geographic areas of the city will help 
support a transition to complete neighborhoods 
and reduce traffic in the 77 corridor.

Expand Downtown

Residents stated that while the downtown is a 
destination on weekends and evenings, additional 
businesses and programming would help make it 
more vibrant seven days a week and throughout 
the day. As a result of COVID and the place-
based economic development movement, many 
businesses are looking to locate in vibrant, walkable 
downtowns and local businesses can start small 
there with a lower barrier to entry. 

Embrace Nature and Active Living

While Waxahachie has some nice natural areas 
and public parks, residents are hungry for more. 
Surveys and interviews indicated an interest in 
having access to more parks and public spaces 
within neighborhoods, as well as preserving 
natural areas for trails and other passive recreation 
activities. Residents would like a well-planned 
network of trails for commuting and recreational 
purposes.

Diversify Housing and 
Neighborhoods

One of the strengths of Waxahachie has been its 
housing diversity. The older parts of the city have 
a wide range of housing types at a range of price 
points, which has provided more affordable housing 
for some, and high-end, high value historic homes 
for others. This mix of housing and neighborhoods 
has kept Waxahachie affordable, inclusive, and 
unique up to this point, and serves as a blueprint 
for future development if the city wants to maintain 
its identity and values into the future.



22 | Introduction – The Economics Of Land Use

The Economics 
Of Land Use

Where, when, and how a city develops has a direct 
impact on a city’s fiscal health. The form and 
process by which property develops in a community 
is what is called a development pattern. Different 
development patterns come about because of varied 
wants, needs, and desires amongst community 
leaders, residents, and developers. Below are three 
of the common development patterns seen in Texas 
and across the United States: rural, urban, and 
suburban. Each of these patterns accommodates 
a certain amount of people, requires different 
amounts of infrastructure and public services, and 
consumes varying amounts of land.

Understanding the economic constraints these 
patterns present is key to helping build a resilient 
and fiscally sustainable place. The economics of land 
use, at a high level, pertains to how these different 
development patterns generate revenue back to the 
city in the form of property tax, sales tax, and other 
revenues and similarly generate costs and liabilities 
in the form of services and infrastructure that require 
maintenance over time. To be financially sustainable, 
a City’s development pattern must generate sufficient 
revenue to pay for public services (such as public 
safety, recreation facilities, and administration) and 
infrastructure (streets, drainage, utilities), not just 
today but over time.

RURAL URBANSUBURBAN

VALUE PER ACRE LOW

INFRASTRUCTURE COSTS* LOW

SERVICE LEVELS LOW

POPULATION PER ACRE LOW

COST PER HOUSEHOLD LOW

VALUE PER ACRE MID

INFRASTRUCTURE COSTS HIGH

SERVICE LEVELS HIGH

POPULATION PER ACRE MID

COST PER HOUSEHOLD HIGH

VALUE PER ACRE HIGH

INFRASTRUCTURE COSTS MID-HIGH

SERVICE LEVELS HIGH

POPULATION PER ACRE HIGH

COST PER HOUSEHOLD LOW-MID

* Low when city services are not extended.
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Densely packed buildings and narrow/gridded 
streets were constructed in the past because 
it was the most cost-effective way of growing 
and commuting. Before the automobile, people 
walked and biked to their destination, making this 
compact and dense development pattern more 
desirable. Additionally, it was more cost-efficient 
to build upon the existing infrastructure instead 
of expanding it, especially since growth happened 
when the demand and money were available. 
Consequently, development focused on creating 
an environment on a human scale conducive to 
pedestrians.

When the automobile was invented, it led to what 
engineer and Strong Towns founder Charles Marohn 
coined the “suburban experiment.” The creation 
of the highway system, increasing car ownership, 
and mass-scale housing programs rolled out after 

The Suburban Growth 
Experiment

WW2 combined to create a new environment where 
developers were able to purchase and develop 
land out on the edge for fairly low costs, and the 
suburbs were born. Streets and buildings became 
more spread out than ever before, and residential, 
commercial, and other uses were separated. Fewer 
buildings were designed with unique character and 
built to last. Instead, they were mass-produced 
to be more cost-effective and resulted in today’s 
“cookie-cutter” homes. An example is when we see 
multiple homes with the same design, and there 
is no variation in architectural design within a 
subdivision. And unlike the previous growth pattern 
before the automobile, cities began to see massive 
amounts of housing, streets, and infrastructure 
being built over a much larger service area over 
a short amount of time - typically just one or two 
decades. 

Waxahachie as it looked in 1953

SOURCE: USGS
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The effects of rate and 
pattern of growth

As the suburban growth model caught on, cities 
across the country began to embrace and incentivize 
rapid growth without fully considering long-term 
impacts. Private developers built subdivision after 
subdivision, putting in miles of new infrastructure 
“at no cost to the city!” and selling cities on the 
additional rooftops and tax revenues. This creates 
what Marohn refers to as an “illusion of wealth”, 
where the overall look and feel of the community 
is new and affluent. During this time, there is also 
typically pressure to keep property taxes down and 
sales tax revenue will fluctuate up and down based 
on market conditions and  demand. 

Today, the significant costs of this approach are 
revealing themselves. As cities continue to age 
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time 

GROWING BUILDOUT INSOLVENCY

time 

0

As a city reaches 
full build-out, it 
is essential for 
infrastructure 
maintenance costs 
to stay within the 
population’s ability 
to fund those costs. 
If not monitored, 
infrastructure 
costs can quickly 
outpace the City’s 
ability to maintain 
them.

and expand, development and the revenue boost 
from the additional homes and businesses slows 
down, but the neighborhoods, facilities and 
infrastructure built decades prior by developers 
have reached the end of their life cycle and are 
in need of replacement. Community leaders 
are left struggling to keep up with basic service, 
employment and lifestyle expectations with limited 
resources. This starts a cycle where cities fix what 
they can, and defer what’s left, and eventually ends 
in neighborhoods deteriorating to the point where 
those with the ability to do so move out, while 
those less fortunate are forced to remain in an 
environment of decline and neglect. 

While a city grows, 
new revenue 
comes in while no 
major maintenance 
is required. But 
when a city stops 
growing and major 
infrastructure 
repairs are needed, 
initial gains are 
quickly lost. And 
even if growth 
returns, if the 
development 
pattern remains, 
it is impossible 
to recover from 
mounting losses.

Po
pulation



Introduction – The Economics of Land Use | 25

Resource constraints

How healthy are we right now?

In today’s environment, most residents are 
not willing and/or able to pay more in property 
taxes or fees, but cities don’t have the revenue 
needed to cover basic services and infrastructure 
maintenance. Each year, maintenance liabilities 
and resource gaps grow, and residents’ concerns 
over property taxes and being priced out of their 
homes do as well. Recent state legislation to cap 

property taxes and limit annexation and local 
control of building regulations has only increased 
this tension. 

There are generally three scenarios that cities find 
themselves in when it comes to their position on 
the growth curve and how they are managing the 
resource gap:

Services Infrastructure Revenue

?

Scenario A

In good 
shape

Scenario B 

Doing OK 
for now

Scenario C 

Already 
running 
behind

The city has quantified service costs, 

knows what its infrastructure liabilities 

are, and has a good clear plan to generate 

enough revenue to pay for those things - all 

while staying within the limits of what the 

residents there are willing and able to pay 

for.

These communities tend to be in the middle 

of their growth phase. Older parts of the 

city require maintenance, but revenue from 

new growth is covering these costs. The 

wave of infrastructure reconstruction costs 

has not hit these communities yet, but is 

looming out in the future. 

These are older cities where there is limited 

growth, and oftentimes decline. Large areas 

of the city are past their initial life cycle and 

in need of repair. There are neighborhoods 

beginning to decline and there is no clear 

plan for how the city is going to address 

those needs. 

??
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Land Use Fiscal Analysis

Why It’s Important

In order to align development, services, and 
revenues, cities need a common language to discuss 
common problems and find common solutions. 
Land use fiscal analysis is a powerful tool that 
can help frame discussions and inform decisions 
about land use, development, infrastructure, and 
budgeting. Land Use Fiscal Analysis is a parcel-level 
analysis of the property taxes (levy or revenue) 
and general fund service costs for real property 
throughout the city. The analysis uses property 
tax revenue per acre and net revenue per acre on 
a parcel-level to map the net fiscal productivity 
(parcel revenue to the city minus service costs) 
of every property in the city. By quantifying and 
mapping revenues and costs on a parcel and per 
acre basis, we are able to see how various land uses 
and development patterns perform in relation to 
one another. The analysis also illuminates which 
parcels generate sufficient property tax revenue to 
cover the costs to serve them, and which parcels 
cost more to serve than they generate in revenue, 
thereby requiring subsidies from other parts of the 
city and revenue streams.

Measuring the Value of 
Development Patterns

Not all kinds of development yield the same returns 
on investment. Our most financially productive 
places, in terms of the property tax revenues they 
bring in per acre, tend to be clustered around 
our older downtown developments and walkable 
neighborhoods. Repeated studies across the country 
show that street-fronting businesses on small lots 
in compact, walkable areas—such as those along 
Main Street—tend to be vastly more productive per 
acre than the more suburbanized auto-oriented 
sites with larger lots and dedicated parking areas. 
Very little infrastructure cost is associated with 
this Main Street-style development, and units 
can easily adapt to different uses. Contrast this 
with the big-box-and-strip-mall approach, which 
eats up valuable land for diminishing returns, 
requires significantly more infrastructure, and is 
particularly inflexible to reuse.

At the top of the page, a parcel level analysis of Dallas County assessed 
values. This map shows “Value” spread fairly evenly across the county. 

But in the second map  where we see the parcels represented with a 
value per acre of land it becomes clear that the urban core of Dallas 

county is where substantial value is.
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Creating a fiscally 
informed plan

This document is intended to be a plan for the 
future of Waxahachie that is directly informed 
by, and adapted to, the fiscal realities of the 
community. Intentionally guiding development 
and redevelopment into certain areas of the city 
and in certain patterns can increase revenues, 
reduce service costs, and close the city’s resource 
gaps over time. In order to create this type of plan 
and recommend strategies to ensure a resilient 
future for Waxahachie, there are a few questions 
to consider:

What people and organizations 
can partner with the city to build 
quality infill and small projects?
Historically, development was completed by local developers. Over 

the past 60 to 80 years much of the explosive development seen 

in the United States, and very specifically in north Texas, has been 

undertaken by ever larger multi-regional and national development 

firms. For Waxahachie to thrive and sustain itself, it is important to 

foster and bolster local development talent by providing them with 

the means to be successful in the community. This means that the 

City needs to explicitly seek out the locals that are willing to build 

one building, one parcel, or one block at a time and connect them 

to the resources they need to be successful.

1

3

2

4

How are the current development 
patterns in the city performing?

Providing a financial report on a more frequent basis to show how 

different land uses and development patterns are performing will 

inform the City on each development type’s financial gain or loss 

and how it is contributing to the City’s overall fiscal health.

How can the current development 
pattern change to provide 
more value per acre? 
The fiscal analysis identifies the properties with the highest and 

lowest values per acre. A high value property generates sufficient 

property tax revenues to cover the costs to serve them. A low 

value property costs more to serve than it generates in revenue. 

Understanding the financial impact of each development type will 

help the City to capitalize on infill, redevelopment or greenfield 

opportunities to maximize the City’s return on public investments 

and offset the service costs of under performing development.

What policies support a fiscally 
productive and resilient pattern?

This is critical. In many places across the country, the patterns that 

are most fiscally productive for a city can no longer be built under 

the current code and design standards. Refining and re-framing 

these policies to make it possible to build in this more productive 

way is one of the things we will explore in this Comprehensive Plan. 
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61.2 
Acres 

$67.1M 
Assessed 
Value (2021)

Waxahachie 
Towne 
Center

47.5
Acres

$109.5M 
Assessed 
Value (2021)

Downtown 
Waxahachie

$15,208 
Property tax Levy per acre

$7,236
Property tax Levy per acre

Suburban Retail Traditional Mixed-Use

How Commercial Patterns 
Affect Property Tax Levies 
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.68
Acres 

$990,000 
Assessed 
Value (2021)

Fast Food 
Highway 77

.42
Acres

$2.8M 
Assessed 
Value (2021)

Downtown 
Waxahachie

$43,351 
Property tax Levy per acre

Small Pad Retail Downtown Half-Block 

NOTE
Older neighborhoods are, or can be, some of the most fiscally productive for the city in 
terms of tax revenue per acre while also continuing to be affordable due to the smaller 
lots and buildings. In decades past, tearing down aging structures and starting fresh was 
the desired approach, but the rise of small developers across the country has proven 
that these places can be improved incrementally and inexpensively and provide a much 
better return for the community with very modest investment.

$9,525
Property tax Levy per acre
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1.5
Acres 

$410,020
Assessed 
Value (2021)

Howard 
Road

.43
Acres

$213,450
Assessed 
Value (2021)

Cynisca 
Street

$3,276
Property tax Levy per acre

$1,779
Property tax Levy per acre

Rural with Infrastructure Suburban

How residential Patterns 
Affect Property tax levies
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.14
Acres 

$236,630 
Assessed 
Value (2021)

Overland 
Drive

.23
Acres

$1,592,520 
Assessed 
Value (2021)

Downtown 
Waxahachie

$45,679 
Property tax Levy per acre

$11,317
Property tax Levy per acre

Compact suburban Urban Townhomes

NOTE
As development patterns become more compact, levy per acre increases. It is important 
to understand though, that the highest value places, the ones whose levy per acre is ‘off 
the charts’ include much more than just compactness as their identifying feature. They 
are in walkable, mixed use neighborhoods where things like parking, public places, and 
green space are designed and integrated in a manner that enhances quality of life for 
everyone in the area. This enhanced quality of life drives values up, while the compact 
development pattern keeps property affordable without overburdening the tax payers. 
Additionally, levy per acre here was calculated by using the adopted tax rate in 2021 
of $0.66/100 of valuation. This is meant to show a representative value, but does not 
account for homestead or other text exemptions on these specific properties.
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Street and 
Lot Widths

The width of a street and the lots 
fronting that street have a direct impact 
on the cost burden per lot or household to 
maintain the street. The wider the street, the 
more expensive it is to maintain and rebuild - at 
minimum, asphalt roads cost $500,000 per 11’-
lane mile. But concrete streets and other factors 
like sidewalks, street trees, and drainage can bring 
costs up to $1.5M per lane mile. 

A lot’s share of the replacement cost is impacted by 
the number of properties fronting the street. Higher 
lot widths (70’ in this example) reduce the number 
of lots fronting the street and result in a higher 
share of the street cost per lot, whereas lower lot 
widths (50’ in this example) create more lots on the 
street and reduce the cost share per lot.

Building Coverage and Height

Taxable value can also be increased based on the 
building configuration on the lot. Put simply, the 
more building we put on a lot in both footprint and 
floor area (via multiple stories), the more taxable 
value is generated. Requirements for parking and 
open space can limit the buildable area for a site, so it’s 
important to explore strategies for shared parking, 
stormwater management (regional detention), and 
parks and open space to find an optimal balance 
between land usage, revenues, and costs.

2000 SF HOME ON 

3000SF LOT
67% Lot Coverage
$205,000 Appraised Value

2000 SF HOME ON 
5000SF LOT 
40% Lot Coverage
$210,000 Appraised Value

2000 SF HOME ON

7000SF LOT 
29% Lot Coverage
$222,000 Appraised Value

REVENUE PER ACRE

$14,885
REVENUE PER ACRE

$9,130
REVENUE PER ACRE

$6,832

REVENUE PER ACRE

$13,158
REVENUE PER ACRE

$21,930
REVENUE PER ACRE

$30,702

Factors Affecting Affordability 
and Fiscal Sustainability

1 STORY BUILDING 
.057 ACRE LOT

100% Lot Coverage
$150,000 Appraised Value

2 STORY BUILDING 
.057 ACRE LOT

100% Lot Coverage
$250,000 Appraised Value

3 STORY BUILDING 
.057 ACRE LOT

100% Lot Coverage
$350,000 Appraised Value
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Intensity of Development

The intensity of a development pattern has a major 
influence on its ability to remain solvent. In the 
graphic above, Kronberg Urbanists + Architects 
illustrate how two similar blocks will have the same 
infrastructure costs associated with them. Both 
will need access to power, water, and wastewater 
infrastructure, and services like fire and police at 
equal rates. But one block spreads the cost of that 
infrastructure over two properties, and the other 
across many more. This translates to a wildly 
different tax burden for the residents of the lower 
block versus those on the upper block. 

Housing typologies like Accessory Dwelling Units 
(ADUs) and duplexes have the added benefit to 
owner occupants of creating a revenue stream that 
can make it easier for them to age in place. 

It’s common for residents to believe that infill 
development like we see above results in a crowded 
and unpleasant neighborhood. But what is clear 
from this scale illustration is that a higher intensity 
of development can feel just like the streets that 
many of us grew up on, as long as the building 
form is scaled to the humans that inhabit it and the 
features of a great neighborhood are a part of the 
design. Great neighborhoods prioritize pedestrians 
by providing interconnected sidewalks, street trees 
for shading, and safe crosswalks.

THESE HALF-BLOCKS 
HAVE IDENTICAL
SIDEWALKS
CURBS
WATER
SEWER
STORMWATER
TREES
UTILITIES
STREETS
TRAFFIC LIGHTS

STREET LIGHTS
TRASH
POLICE
FIRE SERVICE
SCHOOLS
BLOCK SIZE
CHARACTER

COST BURDEN 
SHARED BY 2 
HOUSEHOLDS
50% of total per 
household

COST BURDEN 
SHARED BY 9 
HOUSEHOLDS
11.1% of total per 
household

39%
LESS EXPENSIVE 
PER HOUSEHOLD
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Waxahachie’s Identity

Elements of Our Identity

The elements below represent the distillation of 
the concepts, ideas, and discussion that came 
out of the public engagement process for this 
Comprehensive Plan. It is made up of three parts; 
Values, Assets, and Aspirations. When these items 

VALUES A shared collection of things that matter to us.

1. Family and faith

2. Fiscal responsibility

3. Diversity and inclusion

ASSETS The elements we want to protect and improve.

Aspirations What we want to be tomorrow.

4. Historic core

5. Natural amenities (trees, creeks)

6. Diversity of housing

7. Heritage and culture

8. Culture of trust and collaboration

9. Vibrant downtown core that is the economic, cultural, and social heart of the community

10. Balance of quality of life and affordability

11. Growth that benefits the people and businesses here

12. Regional hub and destination

are put together it gives a clear and meaningful 
picture of how the residents of Waxahachie see 
themselves and their community now, and how 
they wish to be in the future.
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We value family, responsibility to our 

community, and inclusivity. We respect 

our history, nature, and culture –  and 

we are working together to cultivate 

a vibrant place that is enjoyable and 

affordable for residents and a true 

destination that welcomes new people 

and businesses to our community.

Our Identity Statement

This statement was built by taking elements seen 
on the previous page and crafting them into a 
single sentence which is simple and memorable. 
This statement strives to encompass the nature of 
Waxahachie as its residents see it.

Throughout this plan you will see  recommendations 
for improving Waxahachie. Each of those 
recommendations has been vetted by asking  
“Does this align with the identity of the community?”  



Our historic core is valuable 
and worthy of investment and 
incremental improvement.
Waxahachie’s Downtown, historic homes, and original 

neighborhoods are the foundation of the community’s culture, 

identity, and fiscal health. Continuing to invest in the city’s historic 

core is critical to strengthening the community’s culture, expanding 

local businesses and events, and diversifying housing options and 

price points. Downtowns and the neighborhoods surrounding 

them are becoming increasingly popular for retirees, young 

professionals, and couples interested in living and participating 

in an environment where most of what we need is within walking 

distance and maintenance of large yards or multiple automobiles 

is not required. However, because of this pent up demand for 

these places, it is also important to manage the rate and scale of 

development in these areas, as too much too fast would almost 

certainly  jeopardize the character and affordability for those living 

and working here. 

Small development principles that prioritize infill, organic growth, 

and incremental improvements to add people, buildings, and 

affordable space at a scale and pace that doesn’t conflict or disrupt 

the existing character of surrounding properties is key to avoiding 

skyrocketing property values and gentrification. Additionally, 

these areas are ideal for strategic programming and pop-up 

activities that can be used to activate vacant spaces and test out 

ideas before investing more significant resources.

Resource stewardship and fiscally 
responsible growth ensures a more 
prosperous community for the long 
haul.

Stewardship at its core is a dedication to taking care of something. 

In this case, Waxahachie and its residents have identified that 

stewarding their resources in the short and long-term is a 

fundamental part of how they want to operate.

The community wants to grow in a way that benefits current 

residents and businesses, and strengthens the community’s 

vibrancy and relevance over time. To do that, it will be imperative 

to manage development and capital investments in a manner 

that guarantees the city has the resources it needs to maintain 

and eventually replace the infrastructure that underpins the built 

environment in and around the city. In simple terms, this means 

the city will seek to improve development to provide a better return 

on its investment and to align the services that they provide with 

what the community is willing to pay for.

Resources are not only financial. Waxahachie is committed to 

protecting and preserving its natural resources as well. Ensuring 

that the community has access to the scenic and natural qualities 

in and around Waxahachie is paramount to success.

Guiding Principles
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When what we need is closer 
to home, we need fewer roads 
and quality of life improves.
Quality of life is measured at the neighborhood level. Personal 

safety, exercise, personal education and experience, and access to 

basic needs are all impacted directly by where we live, who lives 

around us, and how long it takes to get to things. The auto-centric 

development pattern prioritized for the past 70 years directly 

impacts many of these basic human needs, mostly in a negative 

way, as most of these needs have been designed to be within a 15-

20 minute drive.

Intentionally shifting development to prioritize complete 

neighborhoods where the majority of daily needs are available 

within a 15 minute walk or bike ride puts quality of life back at 

the forefront. A well designed mix of residential, commercial, and 

recreational uses together in close proximity improves quality 

of life for those in the neighborhood, but it also helps to address 

larger citywide issues like traffic congestion, infrastructure costs, 

and keeping housing and city services affordable.

When housing types are diverse and 
plentiful, more people can afford to 
live comfortably.
The combination of market pressures and rising municipal 

service costs is going to continue driving the price of single family 

homes upward. Additionally, it’s important to understand that not 

everyone can afford or wants to live in a detached single family 

home in an exclusively residential neighborhood. As demographics 

shift to a more balanced mix of ages, interests, and incomes, more 

people are looking for options that are more affordable and/or in 

a different context, such as a duplex or small cottage that’s more 

affordable due to the smaller size, or upscale urban living and 

townhomes that are more expensive but in a walkable, mixed-use 

context as discussed previously.

A critical piece of the puzzle required to keep housing affordable 

for everyone in a community is to build and maintain a mix of 

options both in typology and context. Having different options 

allows people to choose where and how they want to live at a cost 

they can afford, and spreads the market demand out over different 

types versus artificially driving up demand for any one type. It also 

provides people at different ages and stages of life the ability to 

move around as their needs evolve and still remain in Waxahachie.
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Guiding Principles, 
continued

Everyone deserves access to a safe, 
affordable, and efficient mobility 
system.
To the vast majority of people, the single most important element 

in a transportation network is how safe it is. Yet, fatalities of 

pedestrians are rising. Put simply, we can’t say our top priority is 

safety if our decisions about how we design, build, and operate our 

mobility system prioritizes moving vehicles quickly. By attempting 

to prioritize both movement of vehicles and development of places 

people need and want to visit for their daily needs or entertainment, 

we’re building roads that don’t function well at either. 

A safe, equitable, and functional mobility system is one that serves 

all members of Waxahachie well, consistently and affordably. 

Shifting our approach to prioritize complete neighborhoods 

where uses are mixed and connected in a manner that is safe 

and convenient will reduce demand on existing roadways over 

time, eventually reducing the amount of money that is needed 

for maintenance. For more near-term success, utilizing low-cost 

tactical improvements to connect pedestrian facilities can provide 

better access to many users, while thoughtful striping and street 

furniture can turn a high-speed overly-wide roads into a slow-speed 

street with on-street parking, bike lanes, and wide sidewalks that 

create places where people want to spend their time and money.

Our culture, places, and people form 
the foundation for a diverse, resilient, 
and locally-focused economy
Waxahachie already has a healthy mix of both local and regional 

businesses across a variety of industries, and a strong education 

system focused on developing the current and future workforce. 

Growing demand for mixed-use, “live-work-play” developments, 

commitment from employers and younger generations to 

sustainability and resource stewardship, and the rise of remote 

work have all contributed to a shift toward place-based economic 

development. This approach prioritizes the creation of places 

where residents, employees, and potential partners and clients 

want to be and then using these places to attract companies and 

businesses. This approach is ideal for recruiting, developing, and 

growing a strong network of local entrepreneurs and businesses 

that are critical to a resilient local economy.

While there are still some industries and companies where having 

large tracts of land serviced and ready to build on is important, 

that should be a complementary strategy that supports a place-

based approach. In Waxahachie, the unique culture, people, and 

talent development pipelines provide the framework to succeed in 

cultivating a strong and resilient local economy through a focus 

on placemaking.
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Community Context

Regional & National Trends

As technology and other factors continue to evolve, 
Waxahachie has both the challenge and opportunity 
to keep and attract people and businesses to the 
city. While focusing on local context and resources 
are the starting point, it’s also important to be 
aware of regional, national, and global trends that 
are impacting where people choose to live, work, 
shop, worship, and play. 

Missing Middle Housing 
and Choice Shifts

Many cities are finding that a key to retaining talent 
is the ability to find housing types that suit a broad 
range of people. In most places, housing variety 
has not met the needs of changing demographics. 
Household sizes have been decreasing, and many 
people want to age in a home that is the right size 
for them. Diversity of housing type is directly tied 
to affordability. Diverse housing in neighborhoods 
allows mixing of socioeconomic groups, which is 
appealing to Gen Xers and Millennials.

Missing middle housing comprises the range of 
housing styles that fall between the extremes of 
the detached single-family homes and the mid-
rise apartment complex. These buildings generally 
share a similar footprint to single-family homes 
and as a result blend seamlessly into otherwise 

monolithic neighborhoods. Since these typologies 
often contain 4 to 8 units they provide a more 
robust tax base for the city without significantly 
increasing service cost or infrastructure liabilities. 
These housing styles, which include townhouses, 
duplexes, courtyard apartments, and live/work 
units, were an essential building block of pre-
1940s neighborhoods, and their appeal is being 
rediscovered today in towns across the country. 
The missing middle typologies are an opportunity 
to increase “high-value properties,” which are 
development types that generate sufficient tax 
revenues to cover the costs to serve them and 
sometimes produce a surplus to offset the service 
costs for under performing development types.

ALL IMAGES: SIGHTLINE INSTITUTE
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Community Context, 
CONTINUED

Regional Growth

The Dallas-Fort Worth metro region continues to 
grow at a rapid pace, and communities in Ellis 
County are experiencing their share. According to 
the November 2021 Dallas Morning News report 
on the Dallas area housing market, the median 
sales price of homes in the Metroplex area rose 
18 percent compared to the year prior. With large 
employer relocations to the region, housing stock 
is being stressed, pushing housing prices skyward. 
At the time of the report, there were roughly 8,000 
homes on the market in the Metroplex compared to 
the roughly 1.9-million single-family housing units 
on the ground. Those who cannot afford a home in 
the core Metroplex area have begun to settle in the 
surrounding communities. 

While Ellis County’s median price is $237,533 
according to the most recent census calculations, 
Waxahachie has a median price that is comparable 
in the region at $220,498. Red Oak’s median 
price is $223,200 and Midlothian is the highest 
at $242,300. The communities with higher end 
suburban residential and commercial development 
are rapidly expanding, though with Waxahachie 

and these peer communities there is still a majority 
of the housing stock that was built prior to the turn 
of the century. 

The City of Waxahachie is located at the crossroads 
of I-35E, US Highway 287 and US Highway 77. As 
part of the robust Dallas-Fort Worth Metroplex 
(DFW), and just 30 miles south of the City of Dallas, 
the City is in a prime location to capitalize on the 
regional growth in North Texas. Waxahachie’s 
proximity to a regional roadway system makes it 
appealing to various industries, an opportunity for 
the City to diversify its local economy and provide 
its residents with ample employment opportunities. 
To capture the workforce it needs, the City must 
diversify housing to attract the talent.

Waxahachie is close to the Dallas Love Field Airport, 
DFW International Airport, and the Mid-Way 
Regional Airport, which serves as a general field 
airport popular among the corporate executives 
and private pilots visiting the area. These are 
assets in the area that can help leverage the City as 
a destination and tourist attraction in the region.

Waxahachie City 
Limits

Waxahachie ETJ

Legend
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Remote Work

The COVID-19 pandemic appears to creates a 
lasting demand for remote work. Whether it is 
working from a home in the same city, or working 
from across the country, working remotely is here 
to stay. According to a survey by Upwork, about 
26.7% of Americans will be working from home 
during 2021. According to CNBC, a quarter of the 
nearly four million remote workers in the U.S. make 
over $100,000 a year. This creates opportunities 
for people to land jobs in companies that are not 
physically located in the Waxahachie area.

E-Commerce

E-Commerce and Social Selling eCommerce tools 
have taken local retailers to a new level. These 
tools help customers make online payments. 
They provide online storefronts. They can search 
inventory. They greatly expand the reach of small 
businesses. Email marketing and promotional 
tools are other eCommerce tools. Social selling is 
simply the selling of products and services online. 
These options allow small businesses to operate 
from anywhere, especially areas with lower costs 
of living.

Place-Based Economic 
Development

Place is of great importance 
to Millennials, Gen Xers, and 
younger age groups. In particular, 
the “third place”, a term coined 
by Ray Oldenburg. The third 
places are places for gathering. 
Coffee shops, bars, bookstores, 
pubs, cafes, and other places 
where people can interact are 
third places. Connectedness 
is a priority for these groups. 
Walkable neighborhoods are 
greatly valued by these groups. 
They seek the celebration of 
differences in people, cultures, 
and neighborhoods. Authenticity 
is a high priority. Many cities do 
not offer this.
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Who makes Up 
Waxahachie?

Waxahachie’s history has deep ties to the Shawnee 
Trail that went right through where the Historic 
Downtown District sits today. Waxahachie translates 
to “buffalo creek” alluding to the Waxahachie Creek 
that the community was built around as well as 
their early dependence on the trade of livestock. 
True expansion came to town at the beginning of 
the twentieth century, and challenged the area and 
existing population, but the city has evolved to be a 
diverse and inclusive community.

Waxahachie is still growing and building out as a 
major contributor in Ellis County population growth. 
Between 2000-2020, Waxahachie’s population 
grew from just under 21,500 to over 41,100. This 
rapid growth is projected to continue, projecting 
an average growth rate of 4.5 percent annually 
over the two decades. Waxahachie’s population is 
growing younger, with an average age of around 

33-years old. Looking at the adults recorded in the 
2019 Census survey, only 11 percent were senior 
residents, while 46 percent were between 18 and 
45. Overall, Waxahachie households earn 6 percent 
more than the state in median income but are 
right in the middle of the pack when compared to 
communities in the area. For the most part, people 
in Waxahachie are working around town or in the 
greater metroplex, with the largest industry being 
focused in industrial or commercial employment 
followed closely by education and health care. 

Waxahachie’s most common residents in the future 
will be young families that are more educated than 
in the past. Providing quality schools, a multitude of 
youth and family-friendly activities as well as more 
local employment opportunities will enable the city 
to continue to attract the younger demographic and 
serve residents’ needs in the decades to come.

2021 Median Age 2021 Median Household Income
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$66,230

$78,413

$73,903

$63,524
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Population Projections

Current population estimates were compared to the 
population projections prepared as part of the last 
comprehensive planning effort which projected a 
2.5 percent growth rate. The City has exceeded the 
growth rate projected in 2016 plan. 

In an internal study of the population trends 
in recent years, the city has developed its own 
projection that leans into the last three years of 
population growth averaging 4.7 percent. This 
analysis and current housing demand has led 

the city to utilize a 4.5 percent population growth 
number for this planning effort and the period of 
the next 20 years. The rate in 2019 was 4.7%, the 
growth rate in 2020 was 5%, and the growth rate in 
2021 was 4.4%. Anticipating a 4.5% growth rate for 
the future is conservative and realistic since the 
average growth rate for the past three years was 
4.7%.
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Demographics

Tapestry Segmentation

Waxahachie’s 
Dominant Segment
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Median HH Income

32%
College Degree

Single–
Family 
Predominant Housing

1. Traditional values are the norm 
here - faith, country, and family. 
Sports include hunting, fishing, 
bowling, and baseball.

2. Entertainment is primarily 
family-oriented, TV and movie 
rentals or theme parks and 
family restaurants.
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ESRI Tapestry Segmentation classifies US 
neighborhoods into 14 unique Life Mode groups. 
These groups are then further classified as 67 
different consumer segments with commonly 
shared traits. The chart below shows the segments 
present in Waxahachie, with the most dominant 
being Middleburg. The information in the tapestry 

segments provides a comprehensive profile of the 
City’s consumer market. Demographics are most 
helpful to identify where we are not meeting the 
needs of our segments. More information on all 
of the tapestry segments identified in Waxahachie 
can be found in the appendix.

3. Prefer to buy American and for 
a good price. Media preferences 
include country and Christian 
channels.

4. Comfortable with the latest in 
technology, for convenience 
(online banking or saving money 
on landlines) and entertainment.

5. Spending priorities also focus 
on family (toys and apparel for 
children) or home DIY projects. 
Residents are partial to domestic 
vehicles.
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Ellis County

67.5
Ellis County

159
Waxahachie

KEY INDICES

Housing Affordability

Wealth

Crime

Diversity

ESRI establishes measures (indices) to better 
understand certain characteristics in a community 
including housing, crime, wealth and diversity. 
When compared to the region, Waxahachie has 
a housing affordability index that outpaces the 
state as a whole. However, similar to other cities 
in the metroplex, housing affordability continues 

to decrease in Waxahachie.  Waxahachie’s crime 
index is dramatically lower than regional and state 
averages, and diversity trails slightly.

On all of these indices, 100 is considered average. 
Above 100 is  higher than the national average and 
below 100 represents a scoring below the average.

83
Waxahachie

32

69.5
Waxahachie
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Where do our 
residents live?

Waxahachie provides a more diverse mix of housing 
choices than many communities in North Texas. 
Waxahachie has a higher percentage of renter-
occupied housing units than most and vacancy 
rates in 2021 were on par with the region, however, 
more recent information indicates a much lower 
vacancy rate and limited housing stock availability. 

The median home value is $220,498, which is 
almost 8 percent lower than the regional average. 
Most of the housing stock in Waxahachie consists 
of single-family homes, with newer homes and 
subdivisions being built in the north, west, and 
southern parts of the City. Almost 40% of the 
housing stock has been constructed since 2000.

Waxahachie

Ellis County

Texas

Age of local housing stock
1959 OR 
EARLIER

1960-1979 1980-1999 2000-2009 2010 OR 
LATER

Legend

SOURCE: ACS SURVEY

19% 13% 28% 26% 15%

11% 16% 33% 26% 13%

15% 24% 31% 19% 10%
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Where do our 
residents Work?

Workforce

Waxahachie’s civilian workforce consists of 
approximately 18,600 people. The unemployment 
rate, 4.6%, is lower than regional averages. 

Most employees work in the Industrial and Retail, 
Manufacturing, and Education, Health Care and 
Social Services. With regards to occupation 61% are 
employed in white collar occupations, while 28.1% 
are employed in blue collar occupations.

Business & Industry

There are over 1,500 businesses in Waxahachie 
with approximately 20,000 employees. Dominant 
industries in terms of number of businesses are 
Retail Trade, Other Services, and Health Care & 
Social Assistance Services. Industries employing 
the largest number of employees include Retail 
Trade, Education, Food Services, and Health Care. 
Major employers in the Greater Waxahachie area 
include Waxahachie ISD, Baylor Medical Center, 
and Dart Container Company.

Employment by Occupation Employment by Industry

White Collar, 
61%

Blue Collar, 
28%

Services, 11%
2021 

Unemployment 
Rate, 4.6%

Manufacturing, 
21%

Industrial and 
Retail, 29%

Professional & 
Managerial 

Services, 16%

Education, 
Health Care, 
and Social 

Services, 21%

Other Services 
, 13%

SOURCE: ESRI
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Waxahachie’s 
Development Pattern
Waxahachie’s original development occurred 
in what is now the core part of the city in the 
downtown and surrounding neighborhoods. The 
city has expanded in all directions over time, 
initially in the traditional grid style and then more 
recently in the auto-centric, suburban style. From 
1950 to 2020, Waxahachie’s city limits expanded 
from approximately 4,600 acres to 32,500. During 
this same period, the city’s population density 
decreased from 2.44 people per acre to 1.07.

The majority of residential development built 
in recent years has occurred in greenfield 
development in the southern and northeastern 
parts of the city. While residential development 
has expanded outwards, the majority of the city’s 
commercial business is located in downtown and 
along the 77 corridor. There has been some infill and 
redevelopment activity in the core of the city. This 
type of development should be supported through 
active improvements to pedestrian connectivity 
and streetscapes.

NOTE
From 1950 to 2020, the city’s footprint 
expanded by 7x, increasing the amount 
of infrastructure to be maintained and 
the amount of people and neighborhoods 
requiring service. During this same period, 
the city’s population has not kept pace, 
increasing by only 3.5x. So, while the city 
has taken on a broader service area and 
increased liabilities, the cost burden per 
household has increased significantly due 
to the reduced population density.
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Current Budget

In the City’s fiscal year 2021 budget, general 
fund expenditures are budgeted to total $45.4M, 
approximately a 7 percent increase from the Fiscal 
year 2020 revised budget. Property taxes are the 
largest source of revenue for the City (45 percent). 
The fiscal year 2021 budget includes an 8 percent 
increase in property tax revenue, which is primarily 
due to new construction and increased value. Sales tax 
revenue increased a little over $2M(15 percent) over 
fiscal year 2020 revenue, primarily due to a full year 
of collections from retail that opened in fiscal year 
2020, more local commerce and activity due to the 
decline of the COVID-19 pandemic, and conservative 
estimates for new retail opening in the next year.

Chart: Stacked Bar, General Fund Revenue

Chart: Stacked Bar, General Expenditures

General Fund Revenue

General Fund Expenditures

Property Tax

$19.4M
≈45%

Sales Tax

$14.4M
≈38%

Franchise fees

$3.4M
≈8%

License & Permits

$1.3M
≈3%

Charges for services

$.7M
≈2%

Fines & Forfeitures

$.7M
≈2%

Investment income

$.4M
≈1%

Personnel

$27.5M
≈61%

Supplies & Materials

$1.4M
≈3%

Operating Expenses

$8.2M
≈18%

Maintenance

$5M
≈11%

Travel & Training

$.4M
>1%

Utilities & Fuel

$1.4M
≈3%

Capital

$1.5M
≈3%

Joint Venture

$.01M
>1%

Other

$.2M
>1%
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Unfunded Liabilities 
& Resource Gaps

Are Expenses & Revenues Balanced?

The costs to provide basic public services to residents 
increases over time as a city expands its service 
area and adds people. The city’s past decisions to 
extend its service area and infrastructure outward 
in all directions without the population density to 
support it have created a situation where there 
are fewer people to pay for the services. This has 
produced tension over how to balance the demand 
to improve public services while also keeping taxes 
and service costs affordable.

$811M
Total reconstruction cost of 

the road network today.

$40.5M
Reconstruction costs 

amortized over 20 years.

$6M
Currently budgeted amount for 

yearly road maintenance.
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Street Budget

$30M

Projected 5-Year 
Street Cost

$202.7M

In order to be fiscally sustainable long-term and 
maintain or improve service levels, the city will need 
to generate additional revenue to cover existing 
and future maintenance costs. This can be done 
through raising the property tax rate and adding 
fees such as a street fee, but it can also be done 
by adjusting the city’s growth and development 
approach to prioritize infill and incorporate higher 
value producing development patterns.

Current road conditions and reconstruction costs

AS NOTED ON PAGE 51, ROAD CONSTRUCTION COSTS ARE 
BASED ON A $1.5M/LANE MILE CONSTRUCTION COST.  IT 
IS IMPORTANT TO NOTE THAT A NUMBER OF FACTORS CAN 
AFFECT THIS PRICE.

0-1 (Failed) 1-2 (Poor) 2-3 (Fair) 3-4 (Good) 4-5 (Great)
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Unfunded (Street) 
Infrastructure Liabilities

As of June 2021, the city had roughly 541 lane-miles 
to maintain. Using a replacement cost of $1.5M per 
11’ lane-mile, it would require approximately $811M 
to replace the existing streets when they reach the 
end of their life cycle. Averaged over a maximum 
replacement life of 50 years as might be typical for 
concrete pavement, the annual cost would be $16.2M 
However, many of the city’s older roads are asphalt 
and already nearing replacement, so it’s more likely 
that the city will need to replace the majority of its 
existing roads within the next 20 years. Averaged 
over this more realistic timeline this would require 
the city to be saving or spending an average of 
$40.5M per year on street reconstruction, $34.5M 
per year more than what the city currently allocates 
to street maintenance. Materials and labor costs 
have also risen dramatically since the COVID-19 
pandemic – this means that replacement costs could 
increase above this estimate in the future, widening 
not reducing, the liability gap. If you incorporate 
Capital Improvement Program (CIP) dollars into this, 
it partially reduces this gap, but not nearly enough 
to get the city to a break-even point. As additional 
development is built, the number of streets to 
maintain and replace in the future will continue to 
increase.

This large sum is not only a result of the sheer 
number of streets and infrastructure on the ground, 
but also the way that infrastructure has been 
designed. Thoroughfares with wider than necessary 
right of way only adds to the infrastructure costs. For 
example, consider a street in Waxahachie today is 36-
feet wide with 12-foot lanes that could be reduced to 
33-feet wide with 11-foot lanes. Reducing the street 
width by 3 feet saves nearly $410,000 per mile of 
street.

When a development does not produce enough in 
property tax revenue to pay for infrastructure, these 
costs must be subsidized by sales tax, fees, and 
other funding sources. Typically though, these other 
funds are appropriated for other purposes, and not 
anywhere near what is needed to close the gap. The 
result is infrastructure liabilities being deferred and 
streets and neighborhoods that slowly deteriorate 
over time.

Deferred Maintenance and 
Street Replacement Costs

Road Conditions

Legend

Extraterritorial 
Jurisdiction

City Limits

3-4

2-3

1-2

0-1

4+
BEST

Worst
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Land Use Fiscal Analysis – 
Overview & LEVEL 1 Analysis

Overview

An in-depth analysis of the fiscal productivity of 
Waxahachie’s development pattern and service 
model was performed as part of the comprehensive 
planning process. A parcel-level analysis of the 
property taxes and general fund service costs for 
the various land uses and development patterns 
in Waxahachie provides a glimpse into which 
perform better than others in terms of their ability 
to generate sufficient property tax revenue to 
cover their share of service costs, including long-
term roadway maintenance. The analysis used the 
metrics of property tax revenue per acre and net 
revenue per acre to map the net fiscal productivity 
(revenue minus each parcel’s proportionate share 
of service costs) of all parcels in Waxahachie.

Three levels of analysis were completed to 
understand the fiscal performance of development 
today and when costs for future infrastructure 
replacement are considered. Each of those levels 
are explained on this and the following five pages.

Certain development patterns will hold their value 
and remain positive, even with the additional  cost 
burden, while others will decrease significantly. The 
following pages provide the maps and additional 
detail on each level of the analysis for Waxahachie, 
followed by a summary of key takeaways from the 
analysis. Results of this baseline modeling and 
context from other cities was then used to project 
how different future development scenarios would 
perform financially and inform the final growth 
scenario, recommendations, and action plan.

Level 1 Analysis 
Property Tax Revenue Per Acre

The first level of the analysis process involves 
mapping the revenue side of the fiscal equation. 
Property data and property tax levy amounts were 
pulled directly from the Ellis Appraisal District 
database files for the 2020 certified tax rolls. 
Levy amounts were verified with the city budget 
and then the appraised value, assessed value, and 
actual levy paid after exemptions were mapped to 
the parcel level. Exempt parcels such as city owned 
properties, churches, and other tax exempt areas 
such as street rights-of-way were removed from 
the analysis. 

The map on the adjacent page illustrates the 
property tax levy per acre for parcels in Waxahachie, 
ranging from $0 per acre up to a maximum of 
$80,659 per acre. Three reference points are 
important when reviewing this map. First, the 
current general fund per acre from property tax in 
the city is $831 per acre. In order to cover roughly 
half of the city’s current (budgeted) general fund 
costs and replacement of existing streets with 
property tax revenue, the city needs to have an 
average levy per acre value of approximately $2,000 
per acre, or roughly $1,640 per acre more than it’s 
currently getting. 20% of the city’s parcels and 88% 
of the city’s land area are under this value. Finally, 
should the city continue to build out in a pattern 
similar to what’s been built so far, the average levy 
per acre value would need to be over $6,000 per 
acre to cover half of the projected general fund 
service costs and street replacement costs. 45% 
of the city’s parcels and 5% of the city’s land area 
currently exceed this value.
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Legend

Level 1 Analysis Map 
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Level 2 Analysis 
Net Value per Acre with Current 
Budget Expenditures

The revenue per acre mapping alone does not 
tell the full story. In order to understand the 
fiscal impacts of different development patterns, 
costs for services and infrastructure must also be 
taken into account. The first level of cost analysis 
focuses on allocating general fund service costs 
from the current year’s budget to the parcels. First, 
the amount of general fund costs being covered 
by property tax was determined using the city’s 
budget (40% or $21,120,330). Developed properties 
were assumed to carry 85% of these costs, while 
undeveloped properties carried 15%. These 
amounts were then allocated to individual parcels 
based on proportionate area. 

Only costs covered from the general fund and 
property taxes were considered in this analysis. 
Costs for water and wastewater infrastructure 
were not factored in, as those are typically funded 
through a separate enterprise fund tied to utility 
rates. It’s important to note that utilities tend to 
follow the same trend as streets in that cities do 
not have sufficient revenue to maintain and replace 
utility infrastructure at current funding levels.

This generates a map that illuminates which parcels 
generate surplus revenue based on current budget 
costs, and which ones cost more to serve than they 
generate in tax revenue. 

Land Use Fiscal 
Analysis – LEVEL 2

The map on the adjacent page shows the net value 
per acre for each parcel when we take the revenue 
it generates and subtract the costs as described. 
Any parcels showing in green on this map are 
generating a surplus amount to cover current 
conditions, while those in the red cost more to 
serve than they generate in property tax. This map 
and the supporting data and analysis behind it 
demonstrate that under the current budget and tax 
rate structure, while there are some development 
patterns and properties in the city that do generate 
a surplus, the majority of the city is not generating 
enough revenue overall to pay for the future 
replacement of streets and other infrastructure. 
This is the resource gap that future development 
strategies must work to close if the city hopes 
to avoid significant tax increases or substandard 
infrastructure in the future.
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Level 3 Analysis 
Net Value Per Acre with 
Projected Maintenance Needs

The third and final step in the baseline analysis 
projects what additional revenue the city would 
need to replace existing streets when they reach 
the end of their life cycle. Typically, cities budget 
an annual amount for preventative maintenance 
and fund a few CIP projects through bond programs 
every 3-5 years. This approach does not cover the 
full amount needed, and while these costs are often 
out in the future, having a plan to reserve and build 
up funds annually will ensure the funding is there 
when it’s needed. 

The additional amount it would take for the city 
to replace existing street infrastructure was 
estimated as roughly $811M. A straight average 
over 50 year life cycle for pavement was calculated, 
and then these additional costs were allocated to 
each parcel based on a similar proportionality 
process. The yearly cost for both asphalt and 
concrete roads is identical, the difference being 
concrete roads amortize the total cost of rebuild 
over a timeline generally twice that of asphalt. This 
second version of the map shows how different 
parcels and development patterns perform fiscally 
when considering the infrastructure burden and 
assuming these costs are covered from property 
tax revenue.

It’s important to note that this step only accounts for 
replacement of existing streets, and assumes that the 
city does not build or take on (from new development) 
any additional pavement, either through widening of 
existing roads or adding new ones.

Land Use Fiscal 
Analysis – LEVEL 3
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Keep development patterns and service levels 
as-is but charge more (via higher taxes and fees) 
to cover the true costs. This is a difficult option 
because an increasing number of people do not 
have the means to pay much more than they are 
currently paying.

Bridging the Gap

What solution works for us?

For cities to be financially resilient and affordable 
for years to come, city leaders must work to 
close the gap between their resources and their 
obligations to residents. More specifically, they 
must find ways to generate additional revenue to 
rebuild aging streets and infrastructure. Generally 
speaking, there are three ways in which a city can 
close this gap.

Adjust development and infrastructure to enable 
an affordable balance of services and taxes. By 
prioritizing infill, redevelopment, and more 
financially productive development patterns, 
the city can generate additional tax base 
from its service area and improve the return 
on investment of taxpayer dollars without 
necessarily having to raise the tax rate or charge 
more fees. This is the most feasible and effective 
option.

Maintain current taxes and fees where they are 
but cut services to align with revenues. This 
is what most cities are currently doing, where 
services and maintenance needs are budgeted 
to fit available revenue and those that are 
unfunded get deferred. This can work for a short 
period, but eventually the neighborhoods and 
infrastructure must be maintained, or property 
values will start to decline causing people and 
businesses to leave the city.

Develop
Responsibly

Increase
Taxes or Fees

Reduce
Services

3

2

1



Land Use & Growth 
Management Recommendations

1 BUILD COMPLETE NEIGHBORHOODS, NOT 
JUST RESIDENTIAL SUBDIVISIONS.
Complete neighborhoods are not only a quality of life improvement but also reap many 
financial benefits for the City. In a complete neighborhood, streets and sidewalks are 
interconnected to make daily needs more accessible by walking or biking. Complete 
neighborhoods have housing, schools, parks and commercial/personal services within a 
close proximity to make daily goods and services more accessible from home.

2 IMPLEMENT NEW POLICIES TO MANAGE AND DIRECT GROWTH.  
Analysis conducted with this Comprehensive Plan shows that expansion of the city limits 
and extension of new infrastructure is not necessarily required to accommodate a majority 
of the projected growth. The City should utilize the growth sector map to prioritize 
development in areas with existing infrastructure instead of extending infrastructure to 
undeveloped areas, which would unnecessarily increase the City’s liabilities long-term.

3 EXPAND THE CITY’S PARK, OPEN SPACE, AND TRAIL SYSTEM. 
As the City continues to grow, it is essential to prioritize and preserve open space areas 
for recreational purposes. Parks are a quality of life improvement and critical spaces for 
community gathering and interaction.

4 CALIBRATE DEVELOPMENT STANDARDS TO ALLOW THE TYPE 
OF DEVELOPMENT ENVISIONED WITHIN EACH PLACE TYPE. 
Single use subdivisions and regional commercial centers conflict with the community’s 
desired values, particularly fiscal responsibility, affordability, and healthy living. 
Development standards should be updated to support the place types and complete 
neighborhood principles established in this Plan.
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Snapshot

Working Toward Sustainable, 
Inclusive Growth

Land is the most valuable resource a city has. When 
land is developed, it is often done with current 
conditions and immediate benefits in mind, such 
as additional rooftops, businesses, and the tax 
base that comes with them. However, what is built 
also has long term impacts on the community. 
Housing mix and affordability, pedestrian safety 
and walkability, infrastructure condition, water 
quality and supply, and the financial health and 
resilience of the city are all examples of things 
that are impacted by development decisions over 
time. Therefore, decisions about where and how 
development occurs must look at both short and 
long-term implications. 

The Land Use & Growth Management chapter 
of this plan provides the framework for guiding 
decisions and setting policy about what will be 
built, where, and when so the City can capitalize on 
near term opportunities while also ensuring long-
term sustainability and affordability.

30k
Population In 2010

41k
Population In 2020

36.41%
Population Growth 2010-2020

SOURCE: US CENSUS
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Current Use Makeup

The majority of Waxahachie’s land area is used 
for residential development. While commercial 
developments exist in Waxahachie, much of them 
are separated from residential uses by requiring 
an automobile to access them. Commercial uses 
generally follow major corridors in the city, this 
also adds to the geographic separation from homes 
in a way that requires an automobile to access 
them.

Zoning

A city’s zoning code controls the types of land 
uses allowed within a certain area of a city. The 
zoning map shows what type of development is 
allowed by right on every parcel in the city, and the 
accompanying regulations outline parameters such 
as setbacks, building coverage, building heights, 
and parking. Waxahachie has 22 zoning districts, 
including the PD designation. Many PDs have been 
approved with unique development standards. 
Aside from the PD zoning district, there are twelve 
residential districts, five commercial districts and 
four industrial districts.

81% Residential

11% Non-Res

8% Undeveloped

Mix of uses by total land area
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Where does it make 
sense to grow?
Selectivity Helps Productivity

A common approach in communities in recent 
years has been to expand city limits and extend 
street and utility infrastructure to greenfield areas 
to spur growth. However, this approach is also one 
of the primary causes of fiscal gaps in cities. When 
cities expand infrastructure, the infrastructure’s 
life cycle begins the day the construction is finished. 
The longer it takes to develop the property served 
by the infrastructure, the more critical it becomes 
for the development that is built to produce higher 
taxable value so that the city has revenue to pay for 
maintenance and replacement of the infrastructure 
when it reaches the end of its life cycle. 

77%
of parcels inside the City of 
Waxahachie have access to 

city water/wastewater

75%
of land area in 

Waxahachie and its ETJ is 
vacant

Waxahachie has already built out infrastructure to 
the majority of its city limits with the exception 
of the northwest area bounded by Marshall Road 
and Interstate 35. The focus now should be on 
infill development of vacant and underdeveloped 
lots to generate additional tax revenue in areas 
the city is already paying to serve. Additionally, 
any remaining greenfield development should be 
designed and phased in a way to maximize value 
productivity of development and minimize the time 
it takes to build development after infrastructure is 
put in.

Vacant land 

Legend

Vacant Parcels

Vacant Developed

Vacant Developed 
properties are 

simply properties 
which have a 

structure on them 
but are not currently 

occupied. These 
may be disused old 

buildings, or it might 
be developed new 

homes which have 
not yet been sold or 

moved into.



Land Use & Growth Management – Snapshot | 63

Served, and unserved parcels 

Building permits issue in the last 7 Years

Legend

Served and 
Developed Parcels

Served Vacant 
Parcels

Unserved and 
Developed Parcels

Unserved Vacant 
Parcels

In this heatmap it is 
clear in the darker 

areas of the map 
that the majority 

of new permits 
have been issued 
around the edges 
of Waxahachie. A 
renewed focus on 
redevelopment in 
the core of town 

is important to 
maintaining a 

solvent municipal 
government.
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Current Fiscal Health 
of our Land Use

UP TO $1000

$1001 – 2000

$2001-3000

$3001-4000

$4001 –5000

$5001-6000

Legend

$6001-7000

$7001+

Properties at this level ($2000) or 
above meet the average Value per 
Acre to cover existing infrastructure 
maintenance. But large swaths of 
land on the edges of town do not. 
What this means is that the varying 
shades of green lots are effectively 
subsidizing the lower value parts of 
town.

Breakeven
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What will our current value cover?

The map on page 64 shows a breakdown of levy per 
acre calculations of individual parcels citywide. 
What we see is that the vast majority of the city’s 
land area is not producing enough value to account 
for the infrastructure maintenance needs of today. 
To meet today’s needs, the average levy per acre, 
city wide needs to be $2,000 per acre. Today that 
number is only $800 per acre. And on an individual 
parcel basis we can see that some parcels have 
dramatically higher levy per acre. If we have enough 
of these very high value parcels in the developed 
part of the city they effectively subsidize the lower 
performing  outer edges of the city. This makes 
clear how imperative a development pattern that is 
more valuable is needed if we want Waxahachie to 
remain solvent for decades to come.

Land Use Type Productivity 

Below we can see that some land uses are currently 
more productive than others. Single-family homes, 
for example, appear to generate revenue when 
accommodating for the current budgeted amount 
of maintenance costs for streets. But when we 
calculate what we need to put away just to guarantee 
continued maintenance of the streets we already 
have, select single-family homes along with almost 
all multi-family and two-family properties generate 
enough revenue. These highly productive single-
family homes are currently propped up in their 
fiscal productivity because of their high appraisal 
values and their relatively new construction status. 
Over time these single family values will not retain 
their value the same way missing middle uses will. 
This means over time level of fiscal productivity  
currently being captured from these single-family 
homes will decrease.  If we wish to remain solvent, 
we need to work to make these other categories 
more productive.

 $(2,000.00)

 $-

 $2,000.00
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 $6,000.00

 $8,000.00

 $10,000.00

 $12,000.00

Single Family Multi-Family Commercial Central Area Industrial Undeveloped

Current Budget: Net / Acre Budget + St Costs: Net / Acre

Revenue Generated by land use
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1 2
Complex Euclidean 
Zoning and 
Separation of Uses

Inconsistent Codes 
and Design Standards

Barriers to success

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

Waxahachie’s current Future Land Use Map and 
zoning ordinance are based on the Euclidean 
model where uses are geographically separated. 
This  almost invariably means that an automobile is 
necessary when getting from home to another use, 
and has exacerbated horizontal expansion that is 
not always fiscally productive or sustainable from 
a value generation and service cost perspective. 
Moreover, Waxahachie’s existing zoning ordinance 
includes a large number of very narrowly defined 
districts, further segregating different kinds of 
housing into even smaller buckets that become 
harder and harder to mix. An overly complex 
ordinance is also time consuming to administer for 
city leaders and staff in the planning, engineering, 
and permitting departments. Public opinion about 
separation of uses and “not in my backyard” 
perspectives are one of the most difficult obstacles 
cities today have to overcome to create and sustain 
neighborhoods that balance quality, equity, and 
affordability.

The City currently relies heavily on the 
Planned Development (PD) process to influence 
development character and design elements. 
This approach does give the city more control 
on individual developments, but it fosters an 
environment of uncertainty and lack of clarity 
for current property owners and prospective 
developers looking to improve property in the city. 
Updating the land use approach to place types and 
combining that with upgraded design standards 
that clarify base expectations for different types 
of neighborhoods can improve clarity and reduce 
staff time processing developments, while still 
ensuring development meets the community’s 
standards and goals.
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43 Monolithic Suburban 
Neighborhoods

Incomplete Fiscal 
Analysis of Proposed 
Development

As prices continue to rise for new housing, single 
family detached homes will become increasingly 
unattainable. Prioritizing and allowing too much of 
this one type of housing (or any one type) drives 
values higher than true market value and makes 
it difficult for those who cannot afford the higher 
price points to find housing in the community. 
Demographic data is showing that the market 
is shifting to a need for a much more balanced 
range of housing types, sizes, and prices in a more 
walkable, mixed-use configuration. Housing is also 
related to economic development. Today, many 
businesses are looking for “places” and mixed-use 
neighborhoods where employees and customers 
are all located together.

Currently, when new development is presented 
to the city, there is not a complete process to 
evaluate the short and long-term fiscal impacts 
(on revenues, service costs, and infrastructure 
liabilities) to the city and its taxpayers. And as 
discussed in Chapter 1 of this plan,  this means that 
the costs associated with long-term maintenance 
are not fully accounted for. Without a robust fiscal 
analysis on incoming development projects, staff, 
management, and the council are deprived of a 
complete and honest picture of any given project 
and thus hindered in their ability to determine 
what will fit with the City’s finances today and in 
the future.
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Placetypes

Separation of land uses (residential, commercial, 
industrial) was viewed as a necessary step in 
improving quality of life in the wake of the industrial 
revolution. It was codified as zoning laws became 
the norm during our move to an automobile-
centric world, and it remains a common practice 
today. Some of the primary concerns with this 
approach, called Euclidean zoning, are that it limits 
the flexibility for buildings and neighborhoods to 
evolve over time as the market changes, and that it 
requires large amounts of roads, water and sewer 
infrastructure that cities struggle to maintain. 
It also puts extreme traffic demands on roadway 
systems, since getting from one use (your home) 
to another use (shopping) requires a car in most 
instances. 

In recent years, there has been an increase in 
demand for “complete” neighborhoods where a 
variety of residential types, office and retail are all 
integrated together. This change has been driven by 
the changing demographics and social behaviors, 
but also because these types of development are 
more fiscally productive, flexible and resilient. 
These are commonly proposed as mixed-use 
zoning districts and planned developments (PDs), 
and form-based codes are sometimes used to guide 
development or redevelopment of specific areas. 
Complete neighborhoods focus on pedestrian 
connectivity by designing a seamless and cohesive 
transition among various land uses instead of 

CONSIDER

Placetype

Character

Building 
Typology

Mix of
Uses

Parks

Primary 
Uses

Street 
TypesDoes this

request 
serve…

Approval

Disapproval

Refinement*

* Subject to options outlined in zoning 
code & the Local Government Code

ASK

segregating them. Various site design elements can 
create a visual break to transition between different 
land uses without incorporating a physical barrier 
or separation, which breaks the continuity of uses 
and disrupts pedestrian connectivity. One of the 
benefits of complete neighborhoods is enhanced 
pedestrian connectivity, but more significantly, it 
enhances the opportunities for social interaction, 
which enhance the sense of community.

By replacing land use categories with place 
types, the City can still achieve the separation of 
primary uses. For example, instead of separating 
a multifamily development from a single family 
development through a physical barrier, the City 
can require the multifamily building(s) closest 
to single family homes to step down in height 
and incorporate a public open space between 
uses to provide an adequate transition. Complete 
neighborhoods focus on the site design and the 
quality of the built environment to create a seamless 
and cohesive transition among diverse land uses 
without interrupting pedestrian connectivity. 
Focusing on the quality of the built environment 
removes the concerns typically associated with 
high-density development. As discussed previously, 
higher density development is advantageous to 
maximize the City’s returns on their residential tax 
base to offset existing service costs and long-term 
maintenance costs, contributing to the City’s long 
term fiscal resiliency.

DECIDE



This place type is characterized by large lots 

with single-family homes in rural settings 

away from the city center as well as public 

services. This type of development leaves 

ample amount of surrounding open space, 

and should involve minimal infrastructure 

investment.

Parking and public space concerns are low 

as most lots have enough of both to suit 

their users, but opportunities for natural 

preserves should be explored when possible. 

Though this place type will almost 

exclusively be single family homes, it is to 

be expected that home based businesses 

may thrive in this environment.

Rural Estate
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Target 
Use Mix



Mid-IntensityResidential 
neighborhood

14%
86%
non-residential

residential

This place type serves to create 
neighborhoods built with a traditional 
walkable block/street grid network that 
allows some variation in housing typologies. 
Although this placetype will predominantly 
consist of traditional single family detached 
housing, denser housing types are 
encouraged such duplex, cottage courts, and 
townhomes.

Commercial uses need to be context 
sensitive. Non-residential uses should 
have access and high visibility to collector 
streets. Commercial uses in this placetype 
may be a small pop up facility or a home 
converted to a small store front. Walkability 
is key for neighborhood commercial uses so 
that they are accessible from surrounding 
neighborhoods. This means that small or 
pop up facilities, or a residential home near 
a street corner converting to neighborhood-
scale commercial use are generally 
acceptable. Stacked or horizontal live-work 
arrangements that are residentially scaled 
would also be well-suited to this placetype. 

Neighborhood-scale commercial should be 
allowed along collectors and higher intensity 
roadways. Auto-centric development, such 
as commercial strip centers, would be out of 
scale within this place type. A key indicator of 
a successful Residential Neighborhood area 
is if every residential property has access 
to some neighborhood scale commercial 
within a quarter-mile of their front door.

Since pedestrian connectivity is essential, 
on-street parking should be encouraged, 
and on-site parking limited and/or reduced. 
Small neighborhood and pocket parks are 
strongly encouraged.
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Target 
Use Mix

1.  All residential units should be within 1/4 mile of a park 
or public space

2.  Allowances for higher density limits require the 
evaluation of several elements and are on a case-
by-case basis. Such components include but are not 
limited to the fiscal impact, architectural quality, 
connectivity, and the arrangement, appearance, and 
function of the buildings and public spaces proposed in 
the development.

3.  All neighborhoods should first and foremost provide 
quality neighborhood design as discussed on page 128.



    

Mixed-USE 
neighborhood

A mixed-use neighborhood hearkens back 

to the pre-suburban development pattern 

with smaller lots, smaller setbacks, shorter 

blocks, diverse housing typologies and very 

importantly, a mix of uses. This mixing of 

activities and uses allows the area to adapt 

and change over time to suit the needs of 

its inhabitants. 

Though it is not imperative for uses to 

always be mixed within the same building, 

it is important to note that large monolithic 

developments with near exclusive uses 

such as large multiplex apartments or retail 

centers with large land area being devoted 

to automobile parking do not suit mixed-

use neighborhoods.

Mixed-use neighborhoods are places where 

residents can live, work and play and are 

primarily accessible by foot. Residential 

uses in this place type can be up to 3 

stories in height. Given the various housing 

typologies encouraged in this place type, it 

is essential to make sure residential uses 

appropriately transition from one another 

based on the housing typology.
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Target 
Use Mix

1.  All residential units should be within 1/4 mile of a park 
or public space

2.  Allowances for higher density limits require the 
evaluation of several elements and are on a case-
by-case basis. Such components include but are not 
limited to the fiscal impact, architectural quality, 
connectivity, and the arrangement, appearance, and 
function of the buildings and public spaces proposed in 
the development.

3.  All neighborhoods should first and foremost provide 
quality neighborhood design as discussed on page 128.



DOWNTOWN

It is most appropriate to think of the 
Downtown placetype as a modification of 
the mixed-use neighborhood placetype.

Waxahachie benefits from an attractive 
historic core and this placetype serves 
to preserve and allow for incremental 
improvement of that area. The core of 
Downtown is ripe for quality vertical mixed-
use development.  New single family homes 
are generally discouraged here as denser 
housing types are desired in downtown 
to provide more patrons to support the 
abundance of local businesses downtown. 

Attached and stacked housing is 
permissible, since the downtown core is 
predominantly developed, denser housing 
will most likely occur on the fringes or 
edges of downtown. Adaptive reuse of 
single family homes and existing buildings 
into neighborhood-scale commercial space 
both creates new opportunities for business 
in Downtown and preserves existing and 
historic buildings. Infill and rehabilitation 
of existing structures should be encouraged 
in downtown.

To maintain the existing historic character 
and scale of downtown, buildings 
should be limited to three stories. Active 
rooftops, sidewalk cafes, and parklets 
are an opportunity to further activate the 
downtown core.
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Use Mix
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1.  All residential units should be within 1/4 mile of a park 
or public space

2.  Allowances for higher density limits require the 
evaluation of several elements and are on a case-
by-case basis. Such components include but are not 
limited to the fiscal impact, architectural quality, 
connectivity, and the arrangement, appearance, and 
function of the buildings and public spaces proposed in 
the development.

3.  All neighborhoods should first and foremost provide 
quality neighborhood design as discussed on page 128.



High-Intensity

An urban village is intended to be a 

bustling center of activity with active 

streets and a focus on the pedestrian. 

Filled with high-yield development, it 

is also one of the most fiscally resilient 

placetypes and in the right proportion 

can subsidize low-value development 

patterns. 

Streets are narrow with on-street parking 

making the streetscape comfortable 

for people who inhabit and patronize 

the homes and businesses here. When 

uses which require large amounts of 

parking are built, parking is hidden 

with continuous building frontage. 

Commercial uses on the ground floor 

should have a higher proportion of 

glazing to create a more interesting 

interface between the public and private 

realm. Most commercial uses make sense 

in this area as long as the building form 

treats pedestrians as their principal user.
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Low Intensity Mid-Intensity

1.  All residential units should be within 1/4 mile of a park 
or public space

2.  Allowances for higher density limits require the 
evaluation of several elements and are on a case-
by-case basis. Such components include but are not 
limited to the fiscal impact, architectural quality, 
connectivity, and the arrangement, appearance, and 
function of the buildings and public spaces proposed in 
the development.

3.  All neighborhoods should first and foremost provide 
quality neighborhood design as discussed on page 128.
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Regional 
Commercial

These places are first identified by 

their principal focus on auto-oriented 

traffic. Logically placed near high traffic 

intersections, these spaces bring people 

from many surrounding neighborhoods. 

Typical uses will include regional 

businesses including but not limited 

to restaurants, retail, gas stations, and 

offices. These spaces often walk a fine 

line between fiscally dubious and fiscally 

catastrophic. To create a more sustainable 

development, care should be given to make 

the experience for users pleasant once they 

exit their vehicle. The era of a mile-long 

linear strip center that require multiple car 

trips through the parking lot to get to the 

business a resident might want to visit has 

passed. This type of development can be 

more financially advantageous to the City by 

allowing residential uses over commercial 

to leverage tax revenue. Additionally, while 

often overlooked in major commercial 

development historically, human-scale 

amenities can make these places worth 

returning to. A focus on adding spaces for 

public gathering and pedestrian shading 

to encourage people to walk from one 

establishment to another and interact with 

other patrons should be a priority of future 

development in the Regional Commercial 

Place Type. Though the size of a regional 

commercial node is flexible based on local 

context, generally these are about a half-

mile in diameter.
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Target 
Use Mix



Mid-Intensity

The local commercial place type includes 

areas for restaurants, shops, grocery stores, 

offices, and personal service establishments. 

This place type was incorporated to preserve 

the City’s commercial corridors. Where 

appropriate, local commercial uses should 

be located at the intersection or frontage of 

major thoroughfares (60 feet or greater).

The intensity of this place type falls 

between neighborhood scale commercial 

and regional commercial. Neighborhood 

scale commercial is encouraged near 

residential uses, so they are within walking 

distance. Large parking lots and heavy 

traffic circulation is strongly discouraged in 

neighborhood scale commercial. Regional 

commercial is the most intense scale of 

retail and commercial services and will 

predominantly consist of big-box retail. In 

contrast, local commercial will consist of a 

single or cluster of standalone office, retail 

or commercial buildings with an anchor.

Local commercial uses should be 

interconnected with sidewalks to increase 

walkability. In addition, a shared open space 

comprised of a plaza or park is encouraged 

for multi-pad site developments.
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Target 
Use Mix



Mid-Intensity

Industrial uses vary from the technology 

industry to manufacturing. The designated 

locations for heavier industrial uses 

are intended to keep them away from 

residential categories. These are located 

along roadways that have adequate capacity 

to serve the larger industrial vehicles. 

Lighter industrial uses are integrated with 

other commercial uses. Required parking is 

encouraged to be placed behind structures 

to keep these areas more readily able to 

redevelop into more urban places over time. 

Industrial spaces today can be the artists 

communities of the 2040s and beyond. 

When uses are abutting a residential 

property, a separation should be provided 

such as a landscape buffer, deeper setback, 

and/or a screening wall.
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100%
0%
non-residential

residential

Residen
tial Buildin

g Ty
pologies

M
ix

ed-
Use Buildin

g Ty
pologies

N
on

-
Residen

tial Buildin
g Ty

pologies

Single-Family 
Detached

Accessory 
Dwelling Unit

Cottage Court

Townhouse

Smallplex

Courtyard 
Apartments

Live-Work

Mid-Intensity

High-Intensity

Neighborhood 
Scale

Regional

Industrial

High-IntensityLow Intensity

Thoroughfares

Minor Collector
Parking

Surface
Street
Structured

Warehousing
Large Scale 
Manufacturing
Fabrication
Assembly

Height

1-5 stories
Public Plaza
Pocket Park
Neighborhood 
Park

Thoroughfares & 
Parking

Common 
Uses

Building 
Characteristics

Parks & 
public spaces

Wide Blocks
1200’ length 
generally

Block 
Characteristics

Land Use & Growth Management – Placetypes | 76

Target 
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Sectors
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Growth Sectors

Properties in this sector have existing development and full service, but are 

located in areas where additional population, higher development intensities, 

and integration of uses is desired. This sector is primarily located in Downtown 

and the neighborhoods immediately around it. Growth policies for this 

area should aggressively support infill, redevelopment, and infrastructure 

projects that accommodate more residents and small businesses and improve 

walkability.

This sector includes areas of the city that are already developed and 

have access to city services and infrastructure, but have vacant, 

underutilized, or poorly developed commercial properties. Growth  

policies for this sector should encourage development or redevelopment 

of these properties with accessory dwelling units, smallplexes, and 

micro commercial that provides incremental increases in density 

and tax revenue. Development should match the existing character 

and improve walkable access to businesses and amenities for 

people living and working in the vicinity and small businesses.

Land in this sector includes vacant tracts that are currently under development or 

already entitled for future buildout, as well as property that is in close proximity 

to existing development and has access to existing or planned infrastructure. 

Development in this sector should align with the guiding principles of this plan, 

particularly those related to diversifying the housing and neighborhood options 

in the city.

This sector includes areas in the city limits and ETJ that aren’t adjacent to 

existing development and that would require new city infrastructure to access 

or connect into. These areas are primarily large lot homesteads and farmland 

that have value as open space or agricultural use. Expansion of infrastructure 

and development in these areas should be discouraged, at least during the 

duration of this plan.

The sectors identified here are designed to focus new growth first 

in the core of Waxahachie and limit growth in areas where there are 

no services. If development is allowed outside the infill growth and 

infill rim, it should develop in a higher density way that  generates 

value above and beyond the cost of associated infrastructure costs. 

Increased fiscal scrutiny should be applied to each successive 

sector level. Conversely, the Infill Growth Sector should have the 

lowest barrier to entry for new growth.

Infill Growth Infill Rim

Controlled Restricted





Mobility & 
connectivity Recommendations

1 COORDINATE LAND USE AND MOBILITY STRATEGIES 
TO CREATE COMMERCIAL NODES IN EACH QUADRANT 
OF THE CITY AND WITHIN NEIGHBORHOODS. 
Currently the majority of commercial activity occurs along 77. Complete neighborhoods 
can remove the traffic burden from 77 by encouraging schools, parks, commercial and 
personal services within a short walking or biking distance.

2 REDESIGN THE 77 CORRIDOR TO IMPROVE TRAFFIC 
CIRCULATION, STREETSCAPING, AND CONNECTIVITY. 
Residents have expressed many traffic and safety concerns with 77, and further analysis 
and evaluation are necessary to identify the appropriate solution for 77. Additionally, the 
character and function of Highway 77 are different at various segments of the highway, 
and it is crucial to understand the context of the area the roadway will serve to redesign 
77 appropriately.

3 IMPROVE NETWORK CONNECTIVITY. 
A grid style network with short block lengths promotes efficient traffic distribution, helps 
prevent congestion at concentrated intersections, and slows cars down in neighborhoods 
where pedestrian safety is the priority.

4 DESIGN NEIGHBORHOOD STREETS TO PRIORITIZE 
PEOPLE, PLACE, AND PRODUCTIVITY. 
In order to build complete neighborhoods and mixed-use centers that generate above 
average value per acre, streets in these areas must prioritize human interaction, 
pedestrian mobility, and placemaking over traffic or speeds. 

5 PRIORITIZE SAFE AND EFFICIENT MOVEMENT 
OF VEHICLES ON ARTERIALS. 
Whereas neighborhood streets are designed to prioritize people and place over cars, 
arterial corridors should be dedicated to moving vehicles efficiently across the city. Major 
and minor arterials should be designed to limit access, crossings, and bike/pedestrian 
facilities to promote safe and efficient movement of vehicles and reduce opportunities 
for pedestrian conflict points.

6 MAXIMIZE RETURN ON INVESTMENT FOR 
MOBILITY INFRASTRUCTURE. 
The city currently has more street infrastructure than it can afford to maintain long-term 
without additional revenue. Proactive preventative maintenance and design strategies 
to reduce pavement width can spread costs out over longer periods, while intentional 
growth management strategies can be used to increase tax revenue productivity in 
served areas and new development. Together, these can help close the infrastructure 
funding gap over time.

8 PROVIDE MOBILITY OPTIONS FOR EVERYONE. 
Building and maintaining a well-connected network of sidewalks and bike facilities will 
ensure those who want or need to get around the community without a car are able to do 
so safely and conveniently.
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Snapshot

As discussed in the introduction chapter, 
road maintenance and replacement costs can 
quickly exceed what the City sets aside for street 
replacement/maintenance each year. If you  
assume an average reconstrucution cost of $1.5M/
lane-mile that results in a total of about $811 
million in liabilities. Averaged over a maximum 
replacement life of 50 years as might be typical for 
concrete pavement, the annual cost would be $16.2M 
However, many of the city’s older roads are asphalt 
and already nearing replacement, so it’s more likely 
that the city will need to replace the majority of its 
existing roads within the next 20 years. Averaged 
over this more realistic timeline this would this would 
require the city to be saving or spending an average 
of $40.5M per year on street reconstruction, $34.5M 
per year more than what the city currently allocates 
to street maintenance. For many cities, the common 

solution to this is simply to hold a bond election 
when roads need replacement, but ultimately, 
the more sustainable option is to ensure that the 
development pattern across the city generates 
enough value, and thus revenue, that the city 
can afford to budget for the real costs of the road 
network. In Waxahachie’s case, the problem will 
become more pronounced year after year through 
2035 without changes that bring addition revenue 
without expanding the existing road network. 
A new focus on filling in vacant parcels in the 
core of town with high-quality infill development 
would provide a major increase to revenue without 
significant infrastructure expansion.

SOURCE: CITY OF WAXAHACHIE

Total Street Reconstruction Costs 
Citywide

Average Annual Cost 
Over 20 Years

Current Street Budget 
Yearly

Estimated Deficit 
Yearly

$811M
$40.5M
$6M
$34.5M

Current 5-Year 
Street Budget

$30M
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In June of 2021, Waxahachie had roughly 541 lane-
miles of roadways. TxDOT owns and maintains 
most of the high volume corridors, including 
I-35, US287, Bus287, and US77. The majority of 
the city-owned roads are 2 or 3 lane local streets 
and minor collectors laid out in a ‘hub and spoke’ 
style network with a grid in the downtown and 
several roads extending out in various directions. 
This layout in the core of the city supports a slow 
speed environment ideal for supporting walkable, 
complete neighborhoods. As new development has 
come in around the perimeter of the city, more 4 
lane arterials are being built, which support and 
incentivize a more auto-oriented development 
pattern.

541
City Maintained 

Lane  Miles 
(as of June 2021)

Road lanes, citywide

CITY OF WAXAHACHIE
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The Auto-Focused 
Mobility model

Waxahachie does not have a public transportation 
system in place, and it lacks a robust, well 
connected bike and pedestrian network. In addition 
to the lack of multimodal options, the majority 
of Waxahachie’s roads are designed primarily for 
vehicles and drivers, which makes them unsafe for 
those biking or walking. This makes it extremely 
difficult for those who either can’t afford a car or 
don’t want to drive everywhere to get around the 
City. 

The city’s 2020 resident survey and engagement 
activities held during this planning effort indicate 
that residents would like to have more walkable 
and bikeable neighborhoods for both recreation 

and commuting purposes. The City is working 
with developers to build more robust sidewalk 
and trail systems within new neighborhoods and 
has been working with regional partners to design 
and construct a regional Veloweb shared use path 
connecting Waxahachie to Midlothian. On and off-
street connections between neighborhoods and 
other destinations throughout the city are also 
being planned. One of the objectives of this plan 
is to provide guidance on where these connections 
should be to improve safety and expand options.
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Planning for future street 
replacement costs

The City has some older roads that are in need 
of repair or replacement soon, but current and 
planned budget amounts should be sufficient to 
keep up with these. The challenge will be securing 
the funds to maintain and replace the rapidly 
growing amount of roads that have been put in by 
developers in recent years. These roads are in good 
condition today and require limited maintenance, 
but in 15-20 years when they do begin to age, 
the City will need significantly more money than 
what it is currently budgeting. Without building 
or accepting any more lanes or new roadways, the 
City would need roughly $40.5M per year for these 
future improvements - $34.5M more than what is 
currently being budgeted. 

Investment in strategic preventative maintenance 
programs can extend the life of existing streets, and 
bond elections for capital improvement projects 
can help to fund some of these needs, but there 
will still be a large amount of unfunded liabilities. 
Raising property tax rates and charging street 
fees are not popular with residents, so a more 
feasible option is to explore ways to adjust the 
city’s development pattern so that it aligns the tax 
revenue generated with what it ultimately costs to 
serve. In this scenario, buildings and development 
would generate enough in property tax over a 20 or 
40 year life cycle to pay for the roads serving them. 
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Regional Transit 
Planning
North Central Texas Council of Governments 
(NCTCOG) identifies a regional rail system from 
Dallas to Waxahachie in the Mobility 2045 Plan. 
Although funding has not been allocated for this 
project the Waxahachie Rail Line remains apart of 
the NCTCOG’s future transit corridor projects.

TRANSIT CORRIDORS 
RECOMMENDED BY NCTCOG 
IN THEIR MOBILITY 2045 
PLAN, UPDATED JUNE 2022



88 | Mobility & Connectivity – Barriers to Success

Barriers to 
success

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

Auto-centric 
development and 
expansion

Street design 
optimized exclusively 
for cars

Waxahachie’s core was built with a more compact, 
walkable pattern, but in the past two decades, the 
pattern has prioritized auto-centric residential 
development around the perimeter and focused the 
majority of commercial activity along US 77. This 
pattern generates more, longer trips and funnels 
traffic into 77, which exacerbates congestion in 
the core. Integrating commercial uses and public 
spaces into local neighborhoods and designing 
streets to encourage biking and walking can help 
to reduce trip volume and length and reduce 
congestion along 77 and in the core.

Three of the primary concerns expressed by 
residents during the planning process were 
safety, deteriorating street conditions, and lack 
of trails and pedestrian friendly facilities. The 
current thoroughfare design standards prioritize  
automobile traffic over people, place, and safety. 
More specifically, many of the minor arterials, 
collectors, and local streets are wider than they 
really need to be, and too frequently mix bike/
pedestrian facilities with traffic traveling at 
speeds unsafe for these other users. Without a 
focus on adding more protected bicycle facilities 
and enhancing pedestrian paths and connectivity 
within neighborhoods, residents will continue to 
feel that they are not being appropriately served.

1 2
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Several arterials and major collectors in the city, 
in particular US77, are intended to move large 
volumes of vehicles quickly, but don’t function as 
well as they could due to the frequency of traffic 
signals, driveways, and median openings. In these 
cases, having too many access points and adjacent 
development negatively impacts the flow of traffic.

Most of Waxahachie’s roads are still fairly new 
and early in their life-cycle, and therefore have 
not required much attention or resources. So 
far, the City has been able to keep up with street 
maintenance and replacement of the older streets 
in the city with the current budget, but the 
amount of miles and width of roads has drastically 
increased over the past two decades. Waxahachie’s 
current development pattern and budget will not 
provide sufficient revenue to replace all of these 
roads when they reach the end of their life cycle. In 
order to maintain a safe and functioning roadway 
system in the future, new revenue sources will be 
required to cover the life cycle costs. Strategies 
must be explored that reduce costs such as reducing 
pavement width, or construction and pavement 
management strategies that extend the life of the 
assets, or some combination of both .

Poor access 
management 
and conflicting 
road functions

Underfunded 
maintenance and 
replacement budget3 4
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Travel speeds 
and safety

The speed at which automobiles travel (as opposed 
to the designated speed limit) has a direct effect 
on how safe that roadway is. Multiple studies 
have shown that the likelihood of a fatal injury 
to someone hit by a vehicle drastically increases 
when speeds exceed 30 mph. Designing a road 
with narrower lanes and physical objects in close 
proximity to the street that naturally make drivers 

Higher speeds correlate to more fatal injuries
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Auto Speed and Human 
Reaction Time

At higher speeds, the driver of an automobile is 
required to focus their attention farther down their 
intended path. This reduces their effective field of 
vision significantly. In areas with large numbers 
of pedestrians such as downtown and residential 
neighborhoods, street design should slow cars 
down to widen the field of vision. Where the 

15 
MPH

20 
MPH

25 
MPH

30 
MPH

environment is designed for cars to move at higher 
speeds, pedestrian crossings and facilities should 
be minimized as much as possible. When they are 
included, extra care should be taken to incorporate 
physical barriers and increased buffer distances to 
separate pedestrians from vehicles.
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Network 
Planning
Transportation networks are generally built around 
a system of arterial streets, which are intended to 
allow both connectivity and continuity. Inside this 
arterial street framework is a more local network 
of roadways, which tend to be designed in one of 
two ways: 

While conventional suburban networks reduce 
through traffic in the inner parts of the network 
(on curvilinear residential streets and cul-de-
sacs, for example), they funnel and magnify 
traffic on the main arterial network, which 
requires larger, more expensive roads. Major 
arterials in a conventional suburban area can be 
spaced up to a mile apart, where the City is willing 
to accept roads of up to six lanes, and these are 
supplemented by minor arterials spaced at most 
a half-mile apart. This is an auto-centric mobility 
pattern that requires most trips to be completed 
by driving.

Traditional networks spread the traffic out over 
a network of connected  streets, which may 
increase traffic on some streets but greatly 
reduces heavy traffic and the need for overly-
large arterials. These areas are intended to 
be walkable and often include a mix of uses, 
which requires a tighter grid of streets that 
create short blocks. A traditional network has 
few if any major arterials, and minor arterials 
are generally closer together—separated by 
a half-mile or less. Some of these are also 
designed as primary corridors for cycling 
traffic and neighborhood commercial with on 
street parking (collectors). Because of the more 
walkable, compact pattern, vehicular trips can 
be reduced and local streets can be designed to 
prioritize pedestrians and much slower speeds.

The philosophy represented in this Mobility Plan 
is to incorporate a traditional grid system with a 
tighter network of pedestrian-focused streets in 
areas where walkability is the priority. Areas such 
as our downtown, historic core, and mixed use 
neighborhoods are good examples of this type of 
pattern. As we move outward a natural transition 
to a more vehicle-focused network with arterials 

that are more spread-out is acceptable. In these 
places, auto-oriented residential developments 
and retail centers can be located. In this way, the 
transportation network can better align with the 
aims of the Land Use Plan and become more user-
friendly overall.

TraditionalSuburban
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Alternative 
Transportation

Waxahachie’s current mobility system is primarily 
focused on moving people and goods around by 
vehicle. In order to provide a range of mobility 
options that meet the needs of everyone in the 
community, additional options must be provided 
and connected that allow people without a car to 
get around. These include a combination of active 
transportation options like cycling, skating, and 
walking with an appropriately scaled version of 
public transit that includes micro transit (scooters 

Active Transportation

Active transportation, unlike driving and public 
transit, involves getting around in ways that 
are human-powered—walking, bicycling, using 
a wheelchair, skateboarding, and so on. Our 
communities were once set up to be navigable this 
way by default. Once again, cities across Texas are 
realizing the importance of creating opportunities 
to easily move around on foot. Fluctuating gas 
prices, increased traffic and associated delays, 
environmental concerns, a more wide-spread focus 
on personal health and fitness, and the shifting 
lifestyle preferences of younger generations all 
point to a greater demand for walkable, bikeable 
communities. Communities like Frisco, McKinney, 
Cedar Hill and others have embraced active 
transportation as a key component of their 
community branding and recruiting efforts. Now 
more than ever, residents and employers are 
looking for a robust system of parks, trails, and 
active living as key elements of where they choose 
to locate.

and ebikes), bus, and/or rail. A safe, functional, 
and equitable mobility system is only possible if 
the city develops in a way that enough residents 
and destinations are concentrated in nodes with 
transit stops and/or complete neighborhoods 
where people have access to most of their daily 
needs within a 15-20 minute walk or bike ride.

Waxahachie can become  more friendly to active-
transportation by committing to a more compact, 
multi-use pattern of development. By investing 
in pedestrian facilities like sidewalks and shared 
use paths, and by designing streets as low-speed, 
people-first places. When walking or biking is more 
convenient for residents, they are far more likely 
to make these healthy activities a part of their 
daily lives. This plan recommends the City update 
the Citywide Trail Plan with the Parks Master 
Plan. The City is in an optimal time to require the 
construction of on-street and off-site trails with 
new development. First, however, the City must 
have a citywide trail plan to ensure all new trail 
systems constructed by developers connect to 
other existing facilities.
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ALIGNING CORRIDOR 
FUNCTION WITH DESIGN

The transportation system can either help us create 
the kind of safe, walkable community we want, or it 
can get in the way. The key is in understanding that 
different parts of our transportation network serve 
fundamentally different purposes. First, streets and 
roads are not interchangeable. Arterial corridors 
should serve as roads, moving high volumes of 
vehicles and goods quickly around the city and to/
from other cities and limiting opportunities for 
vehicle-pedestrian incidents as much as possible. 
Collectors and local streets should be slower 
speed corridors (35 mph or slower) that support 
multiple modes of transportation and provide the 

platform for human interaction, commerce, and 
placemaking. 

Attempting to mix these functions results in 
stroads, a hybrid that attempts to accommodate 
both vehicles and pedestrians, but struggles to do 
either efficiently or safely. A key aspect of a safe, 
efficient, and affordable transportation system is 
prioritizing certain corridors as roads, and then 
designing the rest of the system to be various 
combinations of slower speed streets that support 
the surrounding neighborhood context and needs.

STREETS ROADSSTROADS

10 MPH 30 MPH 50 MPH20 MPH 40 MPH 70 MPH

STREET FUNCTION 
human interaction; 

economic productivity; 
community identity

ROAD FUNCTION 
moving vehicles and 

goods efficiently 
between two places
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SAFETY AND FUNCTIONALITY ARE 
COMPROMISED

60 MPH

The street is a low-speed area that allows for 
human activity and interaction. A buzzing 
Main Street with businesses, or the quiet 
residential street with children playing in 
front yards are streets. They can be part 
of a larger place, or can be destinations 
themselves; they’re where people spend 
time. They prioritize pedestrians but are 
usable by all. Streets are platforms for 
economic growth.

Stroads are failed attempts to get the 
economic productivity of a street and the 
efficiency of a road in one corridor. They 
are designed for high volumes of cars 
and faster speeds but often are built with 
pedestrian amenities directly adjacent to 
high speed travel lanes. Large numbers of 
traffic signals and driveways accommodate 
auto oriented businesses, but also introduce 
more opportunities for crashes.

The primary function of a road is to move 
people and goods quickly between places; 
think of highways and farm-to-market 
roads. Here, the automobile is prioritized, 
and higher speeds are appropriate. Effective 
roads are  not economic development 
corridors. In order to maintain safety, 
driveways and intersections should be 
limited. Pedestrian and bike facilities  
should be separated from travel lanes.
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Thoroughfares

Designing well-functioning streets within the 
thoroughfare network depends on understanding 
their surroundings, or their context. Key features 
that create context are:

• Land use;

• Site design and urban form (including building 
orientation and setback, parking type and 
orientation, and block length); and

• Building design (including building height 
and thoroughfare enclosure, building width, 
building scale and variety, and building entries).

Context influences what thoroughfare type is 
appropriate, but the design of a thoroughfare itself 
also has a significant impact on shaping the context 

of a place—just as much as building and landscape 
do. There is not a one-size-fits-all solution. What 
may be appropriate for a farm-to-market road 
wouldn’t make sense on Main Street, and vice versa. 
Additionally, the design of a corridor may need to 
evolve as the development adjacent to it changes. For 
example, a corridor may start out with a group of one 
story commercial buildings along it that require auto 
access and on-street parking, and then over time, 
as multi-story residential and parking garages are 
added, the right-of-way may need to shift to facilitate 
more bus, bike, and pedestrian mobility. This is why 
this plan focuses first on the context—understanding 
and defining place types—and then on transportation 
planning to support that context in a balanced way.

New classifications and design criteria supporting 
this combination of function and context sensitive 
design have been released in recent years by CNU-
ITE, NACTO, and MUTCD. These resources provide 
further guidance for organizations looking to 
integrate function and context into the design of 
streets, intersections, and pedestrian facilities. 
However, the hierarchical network and associated 
terminology (arterial/collector/street) is still the 

norm in transportation design, especially when 
coordinating with TxDOT, regional MPOs, and 
counties. Therefore, the sections proposed in this 
plan embrace a hybrid approach where some context 
sensitive design principles have been incorporated 
into the standard classifications. 

Street Elements 

STREETSIDE

TRAVEL WAY

CONTEXT
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Thoroughfare 
Classification

Right-
of-Way Function Number of Lanes Notes

A
Major Arterial

140’- 
150’

Highway 6 travel lanes TXDOT Roadway

A
Major Arterial

120’
High Speed Vehicle 
Movement; Mid-
High Volumes; Major 
cycling corridors

6 travel lanes
Limited access; Wide landscaped 
median; Separated shared use paths/
cycle tracks; 45mph design speed

B
Greenway Arterial

120’
High Speed Vehicle 
Movement; Mid-
High Volumes; Major 
cycling corridors

4 - 6 travel lanes
Limited access; Wide landscaped 
median; Separated shared use paths/
cycle tracks; 45mph design speed

C
Minor Arterial

100’ Mid Speed Vehicle 
Movement; Mid Volumes

4 travel lanes
Limited access; Raised medians;Separated 
shared use paths; 35-40mph design speed

D
Major Collector

80’
Low-Mid Speed Vehicle 
Movement; Low-Mid 
Volumes: Low-Mid 
bike/ped activity

2-4 lanes

Occasional access; Narrow travel 
lanes; Separated bike paths and 
sidewalks; 30mph design speed, 
various cross sections based on need

E
Minor Collector

60’
High bike/ped activity; 
Low Speed Vehicle 
Movement; Low Volumes 

2 travel lanes

Primarily local car trips; Narrow travel 
lanes; Convertible outside lanes for 
parking, dedicated bike lane, or additional 
travel/turn lane; Wide sidewalks w/ 
streetscape; 20-25mph design speed

Thoroughfares 
Classification
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Thoroughfare 
map
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The Thoroughfare Plan is not targeted to a specific point in the 

future but is intended to accommodate the ultimate development 

of the city’s thoroughfare network. It is a right-of-way preservation 

document, allowing the orderly development of a future road 

network. A significant change in the Thoroughfare Plan was to 

modify future roadway alignments to coincide with the County’s 

and Midlothian’s Thoroughfare Plan. City staff met with the City 

of Midlothian and Ellis County to share and coordinate the new 

thoroughfare alignments. Additionally, City staff adjusted roadway 

alignments to eliminate conflicts with existing buildings and issues 

with natural site constraints that could make the construction of a 

future roadway challenging to construct in the future.

THE RIGHT-OF-WAY WIDTH FOR SECTIONS A-D WILL REQUIRE AN ADDITIONAL 15-FEET AT THE 
INTERSECTION TO ACCOMMODATE A RIGHT TURN LANE WHICH TYPICALLY EXTENDS 300 
FEET FROM THE INTERSECTION. THE TURN LANE IS REQUIRED EACH WAY. REFER TO THE CITY’S 
DETAILS AND SPECIFICATIONS
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Type A - 
Major Arterial - 120’

Type A - 
Major Arterial - 120’ 
(10’ Trail Option)

Type B - 
Greenway Arterial - 120’ 

Note: The 40-foot median can be converted into two 12-foot lanes with a 16-foot median. Trees must be centered 
in the 40-foot median so that they are preserved in the future 16-foot median if altered in the future.
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Major Arterial - 120’

Type A - 
Major Arterial - 120’ 
(10’ Trail Option)

Type B - 
Greenway Arterial - 120’ 

Note: The 40-foot median can be converted into two 12-foot lanes with a 16-foot median. Trees must be centered 
in the 40-foot median so that they are preserved in the future 16-foot median if altered in the future.

Arterials

The primary purpose of arterials is vehicular traffic 
movement for longer distances. These corridors 
create efficient connections between the major 
commercial nodes throughout the city and adjacent 
communities. To function effectively as higher-speed 
roads, they should be designed as long corridors 
with limited access, crossings and stop conditions—
meaning they are not meant to have commercial 
development along the full length. Arterials have 

four or six lanes, divided by a median, and should 
have a design speed of 40 to 45 mph. 

In some cases, arterials can also accommodate 
pedestrian and bicycle traffic via dedicated paths 
that have safe separation from the travel lanes 
through distance and physical barriers. Crossings 
should be much less frequent than on collectors or 
local streets. 

A – Major Arterial

A – Major Arterial

THIS SECTION SHALL BE USED WHEN ADJACENT TO A 10FT ON-
STREET TRAIL SYSTEM. THE 10-FOOT MULTI-USE PATH WILL GO 
ON THE SIDE OF THE ROAD WHERE THE TRAIL IS PLANNED.

Measurements are face-of-curb to face-of-curb.
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Type C - 
Minor Arterial - 
100’ 

Type C - 
Minor Arterial - 
100’ 
(10’ Trail Option)

Type D-1 
Major Collector - 
80’ 

Type D-1 
Major Collector - 
80’ 
(10’ Trail Option)

Type D-2 
Major Collector - 
80’ Turn Lane Parking

Together with highways and county roads, these 
roadways should provide higher speed connections 
to move vehicles and goods between the various 
parts of the city and to/from adjacent cities and 
regional destinations. If or when public transit 

C – Minor Arterial 1

Arterials, 
continued

B – Greenway Arterial

THE 40-FOOT MEDIAN CAN BE CONVERTED INTO 2-12-FOOT LANES WITH A 16-FOOT MEDIAN. TREES MUST BE CENTERED IN THE 40-
FOOT MEDIAN SO THAT THEY ARE PRESERVED IN THE FUTURE 16-FOOT MEDIAN IF ALTERED IN THE FUTURE.

is considered, these corridors can also form the 
backbone of local transit routes with buses that 
make stops in commercial hubs and neighborhood 
centers.

Type C - 
Minor Arterial - 
100’ 

Type C - 
Minor Arterial - 
100’ 
(10’ Trail Option)

Type D-1 
Major Collector - 
80’ 

Type D-1 
Major Collector - 
80’ 
(10’ Trail Option)

Type D-2 
Major Collector - 
80’ Turn Lane Parking

C – Minor Arterial
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THIS SECTION SHALL BE USED WHEN ADJACENT TO A 10FT ON-
STREET TRAIL SYSTEM. THE 10-FOOT MULTI-USE PATH WILL GO 
ON THE SIDE OF THE ROAD WHERE THE TRAIL IS PLANNED.

Measurements are face-of-curb to face-of-curb.



Type C - 
Minor Arterial - 
100’ 

Type C - 
Minor Arterial - 
100’ 
(10’ Trail Option)

Type D-1 
Major Collector - 
80’ 

Type D-1 
Major Collector - 
80’ 
(10’ Trail Option)

Type D-2 
Major Collector - 
80’ Turn Lane Parking

Type C - 
Minor Arterial - 
100’ 

Type C - 
Minor Arterial - 
100’ 
(10’ Trail Option)

Type D-1 
Major Collector - 
80’ 

Type D-1 
Major Collector - 
80’ 
(10’ Trail Option)

Type D-2 
Major Collector - 
80’ Turn Lane Parking
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Collectors

Collectors carry local traffic within neighborhoods, 
and they are intended to be low-speed (35 mph 
or less), people-friendly corridors that safely 
incorporate high volumes of pedestrian and bicycle 
traffic. Collectors are associated with the creation 
of places, so while they often carry significant 
local vehicle traffic, they need to be designed as 
comfortable spaces for those not in vehicles. In the 

city’s spectrum of thoroughfare types, corridors 
provide the most flexibility to evolve over time 
to support different development patterns. While 
the right-of-way stays consistent, the space can be 
allocated through paint or permanent improvement 
to shift between travel lanes, parking, bike lanes, 
and parklets that extend the sidewalk environment.

D1 – Major Collector

D1 – Major Collector
THIS SECTION SHALL BE USED WHEN ADJACENT TO A 10FT ON-
STREET TRAIL SYSTEM. THE 10-FOOT MULTI-USE PATH WILL GO 
ON THE SIDE OF THE ROAD WHERE THE TRAIL IS PLANNED.

Type C - 
Minor Arterial - 
100’ 

Type C - 
Minor Arterial - 
100’ 
(10’ Trail Option)

Type D-1 
Major Collector - 
80’ 

Type D-1 
Major Collector - 
80’ 
(10’ Trail Option)

Type D-2 
Major Collector - 
80’ Turn Lane Parking

D2 – Major Collector

Measurements are face-of-curb to face-of-curb.



Type D-2 
Major Collector - 80’ 
(10’ Trail Option)

Type D-3
Major Collector - 80’

Type D-4
Major Collector - 80’

Note: 8-foot parking lane can be converted to a parklet

Type E - 
Minor Collector - 60’

Residential Street - 50’

Rural Street - 60’

Turn Lane Parking Parking Parking

Parking Parking
Outdoor 
Dining

Outdoor 
Dining
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Collectors, 
continued

THIS SECTION SHALL BE USED WHEN ADJACENT TO A 10FT 
ON-STREET TRAIL SYSTEM. THE 10-FOOT MULTI-USE PATH WILL 
GO ON THE SIDE OF THE ROAD WHERE THE TRAIL IS PLANNED.
SIDE OF THE ROAD.

Type D-2 
Major Collector - 80’ 
(10’ Trail Option)

Type D-3
Major Collector - 80’

Type D-4
Major Collector - 80’

Note: 8-foot parking lane can be converted to a parklet

Type E - 
Minor Collector - 60’

Residential Street - 50’

Rural Street - 60’

Turn Lane Parking Parking Parking

Parking Parking
Outdoor 
Dining

Outdoor 
Dining

D2 – Major Collector

D3 – Major Collector

Measurements are face-of-curb to face-of-curb.
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Type D-2 
Major Collector - 80’ 
(10’ Trail Option)

Type D-3
Major Collector - 80’

Type D-4
Major Collector - 80’

Note: 8-foot parking lane can be converted to a parklet

Type E - 
Minor Collector - 60’

Residential Street - 50’

Rural Street - 60’

Turn Lane Parking Parking Parking

Parking Parking
Outdoor 
Dining

Outdoor 
Dining

D4 – Major Collector
8-FOOT PARKING LANE CAN BE CONVERTED TO A PARKLET.

Type D-2 
Major Collector - 80’ 
(10’ Trail Option)

Type D-3
Major Collector - 80’

Type D-4
Major Collector - 80’

Note: 8-foot parking lane can be converted to a parklet

Type E - 
Minor Collector - 60’

Residential Street - 50’

Rural Street - 60’

Turn Lane Parking Parking Parking

Parking Parking
Outdoor 
Dining

Outdoor 
Dining

E – MInor Collector

Collectors, 
continued

Measurements are face-of-curb to face-of-curb.
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Type D-2 
Major Collector - 80’ 
(10’ Trail Option)

Type D-3
Major Collector - 80’

Type D-4
Major Collector - 80’

Note: 8-foot parking lane can be converted to a parklet

Type E - 
Minor Collector - 60’

Residential Street - 50’

Rural Street - 60’

Turn Lane Parking Parking Parking

Parking Parking
Outdoor 
Dining

Outdoor 
Dining

Type D-2 
Major Collector - 80’ 
(10’ Trail Option)

Type D-3
Major Collector - 80’

Type D-4
Major Collector - 80’

Note: 8-foot parking lane can be converted to a parklet

Type E - 
Minor Collector - 60’

Residential Street - 50’

Rural Street - 60’

Turn Lane Parking Parking Parking

Parking Parking
Outdoor 
Dining

Outdoor 
Dining

Neighborhood 
Streets

These streets fit within the context of diverse and 
complete neighborhoods. As a result, they should 
be low speed, pedestrian-first environments 
that serve as active places for people. In areas 
where more commerce takes place, striped on-
street parking and a larger area between the curb 
and building frontage provides more space for 
interaction and activity.  Travel lanes should be 
narrower to slow traffic and necking of travel lanes 

at key intersections can provide a safer, more 
comfortable pedestrian environment. Where a mix 
of uses is desired, alleys and rear-entry homes 
and buildings are ideal. Alongside the Residential 
Street, parking for visitors or business customers 
should be accommodated with small pocket parking 
lots distributed throughout the neighborhood and 
complemented by on-street parking along nearby 
streets.

Rural Street

Residential Street

Measurements are face-of-curb to face-of-curb.
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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.
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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



Neighborhoods – Neighborhood Buildings | 119

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.
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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



130 | Neighborhoods – Neighborhood Design

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
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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. 



Implementation General 
Recommendations

1 EMBRACE THE COMPREHENSIVE PLAN AS THE 
PRIMARY DOCUMENT TO INFORM GROWTH, 
DEVELOPMENT, AND INVESTMENT DECISIONS. 
A well run city has a unified community vision and objectives that bring people and 
perspectives together and aligns resources in a manner that maximizes progress toward 
these shared goals. This document provides the framework that other plans, policies, and 
budgets should follow in order to strengthen Waxahachie’s fiscal position and improve 
quality of life and affordability for current and future residents and businesses.

2 EXPAND THE NARRATIVE ABOUT WAXAHACHIE. 
Waxahachie is an community that is becoming more diverse every year. A real opportunity 
to attract residents and businesses looking for a different pace and lifestyle than that 
of Dallas and surrounding suburbs exists. The City should develop a social media 
strategy to continuously highlight the community’s values, assets, heritage, and unique 
differentiators.

3 CULTIVATE A MORE RESILIENT AND SELF-SUSTAINING 
LOCAL ECONOMY AND WORKFORCE.  
Waxahachie is a resident-focused community that prioritizes the growth and success of 
its local businesses and employers. As important as it is to cultivate and invest in new 
businesses, it is equally as important to prioritize and facilitate the success of existing 
ones. 

4 ALIGN DEVELOPMENT AND BUDGETING WITH THE 
COMMUNITY’S VALUES AND DESIRED OUTCOMES. 
The residents of Waxahachie value resource stewardship and fiscally responsible growth 
that aligns with the community’s values and priorities.
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Incremental

Oftentimes, plans lose traction quickly because 
implementation recommendations prioritize too 
many large, complex projects that take many 
years to complete and require funding the City 
doesn’t have. An alternative approach is to 
embrace an incremental, iterative approach that 
makes meaningful progress toward bigger goals 
immediately with the resources the community has 
available. The proposed implementation program 
was built around the Strong Towns “barbell 
strategy”, where roughly 80 percent of projects 
are small, low risk projects that can be completed 
quickly with minimal resources and the other 
20 percent toward larger high risk, high reward 
projects.

Implementation 
approach

Neighborhood Centric

The majority of this plan focuses on improving 
quality of life for residents at the neighborhood level. 
Studies show that when quality of life is improved, 
property values and city revenues increase, and the 
wealth, health, and social wellbeing of residents 
also improve. And nobody knows what is needed 
in a neighborhood more than the people who live, 
work, worship, and recreate there every day. As 
such, the second critical aspect of the proposed 
implementation strategy centers around working 
with a neighborhood “cultivator crew” (residents, 
local businesses, and other community and 
philanthropic partners) to create and execute a 
series of neighborhood enhancement plans. These 
plans are intended to be lean, living documents 
that organize and prioritize ideas from the people 
in the neighborhood into small projects that will 
make the neighborhood incrementally better. Some 
of the projects will require city support through 
staff and funding, while others should be projects 
that can be done independently by residents with 
partnerships with philanthropic organizations and 
local businesses.

These images show examples of small-scale 
low-cost urban improvements that can be 
undertaken to gauge community interest 
and participation.

SOURCE: BETTER BLOCK FOUNDATION
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Guidelines

Plans and design guidelines (such 
as technical standards) that 
are used to guide development 
of the functional and visual 
environment throughout the city 
or within certain “districts”.

Regulations

Ordinances and adopted policies 
that are used to guide and 
enforce development patterns in 
the city, most notably the zoning 
and subdivision ordinances.

Financial & Process 
Incentives 

One of the ways a city can 
encourage development of the 
type, quality and form it wants in 
areas that align with principles 
and policies in this plan (and 
discourage the opposite) is to 
provide monetary incentives. 
Examples include reduced fees, 
tax rebates and loans or grants. 
Fast-tracked approvals and other 
expedited processes that save 
developers time (and money) are 
another method a city can use to 
support desired development.

There are several different types of implementation 
actions. Each action item proposed falls under one 
of the following categories.

Capital Investments

Infrastructure projects and 
other city investments that help 
preserve and enhance economic 
growth, property values and 
quality of life.

Tactical/Community

Low budget projects that can be 
executed by residents and other 
partners to address safety and 
quality of life issues and test 
out ideas while waiting for funds 
to become available for more 
permanent improvements.

Education and 
Communication

Programs and activities that 
inform, engage and connect 
residents, local businesses and 
agency partners, and help with 
promotion of the community to 
prospective residents, developers 
and employers.

Partnerships

Specific partnerships and 
collaborative efforts that are 
needed or that can help to 
achieve the desired vision for our 
community.

Action 
Types
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General 
Recommendations

Always 6 Months 1 Year 3 Year 5 Years Lead Support

1
Conduct an implementation kickoff summit to inform elected 
officials, staff, and community members about the Plan’s guiding 
principles, goals, and immediate implementation priorities. 

Education & 
Communication

X Planning Dept. N/A

2
Consider connecting agenda items at Planning and Zoning 
Commission and City Council meetings to the applicable guiding 
principles and implementation priorities.

Guidelines X Planning Dept. N/A

3
Initiate a 2-year action plan to update the Planning and Zoning 
Commission and City Council on the Comprehensive Plan 
recommendations and actions.

Guidelines X Planning Dept. N/A

4
Evaluate and update the Future Land Use Plan, Thoroughfare 
Plan, Growth Sectors, and other Comprehensive Plan elements 
to reflect current conditions every five years.

Regulations X Planning Dept. N/A

5 Evaluate and update the vision statement and guiding principles 
every ten years.

Guidelines X Planning Dept. N/A

1 Promote local success stories and people that reflect the 
community's unique values, assets, and desired future.

Education & 
Communication

X
Communications 
and Marketing 

Dept.
Planning Dept.

2
Utilize social media to highlight elected officials, staff and general 
day to day operations of the City to educate and inform 
residents.

Education & 
Communication

X
Communications 
and Marketing 

Dept.
Planning Dept.

1 Update the 2012 Economic Development Strategic Plan. Regulations X Economic 
Development

N/A

2
Leverage Waxahachie’s history and assets (airport, business 
park, industrial corridor, etc) to grow businesses in healthcare, 
industrial, and manufacturing categories.

Partnerships X Planning Dept. Economic 
Development

3

Support the City’s network of local developers and builders who 
want to build small scale development in keeping with the 
Comprehensive Plan. A local network of “community investors” is 
a key component of growing a self-sustaining local economy and 
workforce and cultivating local wealth in the community.

Partnerships X All departments N/A

G-4. Align development and budgeting 
with the community's values and 
desired outcomes

1 Consider including the comprehensive plan vision, values and 
guiding principles in the annual budget report.

Guidelines X Finance N/A

Department/Entity

G-1.Embrace the Comprehensive Plan 
as the primary document to inform 
growth, development, and investment 
decisions.

G-3. Cultivate a more resilient and self-
sustaining local economy and 
workforce

TimeframeRecommendation Action Type

G-2. Expand the narrative about 
Waxahachie.

City staff will schedule a workshop with the 
Planning and Zoning Commission and City Council 
to execute or act upon each recommendation in 
the table below. For some recommendations, the 
workshop is necessary to discuss funding or to 
disperse research essential for the elected officials 
to make an informed decision on some of the 
recommendations. The Planning Department will 
track the progress of the recommendations listed 
below.



Implementation – Land Use & Growth Management | 141

Land Use & Growth Management 
Recommendations

Always 6 Months 1 Year 3 Year 5 Years Lead Support

1
Consider developing a "Complete Neighborhood Checklist" that 
lists the components that need to be present in the different 
types of neighborhoods to make them complete.

Guidelines X Planning Dept. 

P&Z 
Commission 

and City 
Council

2 Consider updating the zoning ordinance and other development 
standards to incorporate complete neighborhood concepts.

Regulations X Planning Dept. 

P&Z 
Commission 

and City 
Council

3
Encourage the distribution of retail and commercial destinations 
across the City to reduce some of the demand on the 77 
Corridor.

Guidelines X Planning Dept. N/A

4

Encourage neighborhood-scale commercial uses within existing 
neighborhoods to increase commercial and retail services 
throughout the City. Ensure neighborhood commercial is context 
sensitive.

Guidelines X Planning Dept. N/A

5
Consider meeting annually with WISD representatives in a public 
setting to discuss how to better coordinate City and school 
district plans, policies, and improvements.

Partnerships X Planning Dept. N/A

1
Promote development patterns that maximize the use of existing 
infrastructure and land before expanding infrastructure to 
underdeveloped areas.

Guidelines X

Public Works 
and 

Engineering 
Dept.

Planning Dept.

2
Consider evaluating future investments to ensure the City has 
the necessary resources for long-term maintenance and 
replacement.

Guidelines X All 
departments

P&Z 
Commission 

and City 
Council

3
Consider reducing parking requirements for neighborhood-scale 
commercial establishments where too much parking can disrupt 
the neighborhood context and quality.

Regulations X Planning Dept. 

Public Works 
and 

Engineering 
Dept.

1 Consider updating the City's Parks and Trail Master Plan to 
identify future park locations citywide.

Regulations X
Parks & 

Recreation 
Dept.

Planning Dept.

2 Encourage parks within a 1/2 mile of all residences. Guidelines X Planning Dept. N/A

3 Encourage regional detention areas as scenic focal points to 
serve both functional and placemaking interests.

Guidelines X Planning Dept. 

Public Works 
and 

Engineering 
Dept.

1
Ensure new development incorporates the characteristics 
defined for each place type in the comprehensive plan (e.g. 
minimum block lengths, housing types, etc.).

Guidelines X Planning Dept. N/A

2
Consider reviewing the infill ordinance to ensure context 
sensitive design. New homes should be designed and scaled 
appropriately to surrounding homes.

Regulations X Planning Dept. N/A

LU-4 Calibrate development standards 
to allow the type of development 
envisioned within each Place Type.

Recommendation Action Type Department/Entity

LU-2 Implement new policies to 
manage and direct growth.

Timeframe

LU-1 Build complete neighborhoods, 
not just residential subdivisions.

LU-3 Expand the city’s park, open 
space, and trail system.
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Mobility 
Recommendations

Always 6 Months 1 Year 3 Year 5 Years Lead Support
M-1 Coordinate land use and mobility 
strategies to create commercial nodes 
in each quadrant of the City and within 
neighborhoods.

1

Consider developing design guidelines for 35 and 287 to 
preserve and enhance the visual aesthetic of these major 
gateways into the City. Design guidelines should address 
building and parking placement, signage, and streetscaping.

Guidelines X Planning Dept. N/A

M-2 Redesign the 77 corridor to 
improve traffic circulation, 
streetscaping, and connectivity.

1

Consider coordinating with TxDOT to improve the 77 corridor. 
The City should identify what corridor changes or improvements 
can improve traffic flow, pedestrian connectivity, landscaping for 
beautification purposes, and simply better fit into the context of 
the area it serves. If the City Council considers any future 
improvements to 77, there should be public meetings to discuss 
such changes with the public to garner support. It should be 
noted that this action may require more city funding to hire a 
consultant to design improvements.

Partnerships X

Planning Dept. 
& Public Works 

and 
Engineering 

Dept.

P&Z 
Commission 

and City 
Council

1
Encourage street stub outs and/or cross access to adjacent 
undeveloped land with new development to increase 
connectivity.

Regulations X

Planning Dept. 
& Public Works 

and 
Engineering 

Dept.

N/A

2 Encourage short block lengths and a gridded street pattern with 
new development.

Guidelines X

Planning Dept. 
& Public Works 

and 
Engineering 

Dept.

N/A

3 Discourage sidewalk variances for all project types to increase 
pedestrian connectivity.

Guidelines X All 
departments

P&Z 
Commission 

and City 
Council

4
Discourage changes to the Thoroughfare Plan. Instead, future 
changes should be reviewed with greater scrutiny to examine 
their impact from a citywide perspective.

Guidelines X

Planning Dept. 
& Public Works 

and 
Engineering 

Dept.

P&Z 
Commission 

and City 
Council

5 Continue to prioritize and fund safe routes to school, trails and 
public sidewalks on an annual basis.

Capital 
Investments

X

Public Works 
and 

Engineering 
Dept.

P&Z 
Commission 

and City 
Council

M-4 Design neighborhood streets to 
prioritize people, place, and 
productivity.

1

Encourage developers to design streets with traffic calming 
elements that force drivers to go slow ( speed 30 mph), such as 
narrow travel lanes, on-street parking, wider sidewalks, curb 
extensions and bulb outs, raised crosswalks, and street trees.

Guidelines X

Public Works 
and 

Engineering 
Dept.

Planning Dept.

M-5 Prioritize safe and efficient 
movement of vehicles on arterials.

1
Consider updating the City’s access management policy to 
reduce the number of access points or driveways on major 
roadways to improve traffic circulation and mobility safety.

Regulations X

Public Works 
and 

Engineering 
Dept.

N/A

1
Consider prioritizing maintenance and enhancement of existing 
roads before the City extends or builds new roads to 
undeveloped areas of the City.

Guidelines X

Public Works 
and 

Engineering 
Dept.

P&Z 
Commission 

and City 
Council

2

Track and inventory the City’s roadway system in ArcGIS and 
begin documenting new road construction, road expansions, 
and road improvements for future reference. Utilize this data to 
inform road construction and maintenance costs annually. The 
City should generally track this data: the year a street is built, the 
year a street is improved, the number of linear feet improved, 
and the associated construction cost. Tracking this information 
will allow the City to filter through data more efficiently.

Guidelines X

Public Works 
and 

Engineering 
Dept.

N/A

M-7 Provide mobility options for 
everyone.

1

Develop and implement an ADA transition plan. The Americans 
with Disabilities Act (ADA) requires public entities to develop an 
ADA Transition Plan for bringing older curb ramps, sidewalks, 
signals, and other public facilities into compliance with ADA 
guidelines for accessibility. 

Regulations X

Executive 
Director of 

Development 
Services

N/A

M-6 Maximize return on investment for 
mobility infrastructure.

Recommendation Action Type Department/Entity

M-3 Improve network connectivity.

Timeframe
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Neighborhoods & Downtown 
Recommendations

Always 6 Months 1 Year 3 Year 5 Years Lead Support

1 Consider documenting the 2019 Historic Resources Survey in 
GIS for the All-In-One Map.

Guidelines X Planning Dept. N/A

2

Review the City's historic preservation ordinances to ensure they 
protect the character of historically significant areas. Based on 
code deficiencies, consider revising the historic preservation 
ordinance as necessary.

Guidelines X Downtown 
Development

Heritage 
Preservation 
Commission

1
Consider revising development standards to allow accessory 
structures and accessory dwelling units by right so long as they 
meet the City's minimum criteria.

Regulations X Planning Dept.

P&Z 
Commission 

and City 
Council

2 Encourage master planned mixed-use, multigenerational 
neighborhoods with range of home types, values, and amenities.

Guidelines X Planning Dept.

P&Z 
Commission 

and City 
Council

3
Encourage compact and walkable neighborhoods near 
downtown and other activity centers (e.g. parks and retail 
centers).

Guidelines X Planning Dept.

P&Z 
Commission 

and City 
Council

1
Continue to leverage the Downtown Incentive Program to 
encourage revitalization and incremental improvements in 
downtown.

Financial & 
Process 

Incentives
X Downtown 

Development
N/A

2
Consider prioritizing CIP projects into areas with aging 
infrastructure that present opportunities to capture additional tax 
revenue through infill and redevelopment.

Capital 
Investments

X

Public Works 
and 

Engineering 
Dept.

P&Z 
Commission 

and City 
Council

1

Consider establishing a zoning overlay district for all Nationally 
Registered Historic Districts, such as the West End Historic 
District, North Rogers Street Historic District, Wyatt Street 
Shotgun House Historic District and the remainder of the Ellis 
County Courthouse Historic District.

Regulations X Downtown 
Development

Heritage 
Preservation 
Commission

2

New housing, whether infill, redevelopment or greenfield, should 
first and foremost embrace and carry over the historical 
significance of the neighborhood if located in a historic district. 
All housing should be context sensitive and fit into the 
neighborhood's character and scale.

Guidelines X Planning Dept.
Heritage 

Preservation 
Commission

1

Consider investing in a Downtown Street Regulating Plan to 
improve the street design, walkability, and traffic circulation in 
downtown and the periphery of downtown to benefit business 
owners and visitors and facilitate downtown events.

Regulations X Downtown 
Development

Planning Dept. 
& Public Works 

and 
Engineering 

Dept.

2
Consider using tactical urbanism methods to “trial run” or “test” 
downtown improvements before investing in permanent 
improvements.

Tactical/Comm
unity

X All 
departments

N/A

3

New mixed-use neighborhoods should complement the existing 
Downtown and accommodate additional growth within a compact 
urban fabric that includes walkable streets, mixed-use buildings, 
and high-quality public spaces.

Guidelines X
Planning Dept. 

& Downtown 
Development

P&Z 
Commission 

and City 
Council

NH-5 Improve and enhance the central 
core of Waxahachie.

Type Department/Entity

NH-1 Maintain the character of 
Waxahachie.

NU-2 Diversify housing mix to 
encourage diverse housing types at 
various price points.

Timeframe

NU-3 Prioritize infill and revitalization to 
maximize existing infrastructure and 
public services. 

NH-4 Update design standards to 
preserve historic places and 
encourage higher quality design 
standards in historically significant 
areas of the City

Recommendation Action
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Placetype Density Survey 
Results and Targets
Before the July 19, 2022 CPAC meeting, the 
consultant team presented a questionnaire to 
the CPAC to ask them what density they thought 
was appropriate for each placetype. The feedback 
received from the questionnaire is on the exhibit 
called “Exercise Results.”

On July 19, 2022, the CPAC voted on the most 
appropriate target density for each placetype after 
considering the feedback on the questionnaire. The 
results are in the exhibit called “Modeling Targets.”

Although the CPAC agreed with the target densities 
in the “Modeling Targets,” they stressed that 
density is only one part of the equation. The 
general consensus among the CPAC was that higher 
density allowances should only be permitted with 
projects with merit and provisions of exceptional 
quality, such as quality building design, enhanced 
landscaping, innovative site design/layout, 
interconnected bike and pedestrian pathways, and 
the inclusion of complete neighborhood concepts.
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TAPESTRY
SEGMENTATION

TM

esri.com/tapestry

Households: 1,106,600

Average Household Size: 2.67 

Median Age: 28.5

Median Household Income: $18,300

LifeMode Group: Midtown Singles 

City Commons

WHO ARE WE?
This segment is one of Tapestrys Segmentation’s youngest 
markets. It is primarily composed of single-parent and 
single-person households living within large metro cities 
located primarily in the eastern half of the US. While more 
than a third have a college degree or spent some time in 
college, nearly a quarter have not finished high school. 
These residents strive for the best for themselves and their 
children. Most occupations are within office and  
administrative Support.

OUR NEIGHBORHOOD
• Single parents (Index 315), primarily female, 

and singles head these young households.

• Average household size is slightly higher 
than the US at 2.67.

• City Commons residents are found in large  
metropolitan cities, where most residents 
rent apartments in mid-rise buildings.

• Neighborhoods are older, built before 1960 
(Index 151).

• Typical of the city, many households own 
either one vehicle or none and use public 
transportation (Index 292) or taxis  
(Index 299).

SOCIOECONOMIC TRAITS
• Although some have college degrees, 

nearly a quarter have not graduated 
from high school.

• Labor force participation is low at  
53% (Index 84).

• Most households receive income from 
wages or salaries, with nearly one in 
four that receive contributions from 
Social Security (Index 287) and public 
assistance(Index 355).

• Consumers endeavor to keep up with 
the latest fashion trends.

• Many families prefer the convenience 
of fast-food restaurants to cooking at 
home.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by MRI-Simmons.

11E

ESRI 
TAPESTRIES
These Demographic Segments, referenced in 
Chapter 1 are explained in more detail in the 
data sheets included on the following pages. 
Understanding in as much detail as possible the 
groups of people who inhabit Waxahachie can help 
ensure that all segments of the population are 
considered in decision making.
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TAPESTRY
SEGMENTATION

TM

esri.com/tapestry

Households: 1,406,700

Average Household Size: 2.76 

Median Age: 35.0

Median Household Income: $38,700

LifeMode Group: Rustic Outposts 

Down the Road

WHO ARE WE?
Down the Road is a mix of low-density, semirural 
neighborhoods in large metropolitan areas; half are 
located in the South, with the rest primarily in the West 
and Midwest. Almost half of householders live in 
mobile homes; more than two-fifths live in single-family 
homes. These are young, family-oriented consumers 
who value their traditions. Workers are in service, retail 
trade, manufacturing, and construction industries, with 
higher proportions in agriculture and mining, compared 
to the US. 

OUR NEIGHBORHOOD
• Nearly two-thirds of households are 

owned.

• Family market, primarily married couples 
or single-parent households (Index 145).

• Close to half of all households live in  
mobile homes (Index 780).

• Four-fifths of households were built in  
1970 or later.

• About 32% of homes are valued  
under $50,000.

SOCIOECONOMIC TRAITS
• Education completed: 36% with a  

high school diploma only, 41% with  
some college education or a degree.

• Labor force participation rate is 59.0%, 
slightly lower than the US.

• Family-oriented, outgoing consumers;  
they place importance on preserving 
time-honored customs.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by MRI-Simmons.
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Households: 1,289,900

Average Household Size: 3.62 

Median Age: 28.9

Median Household Income: $38,000

LifeMode Group: Sprouting Explorers

Forging Opportunity

WHO ARE WE?
Family is central within these communities, bringing rich  
traditions to these neighborhoods in the urban outskirts. 
Dominating this market are younger families with children 
or single-parent households with multiple generations 
living under the same roof. These households balance their 
budgets carefully but also indulge in the latest trends and 
purchase with an eye to brands. Most workers are em-
ployed in skilled positions across the manufacturing, 
construction, or retail trade sectors.

OUR NEIGHBORHOOD
• Family market; over a third of all households  

are married couples with children, with a  
number of multigenerational households  
and single-parent families; household size  
is higher at 3.62.

• While most residents live in single-family  
homes, almost 10% of householders reside  
in mobile home parks.

• Homes are owner occupied, with slightly  
higher monthly costs (Index 103) but fewer 
mortgages (Index 83).

• Most are older homes, nearly 60% built  
from 1950 to 1989.

• Most households have one or two vehicles;  
many commuters carpool or walk to work  
(Index 145).

• Forging Opportunity residents live within  
the urban periphery of larger metropolitan  
areas across the South and West.

SOCIOECONOMIC TRAITS
• While a majority finished high school, 

over 40% have not (Index 321).

• Labor force participation is slightly lower  
at 61%.

• More than one in four households is below 
the poverty level (Index 183).

• Residents balance their budgets carefully  
by spending only on necessities and   
limiting activities like dining out. 

• Many have no financial investments 
or retirement savings, but they have 
their homes.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by MRI-Simmons.
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Households: 1,960,300

Average Household Size: 2.57 

Median Age: 34.9

Median Household Income: $43,700

LifeMode Group: Middle Ground 

Front Porches

WHO ARE WE?
Front Porches is a blend of household types, with more 
young families with children and more single households 
than average. More than half of householders are renters, 
and many of the homes are older townhomes or duplexes. 
Friends and family are central to Front Porches residents 
and help to influence household buying decisions. House-
holds tend to own just one vehicle, but it is used only  
when needed. 

OUR NEIGHBORHOOD
• Nearly one in five homes is a duplex, 

triplex, or quad; half are older single-family 
dwellings.

• Just over half the homes are occupied  
by renters.

• Older, established neighborhoods; three 
quarters of all homes were built before 
1980.

• Single-parent families or singles living alone 
make up almost half of the households.

SOCIOECONOMIC TRAITS
• Composed of a blue-collar workforce with a 

strong labor force participation rate.

• Price is more important than brand names 
or style to these consumers.

• With limited incomes, these are not adven-
turous shoppers.

• They would rather cook a meal at home 
than dine out.

• They seek adventure and strive to have fun.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by MRI-Simmons.

8E

TAPESTRY
SEGMENTATION

TM

esri.com/tapestry

Households: 3,923,400

Average Household Size: 2.70 

Median Age: 43.9

Median Household Income: $76,800

LifeMode Group: Cozy Country Living 

Green Acres

WHO ARE WE?
The Green Acres lifestyle features country living and 
self-reliance. Avid do-it-yourselfers, they maintain and 
remodel their homes with all the necessary power tools to 
accomplish the jobs. Gardening, especially growing 
vegetables, is a priority, again with the right tools, tillers, 
tractors, and riding mowers. Outdoor living features a 
variety of sports: hunting and fishing, motorcycling, hiking 
and camping, and even golf. 

OUR NEIGHBORHOOD
• This large segment is concentrated in 

rural enclaves in metropolitan areas.

• Primarily (not exclusively) older homes 
with acreage; new housing growth in 
the past 15 years.

• Single-family, owner-occupied housing, 
with a median value of $235,500.

• An older market, primarily married   
couples, most with no children.

SOCIOECONOMIC TRAITS
• Education: More than 60% are college educated.

• Labor force participation rate is high at 66.8%  
(Index 107).

• Income is derived not only from wages and salaries  
but also from self-employment (more than 13% 
of households), investments (27% of households),  
and increasingly, from retirement.

• They are cautious consumers with a focus on   
quality and durability.

• Comfortable with technology, more as a tool   
than a trend: banking or paying bills online is   
convenient; but the internet is not viewed 
as entertainment.

• Economic outlook is professed as pessimistic, but  
consumers are comfortable with debt, primarily  
as home and auto loans, and investments.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by MRI-Simmons.
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Households: 1,753,500

Average Household Size: 2.65 

Median Age: 29.3

Median Household Income: $35,700

LifeMode Group: Midtown Singles 

Metro Fusion

WHO ARE WE?
Metro Fusion is a young market. Many residents do not 
speak English fluently and have moved into their homes 
recently. They are highly mobile and over three quarters of 
households are occupied by renters. Many households 
have young children; a quarter are single-parent families. 
Most residents live in midsize apartment buildings. Metro 
Fusion is a hardworking market with residents that are dedi-
cated to climbing the ladders of their professional and 
social lives. 

OUR NEIGHBORHOOD
• Over 60% of the homes are multiunit 

structures located in the urban periphery.

• Three-quarters of residents are renters, and 
rents are about 13% less than the US 
average.

• Most housing units were built before 1990.

• Single-parent and single-person house-
holds make up over half of all households.

SOCIOECONOMIC TRAITS
• Younger residents are highly connected, 

while older residents do not have much use 
for the latest and greatest technology.

• They work hard to advance in their profes-
sions, including working weekends.

• They take pride in their appearance, 
consider their fashion trendy, and stick with 
the same few designer brands.

• They spend money readily on what’s hot 
unless saving for something specific.

• Social status is very important; they look to 
impress with fashion and electronics.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by MRI-Simmons.
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Households: 3,511,200

Average Household Size: 2.75 

Median Age: 36.1

Median Household Income: $59,800

LifeMode Group: Family Landscapes 

Middleburg

WHO ARE WE?
Middleburg neighborhoods transformed from the easy 
pace of country living to semirural subdivisions in the last 
decade, as the housing boom spread beyond large  
metropolitan cities. Residents are traditional,  
family-oriented consumers. Still more country than rock 
and roll, they are thrifty but willing to carry some debt 
and are already investing in their futures. They rely on 
their smartphones and mobile devices to stay in touch 
and pride themselves on their expertise. They prefer to 
buy American and travel in the US. This market is younger 
but growing in size and assets.

OUR NEIGHBORHOOD
• Semirural locales within metropolitan areas.

• Neighborhoods changed rapidly in the  
previous decade with the addition of 
new single-family homes.

• Include a number of mobile homes 
(Index 150).

• Affordable housing, median value of   
$175,000 (Index 84) with a low vacancy rate.

• Young couples, many with children; 
average household size is 2.75.

SOCIOECONOMIC TRAITS
• Education: 65% with a high school diploma  

or some college.

• Labor force participation typical of a   
younger population at 66.7% (Index 107).

• Traditional values are the norm here— 
faith, country, and family.

• Prefer to buy American and for a 
good price.

• Comfortable with the latest in technology  
for convenience (online banking or saving  
money on landlines) and entertainment.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by MRI-Simmons.
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Households: 3,068,400

Average Household Size: 2.31 

Median Age: 47.0

Median Household Income: $53,200

LifeMode Group: GenXurban 

Midlife Constants

WHO ARE WE?
Midlife Constants residents are seniors, at or approaching 
retirement, with below-average labor force participation and 
below-average net worth. Although located in predominantly 
metropolitan areas, they live outside the central cities, in 
smaller communities. Their lifestyle is more country than 
urban. They are generous but not spendthrifts. 

OUR NEIGHBORHOOD
• Older homes (most built before 1980)  

found in the suburban periphery of 
smaller metropolitan markets.

• Primarily married couples, with a growing  
share of singles.

• Settled neighborhoods with slow rates of  
change and residents that have lived in the  
same house for years.

• Single-family homes, less than half still  
mortgaged, with a median home value of  
$154,100 (Index 74).

SOCIOECONOMIC TRAITS
• Education: 63% have a high school diploma  

or some college.

• At 31%, the labor force participation rate  
is low in this market (Index 91).

• Almost 42% of households are receiving  
Social Security (Index 141); 27% also   
receive retirement income (Index 149).

• Traditional, not trendy; opt for convenience  
and comfort not cutting edge. Technology  
has its uses, but the bells and whistles are 
a bother.

• Attentive to price, but not at the expense  
of quality, they prefer to buy American and  
natural products.

• Radio and newspapers are the media 
of choice (after television).

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by MRI-Simmons.
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Households: 1,627,600

Average Household Size: 2.56 

Median Age: 37.0

Median Household Income: $23,900

LifeMode Group: Hometown 

Modest Income Homes

WHO ARE WE?
Families in this urban segment may be nontraditional; 
however, their religious faith and family values guide 
their modest lifestyles. Many residents are primary 
caregivers to their elderly family members. Jobs are not 
always easy to come by, but wages and salary income 
are the main sources of income for most households. 
Reliance on Social Security and public assistance income 
is necessary to support single-parent and multigenera-
tional families. Rents are relatively low (Index 70), public 
transportation is available, and Medicaid assists families 
in need.

OUR NEIGHBORHOOD
• Households are single person or single 

parent (usually female householders). 
Multigenerational families are also present.

• Homes are predominantly single family; 
values reflect the age of the housing, built 
more than 60 years ago.

• Over half of the homes are renter occupied; 
average rent is lower than the US average.

• Most households have one car (or no 
vehicle); nearly a third rely on carpooling, 
walking, biking, or public transportation.

SOCIOECONOMIC TRAITS
• Almost a quarter of adults aged 25 or more 

have no high school diploma.

• Labor force participation is 50%.

• Income is less than half of the US median 
income. 

• Consumers in this market consider traditional 
gender roles and religious faith very 
important.

• This market lives for today, choosing to save 
only for a specific purpose.

• Consumers favor TV as their media of choice 
and will purchase a product with a celebrity 
endorsement.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by MRI-Simmons.
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Households: 2,859,200

Average Household Size: 2.12 

Median Age: 39.4

Median Household Income: $44,900

LifeMode Group: Middle Ground 

Old and Newcomers

WHO ARE WE?
This market features singles’ lifestyles, on a budget. The 
focus is more on convenience than consumerism, economy 
over acquisition. Old and Newcomers is composed of 
neighborhoods in transition, populated by renters who are 
just beginning their careers or retiring. Some are still in 
college; some are taking adult education classes. They 
support charity causes and are environmentally conscious. 
Age is not always obvious from their choices.

OUR NEIGHBORHOOD
• Metropolitan city dwellers.

• Predominantly single households  
(Index 148), with a mix of married couples 
(no children); average household size  
lower at 2.12.

• 55% renter occupied; average rent is lower 
than the US (Index 85).

• 45% of housing units are single-family 
dwellings; 45% are multiunit buildings in 
older neighborhoods, built before 1980.

• Average vacancy rate at 11%.

SOCIOECONOMIC TRAITS
• An average labor force participation rate of 

62.6%, despite the increasing number of 
retired workers.

• 32% of households are currently receiving 
income from Social Security.

• 31% have a college degree (Index 99), 33% 
have some college education (Index 114), 
9% are still enrolled in college (Index 121).

• Consumers are price aware and coupon 
clippers but open to impulse buys.

• They are attentive to environmental 
concerns.

• They are comfortable with the latest 
technology.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by MRI-Simmons.
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Households: 2,716,800

Average Household Size: 2.47 

Median Age: 39.0

Median Household Income: $51,800

LifeMode Group: GenXurban 

Rustbelt Traditions

WHO ARE WE?
The backbone of older industrial cities in states 
surrounding the Great Lakes, Rustbelt Traditions 
residents are a mix of married-couple families 
and singles living in older developments of 
single-family homes. While varied, the workforce 
is primarily white collar, with a higher concentra-
tion of skilled workers in manufacturing, retail 
trade, and health care. Rustbelt Traditions 
represents a large market of stable, hardworking 
consumers with modest incomes but an average 
net worth of nearly $400,000. Family oriented, 
they value time spent at home. Most have lived, 
worked, and played in the same area for years.

OUR NEIGHBORHOOD
• Almost half (46%) of the households are married-couple   

families, similar to the US (48%), most without children  
(also similar to the US); the slightly higher proportion   
of singles (Index 105) reflects the aging of the population. 

• Average household size is slightly lower at 2.47.

• They are movers, slightly more mobile than the US   
population (Index 109), but over 70% of householders 
moved into their current homes before 2010.

• Most residents live in modest, single-family homes in   
older neighborhoods built in the 1950s (Index 224).

• Nearly three quarters own their homes; nearly half of   
households have mortgages.

• A large and growing market, Rustbelt Traditions   
residents are located in the dense urban fringe of   
metropolitan areas throughout the Midwest and South.

• Most households have one to two vehicles available.

SOCIOECONOMIC TRAITS
• Most have graduated from high school or  

spent some time at a college or university.

• Labor force participation slightly higher 
than the US at 67%.

• While most income is derived from  
wages and salaries, nearly 31% of  
households collect Social Security  
and nearly 20% draw income from  
retirement accounts.

• Family-oriented consumers who value 
time spent at home. 

• Most have lived, worked, and played in 
the same area for years.

• Budget-aware shoppers that favor 
American-made products.

• Read newspapers, especially the 
Sunday editions.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by MRI-Simmons.
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Households: 1,714,100

Average Household Size: 2.12 

Median Age: 33.9

Median Household Income: $32,800

LifeMode Group: Midtown Singles 

Set to Impress

WHO ARE WE?
Set to Impress is depicted by medium to large multiunit 
apartments with lower than average rents. These 
apartments are often nestled into neighborhoods with 
other businesses or single-family housing. Nearly one in 
three residents is 20 to 34 years old, and a large portion 
are single-person nonfamily households. Although many 
residents live alone, they preserve close connections with 
their family. Many work in food service while they are 
attending college. This group is always looking for a deal. 
They are very conscious of their image and seek to 
bolster their status with the latest fashion. Set to Impress 
residents are tapped into popular music and the local 
music scene.

OUR NEIGHBORHOOD
• Apartment complexes represented by 

multiple multiunit structures are often 
nestled in neighborhoods with either 
single-family homes or other businesses.

• Renters make up nearly three quarters of all 
households.

• Mostly found in urban areas, but also in 
suburbs.

• Single-person households make up over 
40% of all households.

• It is easy enough to walk or bike to work for 
many residents.

SOCIOECONOMIC TRAITS
• Residents are educated and mobile.

• Many are enrolled in college (Index 141).

• Consumers always have an eye out for a sale 
and will stock up when the price is right.

• Prefer name brands, but buy generic when it 
is a better deal.

• Quick meals on the run are a reality of life.

• Image-conscious consumers that dress to 
impress and often make impulse buys.

• Maintain close relationships with family.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by MRI-Simmons.
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Households: 3,856,800

Average Household Size: 2.67 

Median Age: 40.3

Median Household Income: $47,800

LifeMode Group: Rustic Outposts 

Southern Satellites

WHO ARE WE?
Southern Satellites is the second largest market found in 
rural settlements but within metropolitan areas located 
primarily in the South. This market is typically slightly older, 
settled married-couple families, who own their homes. 
Two-thirds of the homes are single-family structures; almost 
a third are mobile homes. Median household income and 
home value are below average. Workers are employed in a 
variety of industries, such as manufacturing, health care, 
retail trade, and construction, with higher proportions in 
mining and agriculture than the US. Residents enjoy 
country living, preferring outdoor activities and DIY home 
projects.

OUR NEIGHBORHOOD
• About 78% of households are owned.

• Married couples with no children are 
the dominant household type, with a   
number of multigenerational households  
(Index 112).

• Most are single-family homes (67%), with 
a number of mobile homes (Index 509).

• Most housing units were built in 
1970 or later. 

• Most households own one or two vehicles, 
but owning more than three vehicles is 
common (Index 144).

SOCIOECONOMIC TRAITS
• Education: almost 40% have a high school 

diploma only (Index 140); 45% have college 
education (Index 73).

• Labor force participation rate is 59.1%, 
slightly lower than the US.

• These consumers are more concerned 
about cost rather than quality or brand 
loyalty.

• They tend to be somewhat late in adapting  
to technology.

• They obtain a disproportionate amount of 
their information from TV, compared to  
other media.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by MRI-Simmons.
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Households: 2,901,200

Average Household Size: 3.12 

Median Age: 31.4

Median Household Income: $72,000

LifeMode Group: Sprouting Explorers 

Up and Coming Families

WHO ARE WE?
Up and Coming Families is a market in transition—residents 
are younger and more mobile than the previous genera-
tion. They are ambitious, working hard to get ahead, and 
willing to take some risks to achieve their goals. The 
recession has impacted their financial well-being, but they are 
optimistic. Their homes are new; their families are young. 
And this is one of the fastest-growing markets 
in the country.

OUR NEIGHBORHOOD
• New suburban periphery: new families 

in new housing subdivisions. 

• Building began in the housing boom 
of the 2000s and continues in this   
fast-growing market.

• Single-family homes with a median value 
of $194,400 and a lower vacancy rate.

• The price of affordable housing: 
longer commute times (Index 217).

SOCIOECONOMIC TRAITS
• Education: 67% have some college 

education or degree(s). 

• Hardworking labor force with a 
participation rate of 71% (Index 114).

• Most households (61%) have two or 
more workers.

• Careful shoppers, aware of prices, willing 
to shop around for the best deals and open  
to influence by others’ opinions.

• Seek the latest and best in technology.

• Young families still feathering the nest 
and establishing their style.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by MRI-Simmons.
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Households: 1,824,900

Average Household Size: 3.19 

Median Age: 32.5

Median Household Income: $50,900

LifeMode Group: Sprouting Explorers

Urban Edge Families

WHO ARE WE?
Located throughout the South and West, most Urban Edge 
Families residents own their own homes, primarily 
single-family housing—out of the city, where housing 
is more affordable. Median household income is slightly 
below average (Index 91). The majority of households 
include younger married-couple families with children and, 
frequently, grandparents. Many residents are foreign born. 
Spending is focused more on the members of the house-
hold than the home. Entertainment includes multiple 
televisions, movie rentals, and video games at home or 
visits to theme parks and zoos. This market is connected and 
adept at accessing what they want from the internet.

OUR NEIGHBORHOOD
• Urban Edge Families residents residents are 

family-centric.   Most are married couples with 
children of all ages or single parents; multi- 
generational homes are common (Index 201).

• Average household size is higher at 3.19 
(Index 123).

• Residents tend to live farther out from urban   
centers—more affordable single-family homes  
and more elbow room.

• Tenure is slightly above average with 64%   
owner occupancy; primarily single-family homes  
with more mortgages (Index 114) and slightly   
higher monthly costs (Index 115). 

• Three quarters of all housing were built 1970 or later.

• Many neighborhoods are located in the urban  
periphery of the largest metropolitan areas   
across the South and West. 

• Most households have one or two vehicles 
available and a longer commute to work.

SOCIOECONOMIC TRAITS
• Nearly 17% have earned a college   

degree, and 63% hold a high school 
diploma only or have spent some time 
at a college or university.

• Labor force participation is higher  
at 66%.

• Most Urban Edge Families residents   
derive income from wages or salaries.

• They tend to spend money carefully   
and focus more on necessities.

• They are captivated by new technology, 
particularly feature-rich smartphones.

• Connected: They use the internet   
primarily for socializing but also for   
convenience, like paying bills online. 

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by MRI-Simmons.
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Households: 1,406,700

Average Household Size: 2.76 

Median Age: 35.0

Median Household Income: $38,700

LifeMode Group: Rustic Outposts 

Down the Road

WHO ARE WE?
Down the Road is a mix of low-density, semirural 
neighborhoods in large metropolitan areas; half are 
located in the South, with the rest primarily in the West 
and Midwest. Almost half of householders live in 
mobile homes; more than two-fifths live in single-family 
homes. These are young, family-oriented consumers 
who value their traditions. Workers are in service, retail 
trade, manufacturing, and construction industries, with 
higher proportions in agriculture and mining, compared 
to the US. 

OUR NEIGHBORHOOD
• Nearly two-thirds of households are 

owned.

• Family market, primarily married couples 
or single-parent households (Index 145).

• Close to half of all households live in  
mobile homes (Index 780).

• Four-fifths of households were built in  
1970 or later.

• About 32% of homes are valued  
under $50,000.

SOCIOECONOMIC TRAITS
• Education completed: 36% with a  

high school diploma only, 41% with  
some college education or a degree.

• Labor force participation rate is 59.0%, 
slightly lower than the US.

• Family-oriented, outgoing consumers;  
they place importance on preserving 
time-honored customs.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by MRI-Simmons.
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Households: 2,004,400

Average Household Size: 3.25 

Median Age: 34.0

Median Household Income: $113,400

LifeMode Group: Affluent Estates 

Boomburbs

WHO ARE WE?
This is the new growth market, with a profile similar to the 
original: young professionals with families that have opted 
to trade up to the newest housing in the suburbs. The 
original Boomburbs neighborhoods began growing in the 
1990s and continued through the peak of the housing 
boom. Most of those neighborhoods are fully developed 
now. This is an affluent market but with a higher proportion 
of mortgages. Rapid growth still distinguishes the 
Boomburbs neighborhoods, although the boom is more 
subdued now than it was 10 years ago. So is the housing 
market. Residents are well-educated professionals with a 
running start on prosperity.

OUR NEIGHBORHOOD
• Growth markets are in the suburban 

periphery of large metropolitan areas.

• Young families are married with children 
(Index 220); average household size is 3.25.

• Homeownership is 84% (Index 134), 
with the highest rate of mortgages, 71.5%  
(Index 173). 

• Primarily single-family homes in new 
neighborhoods, 66% built since 2000  
(Index 441).

• Median home value is $350,000 (Index 169).

• Lower housing vacancy rate at 3.7%.

• The cost of affordable new housing comes  
at the expense of one of the longest  
commutes to work, over 30 minutes   
average, including a disproportionate   
number (33.6%) commuting across county  
lines (Index 141).

SOCIOECONOMIC TRAITS
• Well-educated young professionals, 

55% are college graduates (Index 178).

• High labor force participation at 71.3% 
(Index 114); most households have more 
 than two workers (Index 124).

• Longer commute times from the suburban  
growth corridors have created more home 
workers (Index 156).

• Well connected, own the latest devices  
and understand how to use them 
efficiently; biggest complaints—too many 
devices and too many intrusions on  
personal time.

• Financial planning is well under way 
for these professionals.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by MRI-Simmons.

1C
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2021 Resident 
Survey Report
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Summer 2021 
Comprehensive Plan Survey

Waxahachie Comprehensive Plan: Community Assessment

Answer Choices
1 14.6% 18 18
2 11.4% 14 28
3 26.8% 33 99
4 11.4% 14 56
5 13.8% 17 85
6 8.9% 11 66
7 5.7% 7 49
8 2.4% 3 24
9 1.6% 2 18
10 3.3% 4 40

Answered 123 483 3.926829
Skipped 0

Responses

1. CITIZEN ENGAGEMENT - On a scale of 1 to 10, how engaged are your community’s citizens? SCORE OF 1:Few people 
vote. Even fewer attend public meetings. Few attempts are made to promote dialogue between community leaders and citizens. 
Most letters to the editor and social media posts on local issues have a tone of disillusionment, pessimism, and anger. In the 
past when people have given their input, they haven’t seen results so they’ve given up trying. SCORE OF 10: Voter turnout is 
high. Public meetings and events attract a large and diverse crowd. Civic leaders communicate with citizens often and through 
various avenues. While not everyone agrees on the issues, there’s plenty of spirited debate. There’s a sense of optimism in the 
air, volunteerism is high, and neighbors reach out and help neighbors.
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Waxahachie Comprehensive Plan: Community Assessment

Answer Choices
1 6.5% 8 8
2 11.4% 14 28
3 23.6% 29 87
4 18.7% 23 92
5 22.8% 28 140
6 8.1% 10 60
7 4.1% 5 35
8 4.1% 5 40
9 0.0% 0 0
10 0.8% 1 10

Answered 123 500 4.065041
Skipped 0

Responses

2. ABILITY TO KEEP TALENT AT HOME - On a scale of 1 to 10, how likely is it that young people will live and work in the 
community after graduating from high school or college? SCORE OF 1:Young people are very likely to leave home after 
graduation. There are few good jobs and little in the way of nightlife and entertainment. Many young people have already left, 
so there are few opportunities for a social life.SCORE OF 10: Young people often stay after they graduate high school, or 
move back home after college. There is no reason not to. Good jobs are plentiful. Downtown is thriving, with an abundance of 
cool restaurants, bars, and coffee shops. And young people have lots of opportunities to socialize—a healthy population of 
Millennials already lives here.
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Waxahachie Comprehensive Plan: Community Assessment

Answer Choices
1 3.3% 4 4
2 4.1% 5 10
3 13.8% 17 51
4 13.8% 17 68
5 24.4% 30 150
6 10.6% 13 78
7 13.0% 16 112
8 8.9% 11 88
9 4.1% 5 45
10 4.1% 5 50

Answered 123 656 5.333333
Skipped 0

Responses

3. ABILITY TO ATTRACT NEW BUSINESSES/TALENT - On a scale of 1 to 10, how attractive is your town to new 
businesses and/or talent? SCORE OF 1:We struggle to attract business investment. We don’t have the strong economy, 
education system, vibrant quality of life, or thriving population of young people that companies look for. As a result, we rely 
heavily on incentive deals, which don’t always yield the desired results.SCORE OF 10: Companies compete to relocate here, 
and talent gravitates to us. We have strong schools, a great healthcare system, and great neighborhoods. We know our 
strengths and communicate them well to attract the kinds of businesses we want. In fact, we don’t typically have to court 
investors. Growth here happens organically.
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Waxahachie Comprehensive Plan: Community Assessment

Answer Choices
1 1.6% 2 2
2 1.6% 2 4
3 3.3% 4 12
4 8.9% 11 44
5 13.8% 17 85
6 11.4% 14 84
7 24.4% 30 210
8 21.1% 26 208
9 8.1% 10 90
10 5.7% 7 70

Answered 123 809 6.577236
Skipped 0

Responses

4. QUALITY OF EDUCATION - On a scale of 1 to 10, how strong is your education system? SCORE OF 1:We have high 
poverty rates and the low kindergarden readiness rates that go along with them. Not surprisingly, our high school 
graduation rates are low as well. Our schools do little to prepare graduates for the workforce, so it’s tough to attract 
business investment.SCORE OF 10: Education is thriving. There’s a strong focus on early childhood development and, as 
a result, kids enter kindergarden ready to learn. Twelve years down the road, our high school graduation rates reflect this. 
Our schools are on top of what it takes to prepare young people for the future, making our community attractive to all types 
of businesses that want to set up shop here.
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Waxahachie Comprehensive Plan: Community Assessment

Answer Choices
1 1.6% 2 2
2 0.8% 1 2
3 8.1% 10 30
4 6.5% 8 32
5 14.6% 18 90
6 12.2% 15 90
7 15.5% 19 133
8 20.3% 25 200
9 13.0% 16 144
10 7.3% 9 90

Answered 123 813 6.609756
Skipped 0

Responses

5. VIBRANCY OF DOWNTOWN - On a scale of 1 to 10, how vibrant is your downtown? SCORE OF 1:It’s practically a ghost 
town. There are lots of boarded-up buildings, few restaurants and shops, and very little foot traffic. No one wants to live or 
work downtown. Weekends are dead, as people drive out of town en masse to dine and shop in other cities nearby.SCORE 
OF 10: There’s always something going on downtown: a festival, a concert, a farmer’s market. There are tons of places to 
eat, drink, and shop. Lots of (non-retail) small businesses are moving in too, and the housing market has exploded (it’s 
especially popular with young people and empty-nesters). There’s always new construction happening, and tax values are 
soaring.
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Waxahachie Comprehensive Plan: Community Assessment

Answer Choices
1 4.1% 5 5
2 8.1% 10 20
3 12.2% 15 45
4 13.8% 17 68
5 30.1% 37 185
6 11.4% 14 84
7 9.8% 12 84
8 8.1% 10 80
9 0.8% 1 9
10 1.6% 2 20

Answered 123 600 4.878049
Skipped 0

Responses

6. ABILITY TO GET WEALTH OFF THE SIDELINES - On a scale of 1 to 10, how successful are you at getting wealth off the 
sidelines and encouraging people to invest in the community? SCORE OF 1:Community philanthropy is almost nonexistent. 
There are citizens with the resources to invest, but no one helps them envision what they could help the community 
become.SCORE OF 10: Community philanthropy is thriving. Leaders are good at seeking out local sources of benevolent 
wealth and helping them see the value of investing locally. The satisfaction of helping make life better for everyone is the best 
ROI there is.
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Waxahachie Comprehensive Plan: Community Assessment

Answer Choices
1 4.1% 5 5
2 4.9% 6 12
3 12.2% 15 45
4 8.9% 11 44
5 27.6% 34 170
6 12.2% 15 90
7 16.3% 20 140
8 9.8% 12 96
9 1.6% 2 18
10 2.4% 3 30

Answered 123 650 5.284553
Skipped 0

Responses

7. EASE OF DOING BUSINESS - On a scale of 1 to 10, how easy is it to create and run a small business in your 
community? SCORE OF 1:It’s not easy at all. Request for Proposal (RFP) processes are murky and changeable. Government 
officials are inaccessible to entrepreneurs. Zoning rules are vague, and codes are inconsistently applied and enforced. 
Incompatible businesses are placed next to each other, and vacant buildings abound.SCORE OF 10: Local government does 
a great job of establishing clear RFP criteria and processes, smart zoning laws, and unambiguous codes. Everyone knows 
what to expect. Rules and guidelines are consistently enforced. Officials are accessible and easy to work with. For all of these 
reasons, we’re experiencing brisk economic growth.
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Waxahachie Comprehensive Plan: Community Assessment

Answer Choices
1 8.1% 10 10
2 8.1% 10 20
3 10.6% 13 39
4 15.5% 19 76
5 29.3% 36 180
6 12.2% 15 90
7 6.5% 8 56
8 7.3% 9 72
9 0.8% 1 9
10 1.6% 2 20

Answered 123 572 4.650407
Skipped 0

Responses

8. TRAINING AND DEVELOPMENT OF SMALL BUSINESS - On a scale of 1 to 10, how likely are 
small business owners to receive the training and development they need to thrive long-term? SCORE 
OF 1:There are few, if any, mentors or skill-building resources available to entrepreneurs. As a result, 
many new businesses fail within a few years.SCORE OF 10: Few entrepreneurs start out with strong 
business and leadership skills. That’s why we make it a priority to provide the support and the resources 
they need. We have mentorship programs and regular training and development events in place. Local 
business leaders are galvanized and on fire to help each other and move the community toward 
vibrancy.
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Waxahachie Comprehensive Plan: Community Assessment

Answer Choices
1 13.0% 16 16
2 6.5% 8 16
3 11.4% 14 42
4 13.8% 17 68
5 24.4% 30 150
6 13.0% 16 96
7 5.7% 7 49
8 8.1% 10 80
9 1.6% 2 18
10 2.4% 3 30

Answered 123 565 4.593496
Skipped 0

Responses

9. OBJECTIVE MEASUREMENT & TRACKING OF OUTCOMES - On a scale of 1 to 10, how proficient is your community at 
measuring, tracking, and reporting outcomes and results and making objective decisions based on them? SCORE OF 1:We 
don’t have a good system in place to gather data and track the metrics that gauge the state of our community. As a result, we 
make decisions haphazardly, based on opinions or personal preferences rather than pressing problems we face.SCORE OF 
10: We religiously measure and track our community’s key indicators (graduation rates, per capita income, crime, etc.). We 
keep critical data updated and on a dashboard so we can see it at a glance. This allows us to share the facts with decision 
makers and citizens alike.
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Waxahachie Comprehensive Plan: Community Assessment

Answer Choices
1 7.3% 9 9
2 4.9% 6 12
3 13.8% 17 51
4 12.2% 15 60
5 19.5% 24 120
6 13.0% 16 96
7 10.6% 13 91
8 11.4% 14 112
9 3.3% 4 36
10 4.1% 5 50

Answered 123 637 5.178862
Skipped 0

Responses

10. ALIGNMENT OF LOCAL GOVERNMENT ENTITIES - On a scale of 1 to 10, to what extent are local 
government entities aligned and successful at working together to create a better quality of life for your 
community? SCORE OF 1:They are not aligned at all. Various departments are siloed in their goal-
setting and decision-making. For example, the EDC ignores crucial quality of life factors such as the 
state of education or healthcare in the community. Therefore little progress is made.SCORE OF 10: 
Government leaders do a great job of bringing together various departments to work toward common 
goals. Leaders share data and regularly communicate and collaborate with each other. There is a strong 
sense among citizens that government officials are working hard to create a better quality of life inside 
the community.
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Waxahachie Comprehensive Plan: Community Assessment

Answered 123
Skipped 0

Respondents Response Date Responses
1 Aug 29 2021 08:08 PM Control growth 
2 Aug 23 2021 10:05 AM Managing growth better
3 Aug 19 2021 10:38 AM Improve traffic and education
4 Aug 17 2021 08:37 PM Redirect growth away from highway 77
5 Aug 17 2021 02:39 AM Retail and roads
6 Aug 16 2021 11:20 PM Retail
7 Aug 16 2021 12:58 PM Change Administration

8 Aug 16 2021 09:39 AM More places/activities for teens; Truly HEALTHY food 
options

9 Aug 16 2021 09:02 AM Improve current infrastructure structure - roads! 
10 Aug 15 2021 02:50 PM The city needs to attract white collar jobs.

11 Aug 15 2021 01:18 PM We are a growing community. With the added population 
comes more traffic.

12 Aug 15 2021 10:53 AM Better improved schools and more and better pay for 
teachers 

13 Aug 15 2021 09:43 AM Grocery store
14 Aug 15 2021 09:19 AM restrain property taxes

15 Aug 15 2021 08:33 AM Building our infrastructure to support the growth they are 
allowing.

16 Aug 15 2021 04:30 AM Communication, better roads, new businesses 

17 Aug 14 2021 10:21 PM Make it easier for businesses to thrive in the downtown 
area 

18 Aug 14 2021 09:50 PM Making the downtown area an attractive Destination for out 
of towners to visit

19 Aug 14 2021 09:25 PM I’m not sure
20 Aug 14 2021 08:42 PM More opportunities for youth
21 Aug 14 2021 08:36 PM To big to fast 

22 Aug 14 2021 07:48 PM To get more parking downtown to support small 
businesses and empty these empty reserved parking lots

23 Aug 14 2021 07:32 PM More affordable housing for seniors, better traffic control

24 Aug 14 2021 06:58 PM Improve infrastructure
25 Aug 14 2021 06:28 PM lower property/ school taxes
26 Aug 14 2021 06:06 PM Make sure infrastructure keeps up with growth.
27 Aug 14 2021 02:16 PM Bring more retail/grocery store businesses.
28 Aug 14 2021 01:48 PM Less houses and more infrastructure

11. In a short (1-5 word) phrase, please describe what you feel the city’s biggest opportunity to improve is.
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29 Aug 14 2021 10:33 AM Traffic flow of Hwy 77.  All new p&z board. Infrastructure 
first before development 

30 Aug 14 2021 10:02 AM No more housing developments

31 Aug 14 2021 09:42 AM Incentivize investment so traffic congestion can be relieved 

32 Aug 14 2021 09:20 AM 287/35 under bridge nightmare
33 Aug 13 2021 03:08 PM No entertainment destinations
34 Aug 13 2021 01:54 PM customer service
35 Aug 13 2021 01:50 PM Improve hwy 77 (Ferris St.) traffic flow.
36 Aug 13 2021 12:20 PM Better pay 
37 Aug 13 2021 12:07 PM Communication between citizens and local government
38 Aug 13 2021 12:01 PM More grocery stores and restaurants
39 Aug 13 2021 11:58 AM Overall, attract new businesses

40 Aug 13 2021 11:54 AM
Quite a bit of growth is planned, including thousands of 
new homes and citizens. Is there a plan to create water to 
supply these new homes, businesses and citizens?

41 Aug 13 2021 05:12 AM social life (Restaurants, Bars, Shopping centers)
42 Aug 12 2021 09:05 PM Traffic flow, sidewalks, public parks
43 Aug 12 2021 01:09 PM Accountability 
44 Aug 12 2021 11:09 AM Replacing  old deteriorating infrastructure
45 Aug 12 2021 11:08 AM City PR and commmunity involvement is lacking
46 Aug 12 2021 08:12 AM communication
47 Aug 12 2021 08:02 AM Infrastructure 
48 Aug 12 2021 03:12 AM Stop filling the town with too many people
49 Aug 12 2021 12:48 AM Housing 
50 Aug 11 2021 08:09 PM Traffic patterns 
51 Aug 11 2021 07:10 PM family entertainment option

52 Aug 11 2021 06:40 PM Ask the tax payers what we want in our community. Like 
less apartments!!!

53 Aug 11 2021 06:18 PM Improve infrastructure, enforcement of existing city codes

54 Aug 11 2021 04:54 PM Youth activities facilities. 
55 Aug 11 2021 04:46 PM Don’t property tax people out of their homes 
56 Aug 11 2021 04:40 PM Stop the ridiculous housing growth!!!!
57 Aug 11 2021 02:59 PM Listening  and communication with citizens
58 Aug 11 2021 02:57 PM Downtown business
59 Aug 11 2021 02:43 PM Code compliance, cleanliness, education 
60 Aug 11 2021 01:00 PM Keep doing a great job!
61 Aug 11 2021 12:33 PM Community involvement 

62 Aug 11 2021 11:27 AM Clean the downtown area up our courthouse is awesome 
the surrounding area is kinda junky

63 Aug 11 2021 10:50 AM Work together for everyone. 
64 Aug 11 2021 10:50 AM Parks and recreation
65 Aug 11 2021 10:37 AM Very bad traffic on 77.
66 Aug 11 2021 10:13 AM Diversity equality
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67 Aug 11 2021 10:04 AM more industry, less housing
68 Aug 11 2021 09:52 AM Youth involvement
69 Aug 11 2021 09:46 AM Control housing/apartment growth
70 Aug 11 2021 09:36 AM More voter turn out for local elections

71 Aug 11 2021 09:09 AM
Waxahachie will always have the horse behind the cart if it 
doesn’t update infrastructure before allowing developers to 
build the subpar housing they do.

72 Aug 11 2021 08:48 AM not becoming Frisco, keeping charm
73 Aug 11 2021 08:18 AM Lower property taxes and road repair 
74 Aug 11 2021 08:11 AM Lower taxes!!
75 Aug 11 2021 08:10 AM More vibrant downtown area.  
76 Aug 11 2021 07:55 AM roads,  tax rate, responsible spending
77 Aug 11 2021 07:31 AM Infrastructure and traffic control 
78 Aug 11 2021 07:23 AM Work together
79 Aug 11 2021 06:12 AM Creating a shared vision for the future
80 Aug 11 2021 06:05 AM Improve the terrible streets 
81 Aug 10 2021 10:40 PM We need more events/entertainment downtown.
82 Aug 10 2021 10:31 PM Slowly seeing progress 
83 Aug 10 2021 10:24 PM More grocery/department stores
84 Aug 10 2021 10:14 PM Lower property taxes too high.
85 Aug 10 2021 10:10 PM Infrastructure 
86 Aug 10 2021 09:20 PM Infrastructure 
87 Aug 10 2021 09:18 PM Another grocery store 
88 Aug 10 2021 09:11 PM Tighter control of house building 
89 Aug 10 2021 08:58 PM Traffic and/or infrastructure 
90 Aug 10 2021 08:49 PM Grocery stores needed
91 Aug 10 2021 08:37 PM Improve roads and manage growth 
92 Aug 10 2021 07:52 PM Entertainment; 
93 Aug 10 2021 07:50 PM Attracting white collar jobs
94 Aug 10 2021 07:42 PM Restaurants 
95 Aug 10 2021 07:20 PM Roads
96 Aug 10 2021 07:01 PM Infrastructure improvement 
97 Aug 10 2021 05:49 PM Engaging citizens
98 Aug 10 2021 05:23 PM Provide infrastructure to improve traffic patterns. 
99 Aug 10 2021 05:09 PM Roads.  Capping growth until we can handle it

100 Aug 10 2021 04:58 PM Go back to what Waxahachie used to be.
101 Aug 10 2021 04:35 PM property taxes

102 Aug 10 2021 04:32 PM Services like grocery stores, restaurants, and 
entertainment.

103 Aug 10 2021 04:31 PM More large restaurants available 
104 Aug 10 2021 03:57 PM It needs better infrastructure.
105 Aug 10 2021 03:55 PM Roads and police presence 
106 Aug 10 2021 03:27 PM Stop housing development.

107 Aug 10 2021 03:10 PM We need to allow local candidates from outside ETJ proper 
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108 Aug 10 2021 03:10 PM More Diverse  and Higher Quality Housing
109 Aug 10 2021 03:09 PM Inclusion
110 Aug 10 2021 02:35 PM Construction is inconvenient 
111 Aug 10 2021 02:29 PM Lowering property taxes and spending
112 Aug 10 2021 02:11 PM Streets
113 Aug 10 2021 02:08 PM Think beyond rooftops, stagger growth.
114 Aug 10 2021 02:00 PM Infrastructure and police force expansion
115 Aug 10 2021 01:48 PM strategic development and roadways
116 Aug 10 2021 01:37 PM Wisely let go of some traditions.
117 Aug 10 2021 01:35 PM Prioritize function over form, thrifty

118 Aug 10 2021 01:29 PM
Most people agree that the historic character of 
Waxahachie is one of the big things that makes our city 
special and unique... we need to preserve it.

119 Aug 10 2021 01:16 PM New retail business, improve streets
120 Aug 10 2021 01:16 PM More grocery options, north side traffic lights
121 Aug 10 2021 11:14 AM Love my town!
122 Aug 10 2021 10:50 AM Slow explosive growth
123 Aug 10 2021 10:34 AM Transportation, roads, schools 
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Waxahachie Comprehensive Plan: Community Assessment

Answered 123
Skipped 0

Respondents Response Date Responses
1 Aug 29 2021 08:08 PM Revitalizing downtown 
2 Aug 23 2021 10:05 AM Managing growth better
3 Aug 19 2021 10:38 AM Traffic, education & segregation
4 Aug 17 2021 08:37 PM Infrastructure 
5 Aug 17 2021 02:39 AM Roads and healthy lifestyle choices

6 Aug 16 2021 11:20 PM
Lack of enough police to show their presence 
throughout the city.

7 Aug 16 2021 12:58 PM Getting rid of Administration
8 Aug 16 2021 09:39 AM Communication

9 Aug 16 2021 09:02 AM TRAFFIC and too many new cluster homes

10 Aug 15 2021 02:50 PM
Corruption & lack of integrity in local 
politicians

11 Aug 15 2021 01:18 PM Growth
12 Aug 15 2021 10:53 AM Growing to fast
13 Aug 15 2021 09:43 AM Grocery store

14 Aug 15 2021 09:19 AM turning into Hillsboro via high property taxes

15 Aug 15 2021 08:33 AM
Building our infrastructure to support the 
growth they are allowing.

16 Aug 15 2021 04:30 AM Road infrastructure
17 Aug 14 2021 10:21 PM Managing explosive growth
18 Aug 14 2021 09:50 PM Getting rid of dilapidated housing
19 Aug 14 2021 09:25 PM Not enough grocery stores
20 Aug 14 2021 08:42 PM Old white status quo
21 Aug 14 2021 08:36 PM Growing to quickly 
22 Aug 14 2021 07:48 PM S elm construction 
23 Aug 14 2021 07:32 PM Growth is too fast
24 Aug 14 2021 06:58 PM Infrastructure and traffic flow 77
25 Aug 14 2021 06:28 PM city government for the poor
26 Aug 14 2021 06:06 PM Managing growth.
27 Aug 14 2021 02:16 PM Older City council members 
28 Aug 14 2021 01:48 PM Citizens input

29 Aug 14 2021 10:33 AM
Attracting white collar business. Traffic flow of 
Hwy 77.  

30 Aug 14 2021 10:02 AM High property taxes and traffic

31 Aug 14 2021 09:42 AM
Need more thoroughfares to spread business 
away from 77. 

12. In a short (1-5 word) phrase, please describe what you feel the city’s biggest challenge is.
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32 Aug 14 2021 09:20 AM Layout of roads
33 Aug 13 2021 03:08 PM High density areas
34 Aug 13 2021 01:54 PM growth
35 Aug 13 2021 01:50 PM Keeping up with the growth.
36 Aug 13 2021 12:20 PM Bringing in good employees 

37 Aug 13 2021 12:07 PM
Educating residents in a world full of 
information

38 Aug 13 2021 12:01 PM Traffic control
39 Aug 13 2021 11:58 AM Open mindedness
40 Aug 13 2021 11:54 AM Not enough higher pay jobs.
41 Aug 13 2021 05:12 AM Infrastructure
42 Aug 12 2021 09:05 PM Overly rapid growth
43 Aug 12 2021 01:09 PM Accountability and productivity 
44 Aug 12 2021 11:09 AM handling exploding growth

45 Aug 12 2021 11:08 AM
City staff is not friendly and doesn’t work well 
with others

46 Aug 12 2021 08:12 AM "not my job" attitude
47 Aug 12 2021 08:02 AM Traffic

48 Aug 12 2021 03:12 AM
No shopping diversity and not enough 
grocery stores to accommodate us.

49 Aug 12 2021 12:48 AM Entertainment 
50 Aug 11 2021 08:09 PM Traffic 
51 Aug 11 2021 07:10 PM Small town mindset
52 Aug 11 2021 06:40 PM Taxes are way to high.  

53 Aug 11 2021 06:18 PM
Making sure city can support the population 
growth

54 Aug 11 2021 04:54 PM Trafic Congestion 

55 Aug 11 2021 04:46 PM
Property taxing long-standing citizens out of 
their homes 

56 Aug 11 2021 04:40 PM Reversing bad decisions..too late
57 Aug 11 2021 02:59 PM Demonstrating genuine care for citizens 
58 Aug 11 2021 02:57 PM Congestion, spending
59 Aug 11 2021 02:43 PM Out of control growth
60 Aug 11 2021 01:00 PM People trying to stay  small
61 Aug 11 2021 12:33 PM Growth 
62 Aug 11 2021 11:27 AM Infrastructure 
63 Aug 11 2021 10:50 AM Streets, water supply
64 Aug 11 2021 10:50 AM Slowing growth to match infrastructure.
65 Aug 11 2021 10:37 AM Need a grocery store north of 287.
66 Aug 11 2021 10:13 AM Diversity 
67 Aug 11 2021 10:04 AM keeping up with growth
68 Aug 11 2021 09:52 AM Traffic
69 Aug 11 2021 09:46 AM Too much growth too soon
70 Aug 11 2021 09:36 AM Property tax rate too high
71 Aug 11 2021 09:09 AM Not becoming  just a  commuter city 
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72 Aug 11 2021 08:48 AM
infrastructure, intentional growth, keeping 
charm

73 Aug 11 2021 08:18 AM Overpopulation 
74 Aug 11 2021 08:11 AM Uncontrolled growth
75 Aug 11 2021 08:10 AM Good old boy culture.  
76 Aug 11 2021 07:55 AM Need to focus on families ie rec center 
77 Aug 11 2021 07:31 AM catching up to growth
78 Aug 11 2021 07:23 AM Division 

79 Aug 11 2021 06:12 AM Engagement and understanding for new folks

80 Aug 11 2021 06:05 AM The amount of beggers
81 Aug 10 2021 10:40 PM Traffic

82 Aug 10 2021 10:31 PM
Accommodating growth.  We need grocery 
stores

83 Aug 10 2021 10:24 PM Traffic 
84 Aug 10 2021 10:14 PM More cell towers & tornado sirens
85 Aug 10 2021 10:10 PM Population 
86 Aug 10 2021 09:20 PM Infrastructure 
87 Aug 10 2021 09:18 PM A new high school. 
88 Aug 10 2021 09:11 PM Traffic through town
89 Aug 10 2021 08:58 PM Traffic and infrastructure
90 Aug 10 2021 08:49 PM Traffic and traffic control
91 Aug 10 2021 08:37 PM Losing small town feel

92 Aug 10 2021 07:52 PM
Infrastructure, hwy 77/ferris, too many houses 
too quickly

93 Aug 10 2021 07:50 PM Lack of major white collar employer
94 Aug 10 2021 07:42 PM Overpopulation 
95 Aug 10 2021 07:20 PM Crowds.  Too many people 
96 Aug 10 2021 07:01 PM Infrastructure 
97 Aug 10 2021 05:49 PM "Old buddy" system
98 Aug 10 2021 05:23 PM Lack of plan for infrastruture.. 

99 Aug 10 2021 05:09 PM
Too many people for our roads, stores ect. 
School quality is low

100 Aug 10 2021 04:58 PM Far too much rental property.

101 Aug 10 2021 04:35 PM
overdevelopment without infrastructure to 
support

102 Aug 10 2021 04:32 PM Traffic.
103 Aug 10 2021 04:31 PM Adequate infrastructure for the new growth

104 Aug 10 2021 03:57 PM
Growth needs to be slowed to allow 
infrastructure to catch up.

105 Aug 10 2021 03:55 PM Too much growth with no infrastructure 
106 Aug 10 2021 03:27 PM Too much population growth.
107 Aug 10 2021 03:10 PM Overcrowding and lack of green spaces

108 Aug 10 2021 03:10 PM
Fiscally responsible growth. Diversified tax 
base
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109 Aug 10 2021 03:09 PM Economic Plannning-Infastructure for growth

110 Aug 10 2021 02:35 PM Infrastructure
111 Aug 10 2021 02:29 PM Retaining graduates of WISD
112 Aug 10 2021 02:11 PM waste of funds
113 Aug 10 2021 02:08 PM Enforcing existing development codes

114 Aug 10 2021 02:00 PM Modernization of infrastructure and buildings

115 Aug 10 2021 01:48 PM TXDot and the public

116 Aug 10 2021 01:37 PM
Long-time residents don’t want to 
change/grow

117 Aug 10 2021 01:35 PM traffic needs to flow
118 Aug 10 2021 01:29 PM Traffic issues

119 Aug 10 2021 01:16 PM Traffic , attract new business ie. grocery store

120 Aug 10 2021 01:16 PM Traffic
121 Aug 10 2021 11:14 AM Streets
122 Aug 10 2021 10:50 AM Explosive growth (housing)
123 Aug 10 2021 10:34 AM Politicians 
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Waxahachie Comprehensive Plan: Community Assessment
13. Please rank the following in order of importance to you on a scale from 1 to 3 (scale of 1 = Most important → scale of 3 = least important

Raking (scale 1 → 3) Total Weighted 
Score

Provide quality services and infrastructure 
consistently over the long haul 32% 39 33% 40 36% 44 123 1.96

Prioritize low density neighborhoods (larger lots, 
more spread out) and limit the amount of high 
density (more compact) development in the city

24% 29 36% 44 41% 50 123 1.83

Keep property taxes low 45% 55 32% 39 24% 29 123 2.21
Answered 123
Skipped 0

The table above provides the results from the survey question. The chart below uses the "weighted score" to show the element ranked the highest. 
Based on the survey results, respondents ranked "keeping property taxes low" the highest, and ranked "proritizing low density neighborhoods" the 
lowest. 

FYI - The weighted score is calculated by assigning a value of 3 to elements ranked "1", assigning a value of 2 for elements ranked "2", and 
assigning a value of 1 for elements ranked "3".
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Waxahachie Comprehensive Plan: Community Assessment
14. On a scale of 1 to 10, with 10 being the most committed, how committed are you to making your community the best it can be? 

Answer Choices
1 0.0% 0
2 0.8% 1
3 1.6% 2
4 3.3% 4
5 7.3% 9
6 4.1% 5
7 9.8% 12
8 22.8% 28
9 26.0% 32
10 24.4% 30
If you rated your commitment an 8 or 
below, what is needed to move it into the 9 
to 10 range?

24

Answered 123
Skipped 0

Respondents Response Date

If you rated your commitment an 8 or below, what 
is needed to move it into the 9 to 10 range?

1 Aug 16 2021 12:58 PM
New leadership. The people in charge of this 
once great little town are now concerned about 
their pocketbooks instead of their citizens.

2 Aug 16 2021 09:02 AM

Current leaders need to stop being so damn 
greedy and quit raising taxes. This is NOT 
highland park. This is Waxahachie, a known 
country town that is losing its charm by its rapid 
growth and failing infrastructure

3 Aug 15 2021 09:19 AM A sense that citizenry is calling the shots and not 
banks and big businesses.

4 Aug 14 2021 06:58 PM More opportunity to take an active part in things.

5 Aug 14 2021 06:28 PM im disabled, hard to get out, esp with covid

Responses
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6 Aug 14 2021 09:20 AM

I have been consistent in trying to become a part 
of our educational system and get involved with 
the community. I was told Waxahachie is very 
“tight” community. 6+yrs. no interview. 20 yrs in 
education. 

7 Aug 13 2021 11:58 AM

For me it's about welcoming new businesses. 
Why not have multiple grocery stores, more 
diverse food establishments, not just warehouse 
and/or industrial jobs. You want more educated 
folks here, then provide the business 
opportunities for them. Infrastructure - Hwy 77 is a 
nightmare to navigate and is getting worse.

8 Aug 12 2021 01:09 PM Have city and board persons listen and respond 
to what the public wants and not special interest. 

9 Aug 11 2021 07:10 PM Clear plan from leadership
10 Aug 11 2021 06:40 PM Made to feel I can make a difference. 

11 Aug 11 2021 10:50 AM We are both in our 80's and served for many 
years so can't do much more now.  

12 Aug 11 2021 10:04 AM to serve on board or committee
13 Aug 11 2021 09:36 AM More diversity - still segregated
14 Aug 11 2021 09:09 AM Leaving area allergies 

15 Aug 11 2021 07:23 AM Work towards attracting industries and 
businesses that offer more white-collar jobs.

16 Aug 11 2021 06:05 AM The city actually listening to the communities 
desires

17 Aug 10 2021 07:50 PM More professionals to engage instead of short 
term closed minded thinkers.

18 Aug 10 2021 05:49 PM If I were younger, I'd be much more involved

19 Aug 10 2021 04:58 PM Common sense by city leaders.  Stop allowing 
cheap, uninsulated, ghetto housing to be built.

20 Aug 10 2021 03:27 PM The insane population growth makes me want to 
leave this place I was born and raised.

21 Aug 10 2021 03:10 PM

I need to feel like my input is being heard. Right 
now I feel like no one is listening to what the 
citizens who have lived here long term want for 
their community. Waxahachie is great and 
everyone wants to move here, but if you aren't 
listening to the people who made it great to begin 
with, it won't stay that way for long.

22 Aug 10 2021 02:29 PM Change in view, we should tax less and be open 
more

23 Aug 10 2021 02:08 PM Knowing that my input will be heard and taken 
into consideration. 

24 Aug 10 2021 10:50 AM Electing officials that care about the citizens that 
live here
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15. How long have you lived in the community?

Answer Choices
2 years or less 6.5% 8
3-5 years 12.2% 15
6-10 years 19.5% 24
10-25 years 26.0% 32
26+ years 35.0% 43
I’m not a resident, but I work in the community regularly 0.8% 1

Answered 123
Skipped 0

Responses
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Waxahachie Comprehensive Plan: Community Assessment
16. Please identify your role in the community. (If you're a citizen and one of the other options, please select the non-citizen option)

Answer Choices
Elected Official (City Council) 0.0% 0
City Staff 4.1% 5
Planning & Zoning Commissioner 0.8% 1
CPAC - Citizen Member 0.0% 0
Appointed Board/Committee Member (not P&Z or CPAC) 2.4% 3
Citizen 74.0% 91
Business Owner 13.0% 16
Local Developer 0.0% 0
Community Organization/Partner 1.6% 2
Other (please specify) 4.1% 5

Answered 123
Skipped 0

Respondents Response Date Other (please specify) Tags
1 Aug 14 2021 09:50 PM Pastor 

2 Aug 14 2021 06:06 PM
Volunteer - Habitat for 
Humanity Board

3 Aug 10 2021 03:10 PM Multiple board positions
4 Aug 10 2021 02:00 PM Resident 

5 Aug 10 2021 01:48 PM
Citizen, business 
owner, board member
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NOTE: Questions 17-18 were omitted from the survey results because they
included personal information, such as the respondent's name and contact
information.
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