
  

 

    

CCOOMMPPRREEHHEENNSSIIVVEE  PPLLAANN  22000000  
DDrraaff tt   

 

  

  CCiittyy  ooff   WWaaccoo  
  

                                  
  

  JJ aa nn uu aa rr yy   22 00 00 11   
  
  

PP RR EE PP AA RR EE DD   BB YY ::   
  

DD uu nn kk ii nn ,,   SS ee ff kk oo   &&   
  AA ss ss oo cc ii aa tt ee ss ,,   II nn cc ..   

  
AA nn dd   

  

TT hh ee   WW aa ll ll aa cc ee   GG rr oo uu pp ,,   II nn cc ..   

 



  

TTAABBLLEE  OOFF  CCOONNTTEENNTTSS  
  
  

 
 

SSeeccttiioonn  11::    BBAASSEELLIINNEE  AANNAALLYYSSIISS  
 
Previous Planning Efforts 1-1 

The 1983 Comprehensive Plan 1-1 
 

A Context for Planning 1-5 
 
Relationship of the City to the Region 1-6 

Surrounding Communities 1-6 
Area Lakes and Rivers 1-6 

Plate 1-1: WACO AND THE SURROUNDING REGION 1-7 
Area Colleges 1-7 

 
Physical Factors Influencing Development 1-9 

Plate 1-2: ENVIRONMENTAL AREAS 1-8 
Natural Features 1-9 
Environmental Analysis 1-9 
Floodplain Analysis 1-13 
Aquifers 1-13 
Hydrological Features 1-13 
The Bosque Escarpment 1-14 
Climate 1-14 
Endangered Species 1-15 
Man-Made Features 1-16 
 

Demographics and Housing Profile 1-19 
Population Growth 1-19 

TABLE 1-1: Population Change -- City of Waco 1-19 
TABLE 1-2: Population Change - McLennan County  1-20 

Population Change of Surrounding Communities 1-20 
TABLE 1-3: Population Change of Nearby Communities 1-21 
TABLE 1-4: Population Change of Suburban Communities 1-22 
TABLE 1-5:  Regional Growth Comparison 1-23 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00     PP aa gg ee   ii  



    TT aa bb ll ee   oo ff   CC oo nn tt ee nn tt ss   
 
 
 

HK-C:/Waco/CompPlan/WTOC.doc (12/28/00) 

Projected Growth Rates 1-23 
TABLE 1-6: Projected Population Growth - City of Waco 1-24 
TABLE 1-7: Projected Population Growth - Metropolitan 1-24 

Planning Organization Study Area 

Race & Ethnic Distribution 1-25 
TABLE 1-8:  Race and Ethnic Distribution from 1983-1990  1-25 

- City of Waco 
TABLE 1-9:  Race and Ethnic Distribution Projection 1-26 

- Waco Metropolitan Statistical Area 

Age Distribution 1-26 
TABLE 1-10:  Age Composition and Distribution - City of Waco 1-27 

Educational Attainment 1-27 
TABLE 1-11:  Educational Attainment - City of Waco  1-28 

Household Income Levels 1-28 
TABLE 1-12:  Household Income - City of Waco 1-28 

Existing Housing Profile 1-29 
TABLE 1-13: Total Number of Dwelling Units - City of Waco 1-29 
TABLE 1-14: Housing Type - 2000 - City of Waco 1-30 
TABLE 1-15: Number of Building Permits – City of Waco 1-30 
TABLE 1-16:  Year of Construction for Housing Structures – 1990 1-31 

- City of Waco  
TABLE 1-17:  Housing Value of Owner – Occupied Housing Units 1-32 

- 1990 - City of Waco 
TABLE 1-18: Renter- Versus Owner-Occupied Units - City of Waco 1-33 

& Peer Communities      
TABLE 1-19: Renter- Versus Owner-Occupied Units - City of Waco 1-34 

& Surrounding Communities     
TABLE 1-20:  Contract Rent - 1990 - City of Waco 1-34 

Exterior Housing Condition 1-35 
Plate 1-3: EXISTING HOUSING CONDITIONS 1-36 
TABLE 1-21:  Exterior Housing Condition - 1999 - City of Waco 1-37 
TABLE 1-22: Housing Condition Percentages - City of Waco & 1-37 

Peer Communities 
 

Current Incentives for the Improvement of Local Housing 1-38 
Beautification Loan Program 1-38 
Residential Rehabilitation Loan Program 1-38 
New/Acquisition Housing Loan Program 1-38 
Emergency Grant Repair 1-39 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee    iiii  



    TT aa bb ll ee   oo ff   CC oo nn tt ee nn tt ss   
 
 
 

HK-C:/Waco/CompPlan/WTOC.doc (12/28/00) 

Home Ownership Assistance Program 1-39 
Interim Construction Loan Program 1-39 
 

Local Economy and Employment 1-40 
TABLE 1-23:  Employment Projections – Metropolitan 1-41 

Planning Organization Study Area 
TABLE 1-24:  Employment by Occupational Category - City of Waco 1-42 
TABLE 1-25:  Employment by Industry - 1990 - City of Waco 1-43 

 
Existing Land Use Characteristics 1-44 

Land Use Methodology 1-44 
TABLE 1-26: Existing Land Use - City of Waco 1-46 

Existing Land Use Analysis 1-47 
Plate 1-4: EXITING LAND USE 1-48 
TABLE 1-27: Land Use Comparison - City of Waco and 1-49 

Selected Peer Communities 
Existing Land Use Pattern 1-50 

 
Existing Zoning Characteristics 1-51 

Residential Districts 1-52 
TABLE 1-28: Zoning District Acreage - City of Waco 1-52 

Special Districts 1-53 
General Development Standards 1-54 

Plate 1-5: WACO ZONING MAP (Reserved for inclusion later) 1-55 
 

Community/Urban Design 1-57 
The Traditional Downtown 1-58 
Older Residential Areas 1-58 
Highway-Oriented Commercial Corridors 1-59 
Industrial Areas 1-59 
Development Adjacent to Lake Waco 1-59 

Plate 1-6: URBAN DESIGN ELEMENTS 1-60 
Development in the Brazos River Corridor 1-61 
Baylor University 1-62 
 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee    iiiiii  



    TT aa bb ll ee   oo ff   CC oo nn tt ee nn tt ss   
 
 
 

HK-C:/Waco/CompPlan/WTOC.doc (12/28/00) 

SSeeccttiioonn  22::    GGOOAALLSS  AANNDD  OOBBJJEECCTTIIVVEESS  

 

Introduction 2-1 
 
Establishing a Shared Vision 2-1 
 
Goals & Objectives 2-2 
 

Economic Development: Employment, Business 2-3 
Growth & Tourism 

Physical Form of the City 2-4 
Transportation and the Thoroughfare Network 2-8 
Infrastructure & Utility Systems 2-10 
Public Facilities and Services 2-12 
Fiscal Responsibility 2-13 
Quality of Life 2-14 
Housing, Historic Preservation, & Community Livability 2-16 
The Environment 2-18 

 
 

SSeeccttiioonn  33::    TTHHEE  TTHHOORROOUUGGHHFFAARREE  PPLLAANN    
 

Introduction 3-1  
 
Functions of Thoroughfare Planning 3-1 

The Regional Traffic Circulation System 3-2 
The Local Traffic Circulation System 3-2 

 
The Functional Classification System and 3-3 
Thoroughfare Standards 

Illustration 3-1: Functional Classification System 3-3 
TABLE 3-1: Roadway Functional Classifications and  3-4 

General Planning Guidelines 
Freeways 3-5 
Major Thoroughfares or Arterials 3-5 

Illustration 3-2: Type A: Initial Principal Arterial 3-6 
Illustration 3-3: Type A: Ultimate Principal Arterial 3-6 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee    iivv  



    TT aa bb ll ee   oo ff   CC oo nn tt ee nn tt ss   
 
 
 

HK-C:/Waco/CompPlan/WTOC.doc (12/28/00) 

Illustration 3-4: Type B: Minor Arterial 3-7 
Collector Streets 3-7 

Illustration 3-5: Type C: Major Collector With Curb & Gutter 3-7 
Illustration 3-6: Type C: Major Collector Without Curb & Gutter 3-8 
Illustration 3-7:  Type D: Minor Collector 3-8 

Local Street 3-8 
Illustration 3-8: Type E: Local Street 3-9 

Collectors and Arterials With Bicycle Lanes/Routes 3-9 
Illustration 3-9: Type A: Exclusive Bikeway & Walkway 3-9 
Illustration 3-10: Type B: Bikeway & Walkway Constructed 3-10 

Together 
Illustration 3-11:  Type C: Bikelane Constructed as Part 3-10 

of the Roadway 
 
Level of Service and Traffic Capacity 3-10 

TABLE 3-2:  Definition of Level of Service for Roadway Links 3-11 
 

The Thoroughfare Plan  3-12 
Thoroughfare Planning Issues 3-12 

Illustration 3-12: Driveway Openings 3-14 
Illustration 3-13: Widths, Radii and Spacing of Driveways 3-15 
Plate 3-1: PROPOSED THOROUGHFARE PLAN – WACO 3-16 
Illustration 3-14:  Driveway Configurations 3-17 

A Multi-Modal Transportation System 3-18 
Thoroughfare System Recommendations 3-19 
Relationship Between Thoroughfares & Neighborhoods 3-20 

TABLE 3-3: Thoroughfare Recommendation: Continuous  3-21 
Outside Loop 

TABLE 3-4: Thoroughfare Recommendation: North-South  3-21 
Connection 

Plate 3-2: PROPOSED THOROUGHFARE PLAN – OUTER AREAS 3-22 
TABLE 3-5: Thoroughfare Recommendation: Key Roadway 3-23  

Extensions 
Transportation Planning Policies 3-24 
Thoroughfare Implementation 3-25 

 
 
 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee    vv  



    TT aa bb ll ee   oo ff   CC oo nn tt ee nn tt ss   
 
 
 

HK-C:/Waco/CompPlan/WTOC.doc (12/28/00) 

SSeeccttiioonn  44::    HHOOUUSSIINNGG  SSTTRRAATTEEGGIIEESS 

 

Introduction 4-1 
 
Housing and Neighborhood Areas 4-1 
 
Recommended Housing Strategies 4-2 

Neighborhood Preservation 4-2 
Housing Rehabilitation & Maintenance 4-3 
Property Clearance and Redevelopment 4-3 
Development Guidance 4-4 
Housing Strategies for Waco 4-4 
Need for Public Awareness 4-4 
Residential Preservation and Design Districts: A Strategy 4-5  

for the Inner City 
Plate 4-1: RESIDENTIAL STRATEGIES 4-6 

Housing Types and Intensities 4-9 
Affordable Housing 4-9 
 

Housing Policies 4-10 
 
Available Housing Programs 4-11 

Community Development Block Grant Program (CDBG) 4-12 
HOME Investment Partnership Program (HOME) 4-12 
Community Housing Development Organizations (CHDOs) 4-12 
Emergency Shelter Grant Program (ESG) 4-12 
Habitat for Humanity 4-13 
Community Development Corporation   4-13 
Additional Information 4-13 
 
 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee    vvii  



    TT aa bb ll ee   oo ff   CC oo nn tt ee nn tt ss   
 
 
 

HK-C:/Waco/CompPlan/WTOC.doc (12/28/00) 

SSeeccttiioonn  55::    PPUUBBLLIICC  FFAACCIILLIITTYY  MMAASSTTEERR  PPLLAANN  SSUUMMMMAARRYY 

 

History 5-1 
 
Executive Summary & Facility Plan Assumptions 5-1 
 
Building Standards 5-1 

Plate 5-1: EXISTING PUBLIC FACILITIES 5-2 
 
Facility Plan Recommendations 5-3 

TABLE 5-1: Capital Improvement Program Project 5-4  
Recommendations  

PLATE 5-2: SELECTED MAJOR CIP PROJECT LOCATIONS 5-6 
 
Conclusion 5-7 
 

  

SSeeccttiioonn  66::    IINNFFRRAASSTTRRUUCCTTUURREE  

  
Water Supply 6-1 

Raw Water Supply 6-1 
TABLE 6-1: Projected Water Usage – City of Waco &  6-2 

McLennan County 
FIGURE 6-1: Brazos “G” Regional Planning Group 6-2 
CHART 6-1: Water Use Average Day – Current Per Capita Usage 6-3 
CHART 6-2: Water Use Average Day – Brazos “G” Projection  6-3 

With Conservation 
CHART 6-3: Population Projections – Brazos Region “G” 6-3 

Raw Water Quality 6-4 
CHART 6-4: Number of Cows in Erath and Hamilton Counties 6-5 
CHART 6-5: Nutrient Loading Sources at Site BO070 6-7 
Plate 6-1: LAKE WACO WATERSHED QUALITY ISSUES 6-8 
TABLE 6-2: OSSF Report 6-10 

Summary of Water-Related Issues in Waco 6-11 
  

Water Treatment & Distribution 6-12 
Water Treatment 6-12 
Water Distribution & Storage 6-13 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee    vviiii  



    TT aa bb ll ee   oo ff   CC oo nn tt ee nn tt ss   
 
 
 

HK-C:/Waco/CompPlan/WTOC.doc (12/28/00) 

Plate 6-2: PRESSURE PLANES & WATER MAINS 6-14 
CHART 6-6: Waco Only - Water Treatment Plant Capacity 6-15  

Requirements – Peak Day At Current Per Capita Peak Rate 
CHART 6-7: McLennan County Area - Water Treatment Plant 6-15 

Capacity Requirements, Uniformly Phased in 2000-2050 
Plate 6-3: EXISTING WATER SYSTEM (SCHEMATIC) 6-16 
Plate 6-4: DISTRIBUTION RECOMMENDATIONS 6-18 
TABLE 6-3: Storage Capacities 6-19 

Distribution Recommendations 6-19 
References for the Water Supply Portion of This Section 6-20 

 
Wastewater Treatment 6-20 

Wastewater Collection 6-20 
Plate 6-5: BRA SEWER LINES 6-21 
Plate 6-6: EXISTING WASTEWATER SYSTEM (SCHEMATIC) 6-22 

Wastewater Collection Recommendations 6-25 
Plate 6-7: MAJOR WASTEWATER MAINS AND RECOMMENDATIONS 6-26 

References for the Wastewater Treatment Portion of This Section 6-27 
 
Stormwater 6-28 

Flood Control 6-28 
Stormwater Management/Erosion Control 6-28 

Plate 6-8: FLOODPLAINS 6-30 
Stormwater Recommendations 6-31 

 
Urban Expansion, Development Standards, and ETJ Issues 6-31 

General 6-31 
TABLE 6-4: Approximate Relative Development Cost 6-32 
Plate 6-9: SERVICE AREA MAP/CCN MAP 6-34 
Plate 6-10: AREAS RECEIVING ALL OR PART OF WATER SUPPLY 6-36 

FROM SURFACE WATER  

  
  

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee    vviiiiii  



    TT aa bb ll ee   oo ff   CC oo nn tt ee nn tt ss   
 
 
 

HK-C:/Waco/CompPlan/WTOC.doc (12/28/00) 

SSeeccttiioonn  77::    PPAARRKKSS,,  RREECCRREEAATTIIOONN  &&  OOPPEENN  SSPPAACCEE  MMAASSTTEERR  PPLLAANN  

SSUUMMMMAARRYY 
 

Introduction 7-1 
 
The First Phase 7-1 
 
The Second Phase 7-1 

 
Five-Year Action Plan Recommendations 7-3 

High Priorities 7-3 
Moderate Priorities 7-5 

Plate 7-1: PROPOSED FUTURE PARKS PLAN 7-4 
Low Priorities 7-5 

 
Other Recommendations 7-5 

Park Dedication 7-5 
The Existing Park Plan 7-5 
The Use of Retention/Detention Ponds 7-6 

 
Conclusion 7-7 
 

  

SSeeccttiioonn  88::    TTHHEE  FFUUTTUURREE  LLAANNDD  UUSSEE  PPLLAANN 

 

Introduction 8-1 
 
Land Use Compatibility 8-1 

Plate 8-1: FUTURE LAND USE PLAN – WITHIN THE CITY OF WACO 8-2 
 
Land Use Quantity 8-3 
 
Future Population Increase 8-3 

Plate 8-2: FUTURE LAND USE PLAN – OUTER AREAS 8-4 
 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee    iixx  



    TT aa bb ll ee   oo ff   CC oo nn tt ee nn tt ss   
 
 
 

HK-C:/Waco/CompPlan/WTOC.doc (12/28/00) 

Future Land Use Requirements 8-5 
TABLE 8-1: Projected Population Growth – City of Waco 8-5 

 

Future Land Use Plan Recommendations 8-6 
Recommended Future Land Uses 8-6 

TABLE 8-2: Land Use Projections – City of Waco 8-7 
TABLE 8-3: Ultimate Future Land Use – City of Waco 8-8 
TABLE 8-4: Ultimate Future Land Use – City of Waco’s ETJ 8-9 

Land Use in the ETJ Area 8-12 
 

Future Land Use Map Interpretation Policies 8-13 
 

Future Land Use Policies 8-14 
 

  

SSeeccttiioonn  99::    CCOOMMMMUUNNIITTYY  IIMMAAGGEE  GGUUIIDDEELLIINNEESS 

 

Note: There are numerous illustrations throughout this section that help to 
graphically describe the recommendations made therein. 
 

Introduction 9-1 
 

The “Livable” Community 9-1 
 

Urban Design Elements 9-2 
Opportunities for the Improvement of Existing Neighborhoods 9-2 
Site Design Criteria for New Residential Development 9-5 
New Urbanism & Traditional Neighborhood Design (TND) 9-11 
The Establishment of Linkages 9-14 

TABLE 9-1: Proposed Gateway Linkages 9-15 
TABLE 9-2: Proposed Neighborhood Linkages 9-18 
TABLE 9-3: Proposed Commercial & Industrial Linkages 9-19 
Plate 9-1: COMMUNITY IMAGE ELEMENTS 9-20 

The Use of Special Zoning Districts 9-26 
Recommended Design Guidelines for Non- Residential 9-29  

Development Throughout the City 
Plate 9-2: PROPOSED COLLEGE & UNIVERSITY DISTRICT AREAS 9-30 

Related Policies 9-38 
 

Conclusion 9-38 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee    xx  



    TT aa bb ll ee   oo ff   CC oo nn tt ee nn tt ss   
 
 
 

HK-C:/Waco/CompPlan/WTOC.doc (12/28/00) 

SSeeccttiioonn  1100::    AANNNNEEXXAATTIIOONN  &&  GGRROOWWTTHH  MMAANNAAGGEEMMEENNTT 

 

Introduction 10-1  
  
Purpose 10-1 
 
Annexation & Growth Management Strategies  10-1  

Goal 1 10-2 
Goal 2 10-3 
Goal 3 10-6 

 
Recommended Growth Areas 10-6 

Plate 10-1: RECOMMENDED GROWTH AREAS 10-7 
Plate 10-2: ANTICIPATED GROWTH AREAS (in relation to 10-8 

Infrastructure) 
Growth Areas in Relation to Infrastructure 10-9 

 
Conclusion 10-10 
 
 

SSeeccttiioonn  1111::    IIMMPPLLEEMMEENNTTAATTIIOONN  SSTTRRAATTEEGGIIEESS 

 

Introduction 11-1  
  
The Plan as a Guide for Daily Decision-Making 11-1 
  
Comprehensive Plan Amendments & Periodic Review  11-2  

 
Community Involvement 11-3 
 
Implementation Strategies 11-3 

Capital Improvements Programming 11-4 
Administrative Processes 11-4 

 
Recommendations for Implementation 11-4 

Recommendations 11-5 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee    xxii  



    TT aa bb ll ee   oo ff   CC oo nn tt ee nn tt ss   
 
 
 

HK-C:/Waco/CompPlan/WTOC.doc (12/28/00) 

LLIISSTT  OOFF  PPLLAATTEESS  
 

 

SSeeccttiioonn  11::  OOvveerrvviieeww  aanndd  BBaasseelliinnee  AAnnaallyyssiiss  
 
Plate 1-1: Waco and the Surrounding Region 1-7 
Plate 1-2: Environmental Areas 1-8 
Plate 1-3: Existing Housing Conditions 1-36 
Plate 1-4: Existing Land Use 1-48 
Plate 1-5: Waco Zoning Map (reserved for inclusion later) 1-55 
Plate 1-6: Urban Design Elements 1-61 
 

SSeeccttiioonn  22::  GGooaallss  &&  OObbjjeeccttiivveess  ––  NNoo  PPllaatteess  WWiitthhiinn  tthhiiss  SSeeccttiioonn  
  
SSeeccttiioonn  33::  TThhee  TThhoorroouugghhffaarree  PPllaann  

 
Plate 3-1: Proposed Thoroughfare Plan – Inner Area of Waco 3-16 
Plate 3-1: The Thoroughfare Plan – Outer Areas 3-22 
 

SSeeccttiioonn  44::  HHoouussiinngg  SSttrraatteeggiieess  
 
Plate 4-1: Residential Strategies 4-6 
 

SSeeccttiioonn  55::  PPuubblliicc  FFaacciilliittyy  MMaasstteerr  PPllaann  SSuummmmaarryy  
 
Plate 5-1: Existing Public Facilities 5-2 
Plate 5-2: Selected Major CIP Project Locations 5-6 
 

SSeeccttiioonn  66::  IInnffrraassttrruuccttuurree

  

  
 

Plate 6-1: Lake Waco Watershed Quality Issues 6-8 
Plate 6-2: Pressure Planes & Water Mains 6-14 
Plate 6-3: Existing Water System (Profile Schematic) 6-16 
Plate 6-4: Distribution Recommendations 6-17 
Plate 6-5: BRA Sewerlines 6-21 
Plate 6-6: Existing Wastewater System Schematic 6-23 
Plate 6-7: Major Wastewater Mains and Recommendations 6-27 
Plate 6-8: Floodplain 6-29 
Plate 6-9: Service Area Map/CCN Map 6-34 
Plate 6-10: Areas Receiving All or Part of Water Supply 6-36 

From Surface Water 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee    xxiiii  



    TT aa bb ll ee   oo ff   CC oo nn tt ee nn tt ss   
 
 
 

HK-C:/Waco/CompPlan/WTOC.doc (12/28/00) 

SSeeccttiioonn  77::  PPaarrkkss,,  RReeccrreeaattiioonn  aanndd  OOppeenn  SSppaaccee  MMaasstteerr  PPllaann  SSuummmmaarryy  
 
Plate 7-1: Proposed Future Parks Plan  7-4  

  

SSeeccttiioonn  88::  FFuuttuurree  LLaanndd  UUssee  PPllaann  
 

Plate 8-1: Future Land Use Plan – Within the City of Waco 8-2 
Plate 8-2: Future Land Use Plan – Outer Areas 8-4 

 

SSeeccttiioonn  99::  CCoommmmuunniittyy  IImmaaggee  GGuuiiddeelliinneess 
 
Plate 9-1: Community Image Elements 9-20 
Plate 9-2: Proposed College & University District Areas 9-29 

 

SSeeccttiioonn  1100::  AAnnnneexxaattiioonn  &&  GGrroowwtthh  MMaannaaggeemmeenntt 
 

Plate 10-1: Recommended Growth Areas 10-8 
Plate 10-2: Anticipated Growth Areas 10-9 
 

 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee    xxiiiiii  



  

D u nn k ii n ,  S ee ff kk o   &  A s s o cc ii aa tt ee ss ,  I n cc .  

  SSeeccttiioonn  11  

BBAASSEELLIINNEE  AANNAALLYYSSIISS  

 

  
 

D u k n ,  S o &  A s s o ,  I n .  

  CC ii tt yy   oo ff   WW aa cc oo   
  

                      
  

  CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   



    BB aa ss ee ll ii nn ee   AA nn aa ll yy ss ii ss   
 
 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee      11--11  

HK-C:/Waco/CompPlan/Baseline/WBaseCP1.doc (12/14/00) 
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TThhee  11998833  CCoommpprreehheennssiivvee  PPllaann    
  

The Comprehensive Plan that Waco 
adopted in 1983 was the third major 
Plan adopted by the City.  The first 
Plan, adopted in 1958, dealt primarily 
with infrastructure and the develop-
ment process to be followed within the 
city. The second Comprehensive Plan, 
written in 1967-1968, discussed the 
“image” of the city, and established 
specific ways in which to improve the 
older areas of Waco.  The 1983 
Comprehensive Plan describes the 
following as some of the significant 
improvements that were initiated and 
undertaken as a result of the 1967-
1968 Comprehensive Plan: 
 

♦ Establishing Lake Brazos and 
the adjacent park corridor; 

♦ Rehabilitating older neighbor-
hoods; 

♦ Expanding Baylor University; 
and  

♦ Constructing the Waco Con-
vention Center. 

 
The “Goals for Waco” project was 
established in 1975 for the purpose of 
exploring citizen input regarding the 
desired direction of the City.  Two 
main ideals for Waco to follow were 
agreed upon during this process: 1) 
concentration on a new “image” of the 
city, and 2) continued emphasis on 
quality in existing, previously 
developed areas, as well as in areas 
experiencing growth.  The 1983 
Comprehensive Plan was then 
initiated as an implementation 
measure, to further the ideals for the 

City that were established during the 
“Goals for Waco” project. 
 
The elements discussed within the 
1983 Comprehensive Plan are similar 
to those discussed within this 
Comprehensive Plan, including trans-
portation, parks and open spaces, 
public facilities, housing and future 
land use.  Following is a discussion of 
the issues related to the elements of 
the 1983 Comprehensive Plan, and 
some of the relevant recommendations 
made in response. 
 
 

TTRRAANNSSPPOORRTTAATTIIOONN  
 
Major issues related to the 
Transportation Plan within the 1983 
Comprehensive Plan included: 
 

1. Improving arterial streets in 
the areas around Valley-Mills, 
Lake Air Drive, and Sanger 
Avenue, and within the Texas 
Central industrial district area; 

2. Proposing new street construc-
tion in the southwestern area 
of the city; 

3. Retaining major rail lines; 
4. Retaining and financing transit 

service, and, 
5. Improving pedestrian access. 

 
The major emphasis within the 
Transportation Plan was on improving 
existing streets within Waco. 
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PPUUBBLLIICC  WWOORRKKSS  ((IINNFFRRAASSTTRRUUCCTTUURREE))  
 
The three major utility systems, water, 
wastewater (i.e. sewer), and storm 
drainage, were all recognized as 
needing major improvements, both 
within the city of Waco and in 
potential growth areas.  Recommend-
ed water improvements included the 
following: 
 

1. Investigating alternatives for 
expanding the water supply; 

2. Expanding the Mount Carmel 
Water Treatment Plant and 
renovating the Riverside Plant; 

3. Improving the distribution 
system to correct areas 
experiencing low-pressure; 
and, 

4. Providing adequate service to 
growth areas. 

 
Recommended wastewater improve-
ments included the following: 
 

1. Constructing the Brazos 
River Authority (BRA) 
regional wastewater treat-
ment plant; 

2. Phasing out/removing the 
treatment plant located along 
University Parks Drive; 

3. Constructing a new trunkline 
along Cottonwood Creek to 
relieve overloading and to 
provide services to the 
southwestern area; and, 

4. Making improvements nec-
essary to correct problems 
within existing service areas. 

  

More general recommendations were 
made regarding storm drainage. A 
new approach utilizing floodplain 
conservation and retention/detention 
techniques was recommended.  The 
concept of this recommendation was 
to reduce both public and private costs 
related to storm drainage.  
 
 

PPAARRKKSS  AANNDD  OOPPEENN  SSPPAACCEE  PPLLAANN  
 

The development of the area 
surrounding Lake Brazos as a major 
recreational area within the city was 
identified as a top priority, and 
therefore, it was recommended that 
the City concentrate its efforts in this 
area.  With the principal intent of 
improving the park system in 
existence at the time of the Plan, the 
following recommendations were also 
made: 
 

1. Improve Cameron Park; 
2. Construct a new athletic 

complex; and, 
3. Provide community recreation 

centers, senior citizens pro-
grams, and swimming facil-
ities through joint ventures 
with quasi-governmental enti-
ties, such as schools and 
churches. 

 
 

PPUUBBLLIICC  FFAACCIILLIITTIIEESS  
 
Within the Plan, it is recognized that a 
“conservative approach” has been 
taken in terms of the construction of 
additional public buildings.  Only 
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three new facilities were recommend-
ed: 
 

1. A special events center; 
2. A City Hall annex; and 
3. An addition to the police 

facility. 
 
 

HHOOUUSSIINNGG 
 

A major issue at the time of the 1983 
Comprehensive Plan was the 
challenge of maintaining existing, 
aging housing in a manner acceptable 
to the quality image that the City was 
striving to preserve and perpetuate.  It 
was recognized that Waco had 
invested considerable funding and 
effort toward improving housing 
within the city, but the need to 
strengthen local housing programs 
remained.  Several recommendations 
were made with the intent of guiding 
the City toward a consistent, continual 
process of maintaining the existing 
housing stock, including the expansion 
of the City’s code enforcement 
program to ensure the following: 
 

1. Code enforcement measures at 
the time a housing unit is sold; 

2. Annual or biannual inspection 
of rental units; and 

3. A loan program to help with 
code compliance. 

 
Recommendations were also made 
regarding the need for incentive 
programs structured to encourage 
infill housing and mortgage lending, 
with the latter designed to promote 
home ownership. 

LLAANNDD  UUSSEE  PPLLAANN  
 

Priorities for growth were established 
within this section of the 1983 
Comprehensive Plan for the following 
areas: 
 

1. Infill in existing neighbor-
hoods; 

2. Development in the area 
around Loop 340; 

3. Development in the Southwest 
Corridor beyond Loop 340; 

4. Development in the Steinbeck 
Bend area; 

5. Development in the South-
west/Harris Creek area; 

6.  Development in the South-
west/Bull Hide Creek area; 

7. Development in the China 
Spring area; and 

8. Development in the Speegle-
ville area. 

 
It was recognized that growth within 
the first four areas (referenced above) 
would be easily accommodated, 
whereas growth within the other areas 
would require expansion of the City 
services in existence at the time.  It 
was recommended that Waco under-
take cost-benefit analysis prior to any 
provision of service in these outer 
areas.   
 
It is stated within the Land Use Plan 
that three basic principles were 
followed in the formulation of the 
Plan and the recommendations made 
therein.  Those principles, especially 
applicable to the first four growth 
areas discussed above, are as follows: 
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1. Waco should emphasis and 
encourage the strengthening of 
existing neighborhoods 
through infill housing efforts, 
code enforcement, etc.; 

2.  Importance should be placed 
on the development of high 
quality residential neighbor-
hoods in the outer, undevelop-
ed areas.  High quality 
commercial and industrial 
development should be estab-
lished along highly visible 
corridors, specifically along 
Interstate Highway 35 and 
Loop 340.  Continuing devel-
opment of the Lake Brazos 
Corridor should also be of 
primary importance to the 
City. 

3. Implementation strategies for 
the improvement of existing 
neighborhoods, through the 
use of the Land Use Plan, 
include: 
♦ Securing land use plan 

proposals for each neigh-
borhood; 

♦ Improving existing comer-
cial areas experiencing 
deterioration; 

♦ Improving existing public 
facilities, specifically 
roadways. 

 
 

QQUUAALLIITTYY  OOFF  UURRBBAANN  EENNVVIIRROONNMMEENNTT  
 
This portion of the 1983 Compre-
hensive Plan explored ways in which 
Waco could improve the visual quality 
of local areas.  Specific recommend-
ations made include: 

1. Upgrading the visual quality 
of entranceways into the city 
and along major thorough-
fares; 

2. Implementing a tree-planting 
program; 

3. Ensuring high quality residen-
tial and non-residential 
development through ordin-
ances and plan review 
processes; 

4. Expanding and making more 
visible the positive influences 
of community features, such 
as Lake Brazos, Baylor 
University, and McLennan 
County Community College. 

 
 

EENNEERRGGYY  SSTTRRAATTEEGGYY 
 
During the late 1970’s and early 
1980’s, people throughout the country 
as well as in the city of Waco 
experienced large increases in energy 
costs in a short period of time; this is 
often referred to as the “Energy 
Crisis”.  This challenging time caused 
many cities to explore ways in which 
energy resources could be more 
efficiently used.  Within this section of 
the 1983 Comprehensive Plan, the 
following strategies were recommend-
ed to increase awareness and endorse 
energy conservation on a city-wide 
basis: 
 

1. Initiate educational programs 
for the purpose of improving 
energy efficiency in new 
construction; 
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2. Initiate educational programs 
for the purpose of improving 
energy efficiency in existing 
structures; 

3. Continue energy improve-
ments in City facilities; and, 

4. Provide guidelines through 
City regulations to encourage 
energy-efficient construction. 

 
 

IIMMPPLLEEMMEENNTTAATTIIOONN  

  
The recommendations made within 
the 1983 Comprehensive Plan would 
have had no real effect on the future of 
Waco, and would not have been able 
to guide the City to where it is today 
without strategies specifically 
designed to implement the recom-
mendations made therein.  Following 
are the key implementation strategies 
outlined within the Plan: 
 

1. Alter the City Zoning 
Ordinance and related Zoning 
Map to reflect Comprehensive 
Plan recommendations; 

2. Alter the City Subdivision 
Ordinance to reflect Compre-
hensive Plan recommend-
ations, specifically those 
regarding design standards and 
administrative processes relat-
ed to development. 

3. Continue to utilize the Capital 
Improvements Program to 
prioritize the implementation 
of Comprehensive Plan 
recommendations; 

4. Alter the Capital Improvement 
Programming process by 
requiring it to be updated on 

an annual basis, thereby 
ensuring the continual 
improvement/replacement of 
City facilities. 

 
 

AA  CCOONNTTEEXXTT  FFOORR  PPLLAANNNNIINNGG 
 

The Baseline Analysis is an 
assessment of the current physical and 
socio-economic characteristics of a 
community. A continuation of 
previous City of Waco planning 
efforts, specifically the Compre-
hensive Plans of 1958, 1967 and 1983, 
the Baseline Analysis provides general 
insight into the city’s urban pattern 
and the opportunities and constraints 
facing the community as it seeks to 
shape its future form. It is the context 
for planning. An analysis of the 
following is presented in this 
Comprehensive Plan: 
 

♦ Relationship of the City to 
the Region, 

♦ Physical Factors Influencing 
Development, 

♦ Demographic Profile,  
♦ Existing Housing 

Characteristics,  
♦ Economy and the Workplace, 
♦ Existing Land Use, 
♦ Utilities and Infrastructure,  
♦ Parks and Open Space, and 
♦ Community/Urban Design. 

 
Each section contains information 
pertaining to the subject matter as well 
as graphic support, as appropriate.  
Also included within the Baseline 
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Analysis report is the identification of 
other issues that should also be 
addressed in the formulation of the 
Comprehensive Plan.  The Baseline 
Analysis provides documentation of 
basic information about the 
community, which then forms the 
foundation of the comprehensive 
planning process in Waco.  It presents 
an overview of the city's physical, 
social and economic characteristics as 
well as general insight into the 
community’s urban pattern.  The 
primary objective of the Baseline 
Analysis is to document current 
conditions in the city of Waco, and to 
identify various opportunities and 
constraints the community must 
consider in addressing and shaping its 
future form and character.  The 
secondary objective of the Baseline 
Analysis is to ensure that the 
information being used in the planning 
process accurately portrays the 
community and its needs. 
 

 

RREELLAATTIIOONNSSHHIIPP  OOFF  
TTHHEE  CCIITTYY  TTOO  TTHHEE  RREEGGIIOONN 

 

The city of Waco is located in the 
central region of Texas, approximately 
100 miles south of Dallas and 
approximately 100 miles north of 
Austin.  The city is traversed by 
Interstate Highway 35, which crosses 
the state in a north-to-south direction, 
passing through Dallas, Austin and 
San Antonio to its southernmost point 
at the U.S./ Mexico border in Laredo.  
 
 
 

SSuurrrroouunnddiinngg  CCoommmmuunniittiieess  
 

County seat of McLennan County, 
Waco is the most populated city in the 
region.  It is surrounded in a clock-
wise direction by the city of Hillsboro 
to the north, Groesbeck to the east, 
Marlin to the southeast, Temple 
directly to the south, Killeen to the 
southwest, and Gatesville directly to 
the west.   
 
Suburban areas surrounding Waco 
include the cities of Lacy Lakeview 
and Bellmead to the north, Robinson 
to the southeast, Hewitt and Lorena to 
the south; and the cities of Woodway 
and McGregor to the southwest.  The 
city of Beverly Hills, which lies south 
of Waco’s downtown area, is 
surrounded by the city of Waco (refer 
to Plate 1-1).  
 
 

AArreeaa  LLaakkeess  aanndd  RRiivveerrss  
 

Two significant bodies of water are 
located within the city of Waco:  Lake 
Waco and the Brazos River. 
 
Located in the midwestern area of the 
city, Lake Waco serves the city’s and 
surrounding communities’ water 
needs. The lake covers 7,279 acres, 
and has a storage capacity of more 
than 33 billion gallons of water.  In 
addition to its water storage and flood 
control functions, Lake Waco, with its 
60 miles of shoreline and l2 square 
miles of water surface, invites many 
types of leisure activities such as 
camping, hiking, biking, swimming, 
fishing, and boating. 
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The other significant water body in 
Waco is the Brazos River.  The Brazos 
River originates in the Texas 
Panhandle, traverses through the heart 
of Waco’s Central Business District, 
and continues in a southeasterly 
direction through Waco to the Gulf of 
Mexico, near Freeport, Texas.  
Approximately 2,060 kilometers 
(1,280 miles) in length, the Brazos’ 
extensive reach supplies 6.75 billion 
gallons of water a year to cities, farms 
and ranches, industry, and mining 
operations. 
 

Control and efficient utilization of this 
resource has been affected through the 
construction of a series of dams along 
the river’s course.  Two of them, the 
Possum Kingdom Dam, northwest of 

Waco, and the 
Whitney Dam, 
approximately 35 
miles northwest of 
Waco, have reservoirs 
of substantial size and 
import to the region.  
 
The City of Waco’s 
construction of a low-
water dam on the 
Brazos River created, 
within the city’s 
corporate limits, a 
town lake along the 
Bosque and Brazos 
Rivers.  Beginning at 
the city limits to the 
north, the Brazos 
winds in a south-
westerly direction.  
Joined by the lower 
Bosque, it flows 
through the Brazos 
River Corridor’s Park-
Residential, Urban, 

and University-Cultural Districts to 
the low water dam in the southeastern 
part of the city.  Like Lake Waco, the 
Brazos is utilized throughout the year 
for recreational activities such as 
boating, swimming, picnicking, hiking 
and sailing.  Both water resources are 
treasured assets to the city. 

 

 

AArreeaa  CCoolllleeggeess  
 
Three educational institutions in the 
Waco/McLennan County area offer 
citizens of the city and surrounding 
communities ample opportunities to 
pursue higher education. 
  

PPllaattee  11--11::  
WWAACCOO  AANNDD  TTHHEE  SSUURRRROOUUNNDDIINNGG  RREEGGIIOONN 
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Baylor University is an accredited 
private institution that offers 
numerous degree programs at under-
graduate and graduate levels.  Located 
on 432 acres along and adjacent to the 
Brazos River in the south-central area 
of the city, Baylor has an average 
enrollment of more than 13,000 
students, most of whom reside in the 
city of Waco. 
 
In the northwest part of the city, near 
the confluence of the Bosque and 
Brazos Rivers, is the 200-acre campus 
of McLennan Community College 
(MCC).  Approximately 10,000 
students a year attend this accredited 
institution that offers various associate 
degree programs in the arts and 
sciences, as well as specialized 
workforce development training such 
as construction trades. 
 
Texas State Technical College 
(TSTC/Waco) is the largest resident-
ial technical college in the nation.  
TSTC has built a reputation as a 
technical education leader specializ-
ing in emerging technologies.  With a 
student-to-faculty ratio of 16:1 and 
hands-on, individualized instruction, 
TSTC serves approximately 4,000 
students a year. 
 

 

 

 

 

 

 

 

 

PPHHYYSSIICCAALL  FFAACCTTOORRSS  
IINNFFLLUUEENNCCIINNGG  DDEEVVEELLOOPPMMEENNTT  
 

NNaattuurraall  FFeeaattuurreess  
 

The community’s environmental 
setting – its geology, topography, 
soils, vegetation, and wildlife – 
influences a wide spectrum of human 
activity and development patterns.  
Similarly, human activity, land use, 
and development trends may impact 
the natural environment, negatively or 
positively.  Knowledge of the current 
state of the natural environment and 
assessment of the potential long-term 
effects of land use supplements the 
comprehensive planning process and 
supports short-term decision-making. 

 
 

EEnnvviirroonnmmeennttaall  AAnnaallyyssiiss    
 

The gently rolling uplands of the 
Texas Blackland Prairie located 
between the Brazos and Bosque 
Rivers is one of the primary areas of 
urban development in the city of 
Waco, according to the Environmental 
Atlas for McLennan County1-1. Lake 
Waco, the Bosque Escarpment, and 
the Brazos River have been identified 
as significant environmental features 
that affect land use and development 
patterns.  Other environmental fea-
tures that influence development are 
geological formations, underlying 
geology, soil types, floodplains, 
aquifers, climate, vegetation, and 
endangered animal and/or plant 

                                                      
1-1 Information in this section from the “Environmental Atlas 

for McLennan County”, published by the University of 
Baylor, Department of Geology in Spring, 1992. 
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species  (refer to Plate 1-2).  Based 
upon geographic characteristics, five 
distinct areas within Waco have been 
identified as follows. 
 

 

AARREEAA  11::  TTHHEE  BBRRAAZZOOSS  FFLLOOOODDPPLLAAIINN      
 

The Brazos floodplain extends along 
the Brazos River from the northwest 
to the southeast portion of the city.  
The topography in this area is 
generally flat due to the leveling effect 
of flooding waters and past deposits of 
alluvial sediments.  Vegetation 
consists of open prairies, cultivated 
fields and a variety of trees including 
cottonwood, willow, pecan, elm, live 
oak, bur oak, sycamore and hackberry. 
 Deep alluvial soils and an abundance 
of water support large deciduous trees 
and an abundance of grassland that 
sweeps to the terrace scarps. 
Soils associated with this area are of 
the Weswood-Yahola-Ships series.  
Brown to reddish brown in color, 
these soils are composed of a silty 
surface underlain by calcareous clay 
or fine sandy loam.  The geological 
content is Brazos Alluvium, recent 
sediment that consists of loose 
siliceous gravel, buff to red in color, 
or of compacted, sandy silts or clays. 
 
The mostly sandy soils and gravel in 
the bedrock indicate good infiltration 
characteristics and adequate drainage 
potential.  However, in those areas 
where the soil composition is mostly 
silt or clay, there is a tendency toward 
pooling and/or frequent flooding.  
Overall, the soils and the bedrock in 
this area manifest high shrink-swell 
potential, low-bearing capacity, and 
very low-slope stability.  Although the 

bedrock has high erosion potential, the 
soils are less susceptible to erosion 
because of the relatively flat – 
between 350 and 450 feet above sea 
level – thickly vegetated topography.  
 
Because of the high risk of flooding, 
development in this area should be 
closely monitored.  Area 1 is 
especially suitable for open 
space/greenbelt preservation, and less 
intensive, more passive land uses, 
such as parks, golf courses, hike and 
bike trails.   
 
 

AARREEAA  22::    
BBAASSTTSSIILL--GGHHOOLLSSOONN  SSOOIILLSS  
 

Broad bands of land on both sides of 
the Brazos River comprise Area 2.  
Adjacent to Area 1, the topography 
includes both flat land and gently 
rolling hills, with vegetation generally 
consisting of post oaks in savannahs 
or thickets, and occasional grasslands. 
 
The droughty, sandy Bastsil-Gholson 
soil consists of a brownish, fine, sandy 
loam surface underlain by reddish 
sandy or yellowish clay.  Geological 
content includes reddish brown silts, 
sands, and gravels, the latter of which 
are occasionally cemented.  Some 
dark brown clays may also be found in 
this area. 
 
High permeability of the soil and 
bedrock and the presence of adjacent 
slopes indicate fairly good drainage 
conditions.  Both the soils and the 
bedrock suggest low shrink-swell 
potential, with low-to-moderate 
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bearing capacity and slope stability.  
Erosion potential is moderate due to 
high infiltration (permeability) and 
gentle slope characteristics (approx-
imately 450 to 550 feet above sea 
level). 
 
In general, the natural features within 
this area evidence suitability for urban 
development.  Construction projects 
should be evaluated on a case-by-case 
basis, however, especially in areas 
where development has been limited. 
 
 

AARREEAA  33::  LLEEWWIISSVVIILLLLEE--BBRRAANNYYOONN--
BBUURRLLEESSOONN  SSOOIILLSS  
 

Broad swaths of land to the north and 
west of Lake Waco are designated as 
Area 3.  Patches of this geological 
type can also be found in the central 
part of the city adjacent to Area 2 
(refer to Plate 1-2).  The topography 
is generally flat, with gentle slopes of 
between 450 to 550 feet above sea 
level that decrease as the floodplain is 
approached.  Vegetation consists of 
open land covered by brush and 
grasses and a predominance of oak 
trees.  Other trees, widely scattered, 
include hackberry, mesquite, live oak, 
ash, pecan and cottonwood. 
 
The dark brown, crumbly soil and 
dark gray clay associated with this 
area are of the Lewisville-Branyon-
Burleson series.  Geological content is 
a mix of white-to-tan limestone 
gravels and reddish brown clay, 
underlain with bedrock of calcareous 
limestone terraces. 
 

While the soils – predominately, 
swelling clays with slow infiltration 
capacity – and relatively flat 
topography would indicate poor 
drainage characteristics and high 
shrink-swell potential, the limestone 
gravel bedrock denotes high 
permeability, good drainage, and low 
shrink-swell potential.  It also suggests 
a moderate bearing capacity and slope 
stability. The high infiltration 
characteristics of the bedrock and the 
flat topography limit the potential for 
erosion, making the area generally 
suitable for urban development.  
Based upon individual site conditions 
and the type of construction planned, 
particular parcels may require special 
design and construction techniques. In 
some cases the physical characteristics 
of particular parcels may restrict 
development. 
 

 

AARREEAA  44::      
AAUUSSTTIINN  CCHHAALLKK    
 

Covering a large portion of the city, 
this area’s topography ranges from 
relatively flat to gently rolling land 
(from approximately 500 to 600 feet 
above sea level).  Vegetation consists 
of farmland and open land of mostly 
grass or tall prairie grasses, throughout 
which are scattered elm, mesquite and 
hackberry trees. 
 
Soils associated with this area are of 
the Austin-Fairlie-Houston Black 
Series.  Dark to grayish brown and 
calcareous, these soils are underlain 
by brown, silty clay over chalk or 
clay.  The geological content is mainly 
Austin Chalk, which appears in 
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alternating beds of chalk and marl.  
Weathered surfaces may appear buff 
to white in color, while freshly 
exposed surfaces are more of a bluish-
gray color.  
 
The physical features of this area 
make it suitable for construction and 
more intensive urban development.  
While the clay soils indicate high 
shrink-swell potential, the crumbly 
Austin soils, underlain by limestone 
and chalk bedrock, indicate lower 
shrink-swell and moderate drainage 
potential, and a higher bearing 
capacity.  The potential for erosion is 
low to moderate on account of the 
gentle topography and characteristics 
of the soil types.  

 
 

AARREEAA  55::    TTHHEE  BBOOSSQQUUEE  EESSCCAARRPPMMEENNTT  
 

Situated east of Lake Waco, this area 
includes the Bosque Escarpment.  
Spanning a northeast to southwest 
direction, the escarpment’s topo-
graphy is characterized by moderate-
to-steep slopes of 450 to 600 feet 
above sea level.  Steepest at the 
northeast end, the slopes soften and 
decrease toward the southwestern 
reach of the formation.  Vegetation 
along the scarp consists mainly of 
cedar brush, mesquite and grassland. 
 
Soils in the area are of two series:  
Stephen-Eddy and Houston Black-
Heiden-Ferris.  The Stephen-Eddy 
soils are mostly shallow, and consist 
of a brownish-gray silty clay over a 
layer of platy or gravelly chalk 
fragments.  The soils of the Houston 
Black-Heiden-Ferris series consist of a 

dark gray to dark grayish brown 
calcareous clay over olive-grayish 
brown clay.  Geological content 
includes Austin Chalk, South Bosque 
Shale and Lake Waco Shale.  The 
Austin Chalk occurs as an exposed 
linear band at the top of the Bosque 
Escarpment.  The South Bosque Shale 
appears as a narrow band spanning the 
upper slopes of the west facing.  The 
Lake Waco Shale is a thin sloping 
outcrop found between the limestone-
capped hills that run northeast to 
southwest along the Escarpment. 
 
Low-to-moderate shrink-swell potent-
ial and moderate infiltration potential 
are found in the Stephen-Eddy soils 
and the Austin Chalk.  High-to-very-
high shrink-swell and very slow 
infiltration potential are exhibited by 
Houston Black-Heiden-Ferris, South 
Bosque Shale, and Lake Waco Shale. 
 
The area’s sloping topography allows 
for good drainage capacity but a high 
propensity for erosion due to the 
shallowness of the soils and the slope 
of the bedrock.  However, the Austin 
Chalk found along the upper parts of 
the escarpment demonstrates high 
bearing capacity and resistance to 
erosion. 
 
With outstanding views and generally 
adequate bedrock that can support 
construction, this area is highly 
desirable for urban development.  
However, the presence of steep slopes, 
faults and fractures along the 
shale/chalk lines make application of 
special design considerations essen-
tial.  Because of the area’s unique 
geological features and beauty, “view 
conservation” for public use and 
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enjoyment would suggest restriction 
of certain types of development.  
Fragile and pristine, this area is part of 
the Brazos River Corridor Overlay 
Zone.   
 

 

FFllooooddppllaaiinn  AAnnaallyyssiiss  
 
Floodplain areas within the city of 
Waco are associated with the Lake 
Waco reservoir, the Brazos River and 
the Bosque River.  The Brazos River 
contains approximately 19,000 square 
miles of drainage basin above Waco 
(specifically north and west of Waco); 
the Bosque River, a major tributary of 
the Brazos River, contains almost 
1,000 square miles of drainage basin 
above Waco. 
 
Private development around Lake 
Waco, the Bosque River, and the 
upper reaches of the Brazos River has 
not been extensive.  One reason is that 
many of the areas have been reserved 
for public use.  However, land 
adjacent to portions of the Brazos 
River within the city has been and 
continues to be developed for 
commercial, residential and Industrial 
uses.  Such intensive development in 
and around the floodplain has 
immediate negative consequences, 
such as an increased stormwater 
runoff and decreased pervious surface 
area.  Moreover, continued intensive 
development increases the potential of 
flood occurrences both downstream 
and crossriver from the developed 
areas.  Policy should be designed to 
deal with the potential problems 
associated with increased development 
along the river. 

AAqquuiiffeerrss  
 
About 80 percent of the land mass in 
the state is underlain with aquifers 
from which approximately 56 percent 
of the state’s current water usage is 
derived.  Specifically, nine major and 
twenty minor aquifers provide water 
to the state.  The Trinity Group aquifer 
supplies municipal and domestic water 
to the Waco/McLennan County area.   
Formations comprising this aquifer are 
of the basal Cretaceous-age “Trinity 
Group” and include the Twin 
Mountains, Glen Rose and Paluxy 
formations.  Extensive development of 
land in the Trinity Aquifer’s recharge 
zone has resulted in declining water 
levels. 
 
 

HHyyddrroollooggiiccaall  FFeeaattuurreess  
 
Lake Waco is the principal reservoir 
and primary source of municipal water 
for the city of Waco and nearby 
communities.  Located along the 
western boundary of the city, Lake 
Waco collects water from the Bosque 
River, a tributary of the Brazos River. 
 The reservoir was enlarged in 1965 
for the purposes of water conservation 
and flood control.  Currently, the lake 
consists of a conservation service area 
of approximately 7,270 acres, and a 
conservation storage capacity of 
approximately 151,900 acre-feet.  The 
construction of an additional five feet 
to the dam will address both future 
water supply and flood control needs.  
Due to the fact that Lake Waco 
provides the city and the surrounding 
area with water, protecting the water 
quality within the lake is a major 
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concern; this is further discussed in 
the Infrastructure Plan Section of the 
Comprehensive Plan. 
 
A scenic area, Lake Waco is a site of 
multiple recreational activities, 
including hiking, biking, water 
activities and picnicking.  In tandem 
with the City’s plans for a network of 
interconnecting parks, recent 
construction by the Corps of 
Engineers of a hike-and-bike trail on 
the dam will not only enhance the 
value of existing developments in the 
Lake Waco area, but will encourage 
quality development throughout the 
city. 
 
The Brazos River is the third largest in 
the state of Texas.  It is also the 
longest river lying between the Rio 
Grande and Red Rivers.  Arising at the 
confluence of the Double Mountain 
and Salt Fork in Stonewall County, the 
Brazos River travels through Waco to 
its destination, the Gulf of Mexico 
near Freeport, Texas – a total distance 
of 932.2 miles.  The Brazos’ drainage 
area is approximately 42,800 square 
miles; its annual runoff along the 
lower channel exceeding five million 
acre-feet per year.  This body of water, 
which courses through the city in a 
northwest-southeast direction, is not 
only an aesthetic asset to the 
community, but it supplies one of the 
principal reservoirs, Lake Waco, 
through a tributary, the Bosque River. 
 The expansive floodplain of the 
Brazos traverses the center of the city, 
providing an excellent opportunity for 
the continued development of 
attractive green areas, public spaces, 
parks and linear trails.  Coordinated 
quality development is envisioned for 

the Brazos River Corridor through 
Overlay Zoning ordinances and 
guidelines for development. 

 
 

TThhee  BBoossqquuee  EEssccaarrppmmeenntt  
 
A linear geologic formation along the 
South Bosque River and Lake Waco, 
the Bosque Escarpment is the most 
striking environmental feature in the 
city.  The scarp consists of two major 
structural units:  Austin Chalk and 
South Bosque Shale.  As part of the 
Balcones Fault zone, the Bosque 
Escarpment’s steep slopes are the 
result of faults, evidenced by as much 
as 260 feet of vertical displacement.  
Spectacular views both from below 
and from atop the formation attract 
people to this area and encourage 
public and private investment.  
However, the challenging topography, 
geologic characteristics and pristine 
fragility of the area impose both 
aesthetic and economic constraints to 
development.   
 

 

CClliimmaattee  
 
The climate of an area may limit or 
advance various types of develop-
ment.  An industry that requires large 
open storage areas, for example, will 
not choose to locate in a community 
which experiences frequent or 
prolonged heavy rainfall; an industry 
which needs large quantities of water 
will not typically locate in an arid 
region.  In determining the type of 
development the City wants to attract, 
climate must be considered in the 
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identification and recruitment of 
prospective investors.   The following 
is a summary of climatic conditions 
and meteorological data for the 
Waco/McLennan County area 
excerpted from the Texas Almanac: 

♦ Mean maximum temperature in 
July: 97 degrees 

♦ Mean minimum temperature in 
January: 34 degrees 

♦ Highest recorded (record) 
temperature: 112 degrees 

♦ Lowest recorded (record) 
temperature: (-)5 degrees 

♦ Last average freeze date 
(Spring): March 16 

♦ First average freeze date (Fall): 
November 24 

♦ Average length of growing 
season: 253 days 

♦ Average annual precipitation: 
32.0 inches 

♦ Texas 109-year average annual 
precipitation (1888-1996):    
28.1 inches 

 

FFOORR  TTHHEE  WWAACCOO  AARREEAA::  
♦ Number of days maximum 

temperature is 90° and above: 
108.5 days/year 

♦ Number of days minimum 
temperature is 32° and below: 
35.2 days/year 

♦ Mean annual snowfall:           
1.5 inches 

♦ Relative humidity at 6:00 a.m. 
CST: 83% 

♦ Relative humidity at 12:00 noon 
CST: 57% 

♦ Mean annual wind speed:     
11.3 miles per hour 

♦ Percent possibility of sunshine: 
63% 

 
 

EEnnddaannggeerreedd  SSppeecciieess  
 

Endangered and threatened plant and 
animal species are identified as those 
at risk of extinction.  Protection 
includes natural habitat maintenance – 
keeping the habitat intact and free of 
man-made disturbances to the greatest 
extent possible – and informed and 
careful planning and decision making, 
especially in terms of sensitivity to 
potential negative effects from other 
activities/ developments. 
 
While the existence of endangered or 
threatened plant and/or animal species 
may constrain specific types of 
development in an area, it may also 
encourage overall better-coordinated, 
quality development. 
 
Endangered species in McLennan 
County are listed as follows: 
 

BBIIRRDDSS::  
♦ Bachman’s Sparrow 
♦ Bald Eagle 
♦ Henslow’s Sparrow 
♦ Interior Least Tern 
♦ Black Capped Vireo 
♦ Western Burrowing Owl 
♦ Golden Cheek Warbler 

FFIISSHHEESS::  
♦ Smalleye Shiner 
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MMAAMMMMAALLSS::  
♦ Note: No endangered or 

threatened species. 

RREEPPTTIILLEESS:: 
♦ Texas Horned Lizard 
♦ Timber/Canebrake Rattlesnake 

 

 

MMaann  --  MMaaddee  FFeeaattuurreess  
 

Major transportation routes, special-
area corridors, and extraterritorial 
jurisdiction are significant factors 
influencing urban development 
patterns. 

 

MMAAJJOORR  TTRRAANNSSPPOORRTTAATTIIOONN  RROOUUTTEESS  
 

County seat of McLennan County and 
the most populated city in the 
surrounding area, Waco enjoys an 
enviable geographic position of being 
situated in the heart of Texas, 
approximately 100 miles south of 
Dallas, 100 miles north of Austin, and 
at the apex of a triangle formed with 
the cities of Temple and Killeen.  
Waco’s location and the configuration 
of major transportation routes that 
serve the region make 
Waco/McLennan County an area 
primed for growth. 
 

How a community develops its 
infrastructure depends in great 
measure upon its boundaries, both 
natural and man-made.  Boundaries 
may both define a community and 
demarcate its development patterns.  
Some of the features that mark and 
identify the Waco area include Lake 

Waco to the west, the Brazos River in 
the center of the city, the railroads, 
and the Waco Regional Airport that is 
located in the northwestern area of the 
city.  Thoroughfares provide access 
not only to local traffic, but also to 
regional traffic from adjacent 
communities and from throughout the 
state.  Within Waco five thoroughfare 
corridors serve as major transportation 
routes:  

 

♦ Interstate Highway 35; 
♦ South Loop 340 (State Road 6); 
♦ State Highway 84 (Waco Drive); 
♦ State Highway 298 (Franklin 

Avenue); and    
♦ State Highway 396 (Valley Mills 

Drive). 
 
Interstate Highway 35 is the major 
conveyor of regional traffic through 
the city.  State Road 6 enters Waco at 
the southwest corner, becoming Loop 
340 in the southern part of the city.  
South Loop 340 (State Road 6) 
circumvents the city with access to the 
loop at the south part of the area to the 
north and on the eastern side of Waco. 
Providing north-south access, State 
Highway 84 (Waco Drive) traverses 
Waco.  Another north-south access 
route is State Highway 298, Franklin 
Avenue.  A branch of State Highway 
84, State Highway 298 parallels Waco 
Drive.  Entering Waco from the south 
via the suburb of Robinson is U.S. 
Highway 77.  The east-west traffic 
corridor providing movement through 
the center of the city is State Highway 
396, Valley Mills Drive. 
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While access through the city via 
north-south direction is sufficient, the 
number of thoroughfares in Waco that 
convey traffic east-west are limited.  

 
 

MMeettrrooppoolliittaann  TTrraannssppoorrttaattiioonn  PPllaann  
 
Waco, its suburbs, and the cities of 
McGregor and Lorena, constitute 
the Waco Metropolitan Area 
(WMA); planning efforts for the 
WMA are coordinated by the 
Waco Metropolitan Planning 
Organization (MPO). In a recently 
published report by the MPO, The 
Metropolitan Transportation 
Plan:  2000 Update, an 
assessment of the area’s current 
and projected transportation needs 
for the next 25 years, the MPO 
submits that with the trend toward 
decreasing automobile occupancy 
and increasing automobile 
availability, the WMA will 
experience steady increases in 
traffic through the year 2025.  
Without new construction, an 
estimated 80 percent of the roads 
in the area will be unable to 
provide acceptable levels of 
service.  A series of 72 projects, 
prioritized in order of importance, 
are presented.  The report adds 
that continued planning and 
coordination among municipal-
ities, the Texas Department of 
Transportation (TxDOT) and other 
state agencies is paramount if the 
area’s future transportation needs 
are to be met. (Refer to The 
Transportation Plan Section of the 
Comprehensive Plan). 

MMaassss  TTrraannssiitt  AAvvaaiillaabbiilliittyy  
 
The Waco Transit System, which 
currently consists of thirteen 35-
passenger coaches, six 12-
passenger vans, and three trolleys, 
has been owned by the City of 
Waco since the mid-l980’s.    As 
demand for mass transit is 
expected to increase, the City of 
Waco has plans in place to meet 
its future transportation needs 
(refer to The Transportation Plan 
Section of the Comprehensive 
Plan). 
 
 

RRAAIILLRROOAADD  RROOUUTTEESS  
 

Railroads have historically played a 
key role in attracting industrial 
development.  While the Waco’s 
industrial sector’s reliance upon rail 
service has declined over the years, 
numerous manufacturing-based 
industries in the city depend greatly 
upon rail transport.   Two remaining 
lines, owned by Union Pacific, 
continue to provide freight service to 
the area.  An important resource in 
maintaining the viability of local 
industry, rail service in Waco remains 
an essential inducement to future 
industrial development. The avail-
ability of passenger train service is 
limited.   Currently, Amtrack’s service 
does not extend to Waco; the closest 
city to Waco that Amtrack serves is 
McGregor, which is approximately 20 
minutes from Waco  (refer to The 
Metropolitan Transportation Plan:  
2000 Update and the Transportation 
Plan Section of this Comprehensive 
Plan). 
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EEXXTTRRAA--TTEERRRRIITTOORRIIAALL  JJUURRIISSDDIICCTTIIOONN  
 
Extra-territorial jurisdiction (ETJ) is 
the land area that an incorporated city 
may legally annex for the purpose of 
planning and accommodating future 
growth and development.  The Texas 
State Legislature has established the 
amount of land annexable by a 
municipality as based upon the city’s 
population size. The city of Waco’s 
ETJ extends five miles outward from 
its corporate limits.  It shares corpor-
ate boundaries with other municipal-
ities to the north and southwest.  The 
cities of West, Bellmead and Lacy-
Lakeview lie to the north of Waco; the 
cities of Woodway, Hewitt and 
Robinson are adjacent to the 
southwestern corporate limits of the 
city.  The city of Lorena is south of 
Hewitt along Interstate Highway 35.  
Waco’s corporate limits completely 
surround one small community, 
Beverly Hills. 
 
The City of Waco has executed legal 
agreements to establish the boundaries 
and ETJ with each of its neighboring 
cities.  While some of the adjacent 
land cannot be immediately annexed, 
the agreements help to ensure the 
availability of adequate land within 
the city’s corporate limits and ETJ to 
accommodate the projected long-term 
growth of the city. 

 
 

UURRBBAANN  CCOORRRRIIDDOORRSS  
 

Special corridor designations may be 
established for special areas of a city 
for the purpose of preserving their 
unique character or promoting specific 
types of development and activities.  

These designations are generally 
created through implementation of 
area-specific policy and ordinances, 
and development of special design 
guidelines and/or incentive programs. 
 Through amendment of its Zoning 
Ordinance2-2, the City of Waco has 
designated three areas in the city as 
special urban corridors:  the Brazos 
River Corridor Overlay District, the 
College and University Overlay 
District, and the Neighborhood 
Conservation District. 
 
The Brazos River Corridor Overlay 
District covers an area of approx-
imately 8.5 square miles of land 
adjacent to the river, a linear expanse 
of approximately 10-12 miles.  The 
intent of the special corridor 
designation includes preservation of 
the area’s unique character, 
stabilization of specific areas within 
the Corridor; and promotion and 
coordination of public and private 
quality development and investment.  
Specific areas of development 
encouraged in the Corridor include 
quality recreational, convention/ 
tourism, cultural, residential, business 
and educational enterprises. 
 
The College and University Overlay 
District encompasses areas that are in 
close proximity to college/ university 
campuses in the city.  The special 
district designation was established to 
promote higher development standards 
and uses which are appropriate, 
compatible and complementary to the 
college/ university setting. 
 

                                                      
2-2  Further discussion of these districts is included in the 

Existing Zoning Characteristics section of the Baseline 
Analysis. 
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The Neighborhood Conservation 
District was established to preserve the 
character and appearance of older 
residential areas, to promote infill 
development as well as a variety of 
new housing; and to maintain and 
enhance a desirable neighborhood 
environment in form and scale.  This 
special district designation has been 
applied to the Sanger-Heights 
Neighborhood. 
 
 

DDEEMMOOGGRRAAPPHHIICCSS  &&  HHOOUUSSIINNGG  

PPRROOFFIILLEE  
 

PPooppuullaattiioonn  GGrroowwtthh  
 

The city of Waco has experienced 
relatively steady growth, with the 
largest increase, over 50 percent, 
occurring between 1940 and 1950, as 
reflected in Table 1-1.  The city 
experienced a slight decline in 

population of approximately 2.5 
percent between 1960 and 1970; the 
decline directly related to the closing 
of James Connally Air Force Base, a 
major area employer.  By the next 
census count, however, Waco’s 
population had increased by over six 
percent.  By 1990 the population had 
increased 2.3 percent.   Estimates for 
1999 reflect a higher rate of growth at 
over six percent, which is an increase 
of 6,410 persons.  
 

An examination of growth in the 
surrounding area reveals that Waco’s 
vitality directly impacts that of the 
county and region.   The information 
in Table 1-2 indicates that McLennan 
County has, with the exception of the 
period between 1960 and 1970, 
experienced steady growth during 
every decade since 1930.  The 1960-
1970 population decline for the county 
reflects Waco’s decline in population 
during that same period. 

              
       

Table 1-1 
POPULATION CHANGE 

City of Waco, Texas 
              

 

Year Population Population Change Percent Change 
       

1920 38,500   
1930 52,848 14,348 37.3% 
1940 55,982 3,134 5.9% 
1950 84,706 28,724 51.3% 
1960 97,808 13,102 15.5% 
1970 95,326 -2,482 -2.5% 
1980 101,261 5,935 6.2% 
1990 103,590 2,329 2.3% 

    1999(1) 110,000 6,410 6.2% 
    2004(2) 118,303 8,303 7.5% 

          

    Source: U.S. Census 
      (1) Angelou Economic Advisors, Inc., Waco Economic Plan, August 1999. 
      (2) Easy Analytical Software, Inc. 
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PPooppuullaattiioonn  CChhaannggee  ooff  
SSuurrrroouunnddiinngg  CCoommmmuunniittiieess  

 

While Waco is the largest city in the 
area, several other cities in the region 
are increasing in population.  The city 
of Killeen is the second most populous 
city in the region.  With an expected 
population of over 80,000 people in 
1998, Killeen has experienced the 
greatest increase in population over 
the last 40 years.  Since 1960 to 1998 
it has grown by over 60,000 people.  
The activity and expansion of Fort 
Hood has direct bearing upon 
Killeen’s rapid and phenomenal 
growth (refer to Table 1-3). 
 
 
 
Among the cities surrounding Waco, 
the city of Temple has the third largest 

population, specifically just under 
50,000 in 1998.  It was the second 
largest city in population until l980 
when it was surpassed by the city of 
Killeen.  Temple has maintained its 
level of growth, although it has been 
slower than that of several of the 
surrounding cities. 
 
The other communities in the region 
are relatively small.  Hillsboro, north 
of Waco on Interstate Highway 35, 
has a population of approximately 
10,600 people.  The community of 
Marlin, southeast of Waco on State 
Highway 6, has a population of just 
below 6,400 people. 

              
       

Table 1-2 
POPULATION CHANGE 

McLennan County, Texas 
              

 
Year Population Population Change Percent Change 

       
1950 130,194   
1960 150,091 19,897 15.3% 
1970 147,553 -2,538 -1.7% 
1980 170,755 23,202 15.7% 
1990 189,123 18,368 10.8% 

    1999(1) 206,265 17,142 9.1% 
    2004(1) 212,803 6,538 3.2% 

          
       

    Source: U.S. Census 
    (1) Easy Analytical Software, Inc. 
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Table 1-3 
POPULATION CHANGE OF NEARBY COMMUNITIES 

1960-1998 
            

 

City 1960 1970 1980 1990   1998(1) 
           

Hillsboro 7,402 7,224 7,397 10,145 10,673 
Marlin 6,918 6,651 7,099 6,386 6,344 
Temple 30,419 33,431 42,483 46,109 49,427 
Killeen 23,377 35,507 46,296 63,535 80,720 
Waco 97,808 95,326 101,261 103,590    110,000(2) 

        
      

    Source: U.S. Census 
      (1) U.S. Census Population Estimates as of 7/1/98. 
      (2) Angelou Economic Advisors, Inc., Waco Economic Plan, August 1999. 

        

 

 

The population changes of several of 
the incorporated communities adja-
cent to Waco are noted as follows 
(refer Table 1-4). 
 
The smallest incorporated community 
in the immediate area is Lacy-
Lakeview.  Located just northeast of 
Waco, this city’s population has 
recently experienced a large increase 
due primarily to the absorption of the 
town of Northcrest in 1998. 
 
Robinson, located southeast of the city 
of Waco, is the largest incorporated 
community in terms of acreage.  The 
cities of Bellmead and Woodway, 
smaller than Robinson geographically, 
surpass Robinson’s population of 

8,000.  However, Robinson’s current 
growth rate closely correlates with 
Woodway’s, at 2.7 and 2.4 percent 
respectively. 
 
The fastest growing suburb is the 
community of Hewitt.  Located 
southeast of Waco, Hewitt has 
experienced a growth rate of over 11 
percent from 1970 to its projected 
population in 1998.   With a popu-
lation of approximately 570 people in 
1970, Hewitt was the smallest 
community in the vicinity.  By l980 it 
had grown to 5,247, which is 
approximately nine times its 1970 
population.  By 1990 the city’s popu-
lation was just under 9,000. 
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Table 1-4 
POPULATION CHANGE OF SUBURBAN COMMUNITIES 

1960-1998 
                

   

City 1960 1970 1980 1990   1998(1)  Growth Rate(3)

               
Lacy Lakeview 2,272 2,558 2,752 3,617 6,305  3.3 

Bellmead 5,127 7,698 7,569 8,336 8,403  0.3 
McGregor 4,642 4,365 4,513 4,683 4,834  0.4 
Woodway 1,244 4,819 7,091 8,695 9,471  2.4 

Hewitt  569 5,247 8,983 10,718            11.1 
Robinson 2,110 3,807 6,074 7,111 8,112  2.7 

Lorena 277 406 619 1,158 1,409  4.5 
West 2,352 2,406 2,485 2,515 2,586  0.3 

Beverly Hills 1,728 2,289 2,083 2,048 2,133            -0.3 
Waco 97,808 95,326 101,261 103,590    110,000(2)

 0.5 
            
        

    Source: U.S. Census   
       (1) Waco Metropolitan Transportation Plan 2000.  
       (2) Angelou Economic Advisors, Inc., Waco Economic Plan, August 1999.  
       (3) Calculated as an average percentage of growth from 1970 to estimated population in 1998. 

            

 
 

The city of Waco experienced modest 
from 1970 to 1999, a growth rate of 
about 0.5 percent.  A population of 
110,000 was projected for 1998.  
Relative to the population of the 
county as a whole, the population of 
Waco accounts for approximately 50 

percent of the county’s population.  
This is a decrease from the 1960 
percentage of 65 percent and reflects 
the increasing rate of growth occurring 
outside of the city (refer Table 1-5). 
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PPrroojjeecctteedd  GGrroowwtthh  RRaatteess  
 

Three potential growth rates have been 
calculated for the city of Waco (refer 
Table 1-6); these rates vary from one 
to two percent.  The data upon which 
the projections were based included a 
review of building permit issuances 
from 1991 to 1996, during which time 
an average of 350 residential building 
permits per year were issued1-3.   

 
Plan A, the most conservative 
projection, calculated at a growth rate 
of one percent, estimates a population 
of 137,000 people in the year 2020.  
Based upon the aforementioned data, 
the number of building permit 
issuances correlating with this 
population is an average of 380 per 
year.  Plan B uses a 1.5 growth rate.  
In this scenario, Waco is expected to 
grow to a population of 129,000 by 
2010, and 150,000 by 2020.  To 
achieve this growth, an average of 570 

                                                      
1-3  Does not include multi-family building permits; the number 

of residential building permits issued in 1997 and 1998 were 
lower than the stated average. 

building permits would be issued per 
year.  Plan C projects a year 2020 
population of 165,000, an aggressive 
projection in light of the fact that such 
growth has historically taken fifty 
years to achieve. While it is unlikely 
the city would experience such 
growth, the establishment of large 
businesses or industries in the 
community could stimulate a greater 
rate of growth for the city. 
 
In summary, the 1.5 percent growth 
rate of Plan B is the most realistic 
scenario.  Although the city has grown 
at a slower rate than 1.5 percent over 
the past few decades, continuing 
economic development opportunities 
and a healthy local economy suggest 
that this is a reasonable possibility 
during the next twenty years. 

              
       

Table 1-5 
REGIONAL GROWTH COMPARISON 

1960-1998 
              

 

Year Population of Waco Population of      
McLennan County 

Percentage of Waco in 
McLennan County 

       

1960 97,808 150,091 65.2% 
1970 95,326 147,553 64.6% 
1980 101,261 170,755 59.3% 
1990 103,590 189,123 54.8% 
1999   110,000(1)    206,265(2) 53.3% 

          
       

    Source: U.S. Census  
      (1) Waco Economic Development Plan, Angelou Economic Advisors, Inc., 1999. 
      (2) Easy Analytical Software, Inc. 
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The Texas State Data Center (TSDC) 
estimated that the population of the 
Waco Metropolitan Statistical Area 
(MSA) was approximately 168,034 in 
1997 (refer to Table 1-7). In a 1999 
Metropolitan Planning Organization 
(MPO) report, the population 
projection for 2030 was estimated at 
approximately 213,215 people, 
forecasting an average expected 
growth rate from 1997 to 2030 of 
approximately 0.72 percent.    
 
 
 

              
       

Table 1-6 
PROJECTED POPULATION GROWTH 

City of Waco, Texas 
              

 

Plan A Plan B Plan C 
Year 

1.0% Growth Rate 1.5% Growth Rate 2.0% Growth Rate 
       

  1980(1) 101,261 101,261 101,261 
  1990(1) 103,590 103,590 103,590 
   1999(2) 110,000 110,000 110,000 

2000 111,000 111,600 112,000 
2005 117,000 120,000 123,000 
2010 123,000 129,000 135,000 
2015 130,000 138,000 150,000 
2020 137,000 150,000 165,000 

          
       

Building Permits 
Per Year(3) 380 570 780 

       
       

    Source: (1) U.S. Census. 
      (2) Waco Economic Development Plan, Angelou Economic Advisors, Inc., 1999. 
      (3) Based on 3 persons per household and a 90% occupancy rate. 

          

      

   

Table 1-7 
PROJECTED POPULATION GROWTH 
Metropolitan Planning Organization         

Study Area 
      

 

Year Population 

   
     1997(1) 168,034 

2005 178,639 
2015 193,499 
2030 213,215 

    

   

Estimated Growth Rate:  0.72% 
   

    Source: Wilbur Smith & Associates, Inc. 
      (1) Texas State Data Center. 
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RRaaccee    aanndd    EEtthhnniicc    DDiissttrriibbuuttiioonn  
 

Between the 1980 and 1990 Census, 
there were relatively minimal changes 
in the racial and ethnic distribution 
percentages for the city  (refer to 
Table 1-8).  Hispanic and Caucasian 
segments displayed the greatest 
increases at five and 6.7 percent 
respectively.  The “Other” race 
category, which includes Asian, 
Aleutian, Eskimo, Indian, and Pacific 
Islander ethnicities, increased by 
approximately three percent; the 
African-American population in-
creased by almost two percent.  
 
In a report compiled 
by the City of Waco 
Department of Plan-
ning Services,1-4 race 
and ethnicity trends 
documented from 
1970 and projected to 
the year 2000 reflect a 
decrease in the Cauc-
asian population and 
an increase in all other 
population segments. 
However, an examin-
ation of the longer 
view, from 1970 to 
1990 reveals a trend of 
increasing African-
American and Hispan-
ic populations (spec-
ifically, a doubling of 
the Hispanic popu-
lation since 1970), and 
a decreasing Cauc-
asian population.  If 
these trends continue, 

                                                      
1-4  Information obtained from “1996 Data Trends and 

Development Report,” prepared by the Department of 
Planning Services in July of 1996. 

by the 2000 Census the “minority” 
population in Waco will have 
increased to over 50 percent of the 
overall population. In another study of 
counties and Metropolitan Statistical 
Areas (MSAs) conducted by the Texas 
State Data Center, a similar 
distribution was found (refer to Table 
1-9). 
 
 
 
 

 
 
 

            

      

Table 1-8 

RACE AND ETHNIC DISTRIBUTION FROM 1983-1990 
City of Waco, Texas 

           
    

1983(1) 1990(2) 
        

    

Race/Ethnicity 

Number Percent(3) Number Percent(3)

           
     

Other 6,336 6.2% 9,539 7.9% 
          

Hispanic(4) 11,264 11.1% 16,722 13.9% 
          

Black/African-American 22,011 21.7% 24,010 20.0% 
          

White/Caucasian 61,808 60.9% 70,041 58.2% 
           
     

Source: (1)  Information based on Table 12, City of Waco Comprehensive Plan 2000, written 
September, 1983.  

  (2) U.S. Census. 
  (3)  Percent based upon total population; due to the inclusion of Hispanic origin in  

any race percent, total will not equal 100.0%. 
 (4) Hispanic origin can be of any race.   
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Table 1-9 
RACE AND ETHNIC DISTRIBUTION PROJECTION 

Waco Metropolitan Statistical Area 
                
        

 2000 2015 2030 
                   

Race/Ethnicity 

  Number Percent(1) Number Percent(1) Number Percent(1) 
                
        

Other   2,705 1.3% 4,971 2.1% 9,566 3.7% 
              

Hispanic(2)   31,480 15.2% 49,659 21.1% 71,974 27.8% 
              

Black/African-
American   

33,862 16.3% 43,108 18.4% 51,513 19.9% 
              

White/Caucasian   139,123 67.2% 137,143 58.4% 125,780 48.6% 
                
        

Source: Texas Data Center.   
(1) Percent based upon total population; due to the inclusion of Hispanic origin in any race percent, total will not equal 100.0%.

(2) Hispanic origin can be of any race.   
 
   

  

AAggee  DDiissttrriibbuuttiioonn  
 

Table 1-10 reflects the age 
distribution of Waco’s populace.  
With the exception of the labor force 
population, there were no major 
changes in age group distribution 
between 1980 and 1990.  The Young 
age group (0-14 years), the High 
School (15-19 years), the College/ 
New Family (20-24 years) and the 
Elderly age group (65 years and over) 
remained stable, varying by only two 
percentage points between the 1980 
and 1990 census. 

 
The greatest change occurred among 
those considered to be of employable 
age:  the Prime Labor Force group 
(25-44 years) and the Older Labor 
Force (45-64 years).  The former 

group, which grew five percent from 
1980 to 1990, accounted for almost 27 
percent of the overall population in 
1990.  The Older Labor Force, 
decreasing slightly (3.5 percent) from 
1980 to 1990, accounted for just over 
15 percent of the total population in 
1990.   Together, these labor force 
groups represented over 40 percent of 
the total 1990 population of Waco.  
The increase in the Prime Labor Force 
population may indicate the healthy 
state of the Waco’s economy. 

 
The Elderly population in Waco, 
while representative of only 14 
percent of the total population, is still 
a higher proportion than that of the 
state of Texas, which is approximately 
10 percent.  Young and   High School 
age groups comprise a relatively large 
portion of the overall population, 
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specifically approxi-
mately 30 percent. 
Significant changes 
in the youngest and 
oldest population 
groups warrant 
attention, as these 
groups generally 
require specialized 
services and facil-
ities, including, 
schools, daycare, 
parks, recreational 
facilities, and 
specialized housing. 
 

 

EEdduuccaattiioonnaall  
AAttttaaiinnmmeenntt    

 

Educational attain-
ment is one of the 
most important fact-
ors in determining 
the capability of a 
community to pro-
vide a trained 
workforce.  In gen-
eral, educational 
levels of the Waco 
population are below 
state averages. 
 
In 1990 the percentage of Waco’s 
citizens having attained a high school 
education was slightly more than 55 
percent; with approximately 20 
percent of the population without a 
high school degree.  The state of 
Texas’ average of high school 
graduates in 1990 was 72.1 percent 

(refer to Table 1-11). The percentage 
of Waco citizens having an Associate 
or a Bachelor’s degree in 1990 was 12 
percent, compared to the statewide 
average of 20.3 percent.  In general, 
across the state the number of people 
attaining some level of higher 
education is increasing, a trend that 
may also be reflected in Waco’s 2000 
Census. 

            

      

Table 1-10 
AGE COMPOSITION AND DISTRIBUTION 

City of Waco, Texas 
           
     

 1980 1990 
        
    

Age Group 

 Number Percent Number Percent 
           
     

Young (0-14 years)  20,260 20.0% 21,281 20.5% 
          

High School (15-19 
years)  

11,127 11.0% 9,877 9.5% 

          

College, New Family 
(20-24 years) 

 
14,303 14.1% 13,598 13.1% 

          

Prime Labor Force 
(25-44 years) 

 
21,978 21.7% 27,658 26.7% 

          

Older Labor Force (45-
64 years) 

 
19,162 18.9% 15,860 15.3% 

          

Elderly (65 and over)  14,431 14.3% 15,316 14.8% 
           
      

Total 101,261 100.0% 103,590 100.0% 
           
     

Median Age  27.8 years 28.9 Years 
         
     

    Source: U.S. Census  
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HHoouusseehhoolldd  IInnccoommee  
LLeevveellss  

 

Another important factor of 
the Baseline Analysis, 
particularly for retail trade 
and personal services, is 
family income.  The figures 
showing household income 
for the city of Waco are 
shown in Table 1-12. 

 
The median household 
income level for Waco in 
1989 ($17,852) was signi-
ficantly below the median 
household income for the 
state ($27,016). The number 
of Waco households having 
incomes greater than 
$25,000 was 37 percent, and 
those earning over $50,000, 
represented 11 percent of 
the population (refer to 
Table 1-12). 

                

        

Table 1-11 
EDUCATIONAL ATTAINMENT - 1990 

City of Waco, Texas 
                

   

Level Attained 1990 Percentage of Total 
Population (103,590) 

    

Less Than High School 21,350 20.6% 
High School Graduate 18,675 18.0% 

Some College, No Degree 22,136 21.4% 
Associate or Bachelor's Degree 12,337 11.9% 

Graduate or Professional Degree 3,824 3.4% 
  
 

Total 78,322 75.3% 
                
        

    Source: U.S. Census {Note: For persons 16 years of age and older.}   
          

 
 

Table 1-12 
HOUSEHOLD INCOME 

City of Waco, Texas 
               

   

Income Level   1990(1)   1999(2) 
     

$0-14,999 17,164 13,141 
$15,000-24,999 7,781 10,897 
$25,000-34,999 5,537 6,911 
$35,000-49,999 4,643 5,213 
$50,000-74,999 2,683 4,120 
$75,000-99,999 838 2,349 

$100,000 or more 760 2,411 
         

       

Total Number of 
Households 39,406 45,042 

  
       

     1989(1)   1998(2) 
          

Median Income 17,852 23,608 
              

       

    Source: (1) U.S. Census    
                  (2) Easy Analytic Software, Inc., as of 1/1/99.  
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The Metropolitan Planning Organiz-
ation, (MPO) in a recent report, 
projected household income levels by 
Traffic Analysis Zones (TAZs).  
These projections, for 2005 to 2030, 
were initially based on a projected 
income for 1997 of $21,151 for the 
MPO Study Area, provided by the 
Texas Data Center.  The average 
income for the area is not expected to 
encounter any drastic changes.   
 
However, the median income 
projection could be altered by the 
effects of any number of economic 
variables such as inflation, employ-
ment, and service costs in the area.  
“The income forecasts are the most 
tenuous of the data presented, as 
national, regional, and local econ-
omies will greatly impact incomes.” 1-5 
 
 

EExxiissttiinngg  HHoouussiinngg  PPrrooffiillee  
 

From 1980 to 1990, the total number 
of dwelling units in Waco grew by 
approximately 5,193 units.  During the 
same period, the number of persons 
per household decreased slightly (refer 
to Table 1-13).  This might suggest a 
lower population density; however, 
this statistic correlates with both 
national and state trends toward fewer 
numbers of persons per household. In 
1990 Waco’s persons-per-dwelling 
unit average was slightly less than 
Texas’ statewide average. 
 
 
 

                                                      
1-5  Information obtained from “1996 Data Trends and 

Development Report”, prepared by the Department of 
Planning Services in July of 1996. 

  

HHOOUUSSIINNGG  IINNVVEENNTTOORRYY  

  
Waco has a predominance of single-
family residences (66.5 percent of the 
total housing stock), according to the 
most recent housing survey, which 
was conducted in 1999.  Duplexes and 
town home units account for about 4 
percent of the single-family 
residences.  Multi-family dwelling 
units account for approximately 32 
percent of the city’s residences 
(14,830 units), with manufactured 
homes representing less than six-
tenths of one percent (293 units) of the 
total housing stock (refer to Table 1-
14). 

         

     
Table 1-13 

TOTAL NUMBER OF DWELLING UNITS 
City of Waco, Texas 

          
  

Year Persons per 
Dwelling Unit 

Number of 
Dwelling Units

      
1980 2.75 39,895 

1990 2.61 45,088 

  1999(1) 2.62 45,575 
        
     

Sources: U.S. Census 
(1) Dunkin, Sefko & Assoc., Inc., Land Use Survey,  

conducted in 01/99. 
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Between 1990 and 1999 the number of 
housing units in Waco increased by 
approximately 490 units  (refer to Table 
1-13 and Table 1-14).  During 1999, 
building permits for single-family 
residences exceeded those issued for 
single-family residences each of the 
previous two years.  Conversely, the 
number of building permits issued in 
1999 for multi-family units experienced 
a marked decrease (refer to Table 1-15). 
 The increase in single-family units is a 
positive trend.   
 

  

  

AAGGEE  OOFF  HHOOUUSSIINNGG  UUNNIITTSS  
 

Just over 50 percent of the housing units 
in the city of Waco were constructed 
prior to 1960 (refer to Table 1-17). 
According to the 1990 Census, 
approximately 30 percent of the housing 
structures were built between 1960 and 
1980, and approximately 20 percent have 
been constructed since 1980. The city 
experienced a building boom between 
1950 and 1959, a period during which   
almost 26 percent of the total housing 
stock was constructed.  
 

Construction occurring between 1980 
and March 1990 (7,800 units) exceeds 
the number of units constructed from 
1960 to 1969, and from 1970 to 1979.  
Although the housing stock in Waco is 
aging, most of the structures are in 
relatively good condition, as will be 
discussed later within this Baseline 
Analysis. 

  
 

     
  
  

    
Table 1-14 

HOUSING TYPE - 1999 
City of Waco, Texas 

         
    

Housing Type Number  Percent 
      

Single-Family, 
Duplex & Town 

Home 
30,978 66.5% 

   

   

Multi-Family 14,830 31.8% 
   

   

Manufactured Home 293 0.6% 
   

   

Other 474 1.0% 
        
   

Total 45,575 100.0% 
        
    

Sources: Dunkin, Sefko & Assoc., Inc., Land Use Survey, conducted 
in 01/99 & City of Waco Planning Department. 

    

        

        

 

Table 1-15 
NUMBER OF BUILDING PERMITS 

City of Waco, Texas 
  

  

  Total Number of Building Permits Issued
        Year 
  Single-Family Duplex Multi-Family 

      
1997   138 18 202 
1998   171 16 389 

  1999   202 20 20 
          
     

    Source: City of Waco 
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    Source: U.S. Census  
   

 
 
 
 
 
 

HHOOUUSSIINNGG  VVAALLUUEESS  
 

Availability of affordable housing 
affects the physical environment, 
quality of life, and stability of a 
community. A widely accepted ratio 
in terms of affordable living is that 
approximately one-third of a family’s 
gross income should be expended on 
shelter. Table 1-18 describes the 
housing value for occupied dwelling 
units in Waco per 1990 census data.  
 
A large number of affordable housing 
units are available in Waco. The 
median housing value is approx-

imately $42,000, which is a moderate 
amount for a home in the current 
market. Most of Waco’s occupied 
dwelling units are in the $30,000 to 
$49,999 range.  Almost 30 percent of 
the housing units are valued between 
$50,000 and $99,999, and fewer than 
20 percent are above $100,000.  
However, projections indicate that 
housing costs are increasing.  In a 
report published by the Department of 
Planning Services1-6 new homes 
constructed in 1995 averaged 
$100,000, an increase of almost 20 

                                                      
1-6  Information obtained from “1996 Data Trends and 

Development Report”, prepared by the Department of 
Planning Services in July of 1996. 

            
      

Table 1-16 
YEAR OF CONSTRUCTION FOR HOUSING STRUCTURES - 1990 

City of Waco, Texas 
            

 

Year of Construction Number Percent 
     

Before 1939 5,428 12.0% 
1940 to 1949 5,684 12.6% 
1950 to 1959 11,643 25.8% 
1960 to 1969 7,481 16.6% 
1970 to 1979 7,048 15.6% 
1980 to 1984 4,936 10.9% 
1985 to 1988 2,723 6.0% 

1989 to March 1990 145 0.3% 
       
   

Total 45,088 100.0% 
       
     

Median Structure Age         1960 
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percent over the previous year.  By 
June 1996, the average value of a new 
home had risen to approximately 
$107,000. 

 
 
 

 

            
      

Table 1-17 
HOUSING VALUE OF OWNER-OCCUPIED HOUSING UNITS - 1990 

City of Waco, Texas 
          

 

Housing Value Number Percent 
     

Less than $19,999 2,283 13.4% 
$20,000 to $29,999 2,610 15.3% 
$30,000 to $49,999 5,435 31.9% 
$50,000 to $99,999 5,068 29.8% 

$100,000 to $149,999 957 5.6% 
$150,000 to $249,999 394 2.3% 
$250,000 to $399,999 215 1.3% 

$400,000 or more 54 0.3% 
       
   

Total 17,016 100.0% 
       
  

Median Housing Value  $41,800  
       
  

    Source: U.S. Census  
        

 

TTEENNUURREE  ((RREESSIIDDEENNCCYY))  
 

The length of time people reside in a 
community influences to some degree 
the physical environment of the 
community. Occupancy of a structure 
over a long period tends to ensure 
regularity of maintenance, which, in 
turn, affects the appearance of not 
only the individual structure, but of 
the neighborhoods in general. Because 
rented structures generally experience 
occupancy changes more than owner-
occupied structures, an examination of 
the number of rental-occupied versus 
owner-occupied units is necessary to 

assess the condition of Waco’s 
housing stock. 

 
 
Due to the presence of three 
institutions of higher education – 
McLennan Community College, 
Texas State Technical College, and 
Baylor University - Waco has a large 
transient population. An examination 
of data in Tables 1-18 and 1-19 
reveals a trend of increasing renter-
occupied units versus owner-occupied 
units.   
 
The city’s percentages of renter-
occupied dwellings exceed those of 
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peer communities. According to the 
U.S. Census data, the city’s renter- 
and owner- occupancy percentages in 
1980 were more closely correlated 
with Lubbock, which is also a 
college/university city.  However, by 
1990 the city’s renter-versus-owner-
occupied unit rates had reversed; there 
was increase in the number of renters 
(53.5 percent) and a decrease in the 
number of homeowners (46.5 
percent).  Despite the similarities with 
other cities that are described as peer 
communities, Waco continued to have 
the higher rate of renter-occupied than 
of owner-occupied dwellings. 
 
Compared to surrounding commun-
ities, the only city to surpass Waco in 
renter-occupied dwellings was 
Killeen, according to the 1980 Census 
data. However, by 1990 these 
percentages had reversed, with 

Killeen’s owner-occupied rate 
climbing to almost 60 percent (refer to 
Table 1-20).  Similarly, Waco’s 
renter-versus-owner ratio remains 
above the state average of 39 percent 
renter-occupied units (compared to 
Waco’s 53.5 percent), and 61 percent 
owner-occupied units (compared to 
Waco’s 46.5 percent). 
 
Although a 1999 projection (shown in 
Table 1-19) indicates a 50/50 ratio of 
renter-verses-owner occupancy in 
Waco, it is expected that Waco will 
continue to have a slightly higher 
rental percentage than other peer 
communities, according to a 1996 
report by the Department of Planning 
Services1-7.  The trend from 1970 (40 
percent renter-occupied rate) to 1980 
(47 percent renter-occupied rate); and 

                                                      
1-7  Information obtained from “1996 Data Trends and 

Development Report”, prepared by the Department of 
Planning Services in July of 1996. 

 
 
 
 
 
         

  

Table 1-18 
RENTER- VERSUS OWNER-OCCUPIED UNITS 

City of Waco & Peer Communities 
  

  

   1980(1)   1990(1)   1999(2) 
            

City 
 

Renter-
Occupied 

Percentage 

Owner-
Occupied 

Percentage

Renter-
Occupied 

Percentage

Owner-
Occupied 

Percentage

Renter-
Occupied 

Percentage 

Owner-
Occupied 

Percentage 
                 

Tyler  41.1% 58.9% 47.2% 52.8% 43.0% 57.0% 
San Angelo  37.8% 62.2% 40.8% 59.2% 38.5% 61.5% 

Wichita Falls  37.9% 62.1% 40.6% 59.4% 39.1% 60.9% 
Beaumont  36.6% 63.4% 39.9% 60.1% 37.0% 63.0% 
Lubbock  41.3% 58.7% 44.7% 55.3% 41.6% 58.4% 

Waco  46.8% 53.2% 53.5% 46.5% 50.0% 50.0% 
                  
        

    Source: (1) U.S. Census  
                  (2) Easy Analytic Software, Inc., estimate as of 1/1/99  
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the subsequent 1990 data (53.5 
percent renter-occupied rate) indicates 
that by the 2000 Census, the 
proportion   of   rental   units   in   the 
 
city may surpass 60 percent.  The 
City should make every effort to 
serve the transient/student 
population and simultaneously 
strive to provide affordable 
housing to its permanent 
residents. 
 
As previously mentioned, Waco 
has a high student population that 
contributes to the high percentage 
of rental-occupied units.  Spec-
ifically, it is important to note that 
Baylor University had 13,334 
students enrolled, McLennan 
County Community College had 
5,611 students enrolled, and Texas 
State Technical College had 3,735 
students enrolled in the Fall 

Semester of 1999.  

 

 

Table 1-20 
CONTRACT RENT - 1990 

City of Waco, Texas 
  

  

  1990(1) 1999(2) 
      

Contract Rent Per 
Month Number Percent Number Percent

        

Less than $300 11,332 54.6% 5,741 25.6% 
$300 to $499 7,284 35.1% 10,862 48.5% 
$500 to $749 1,203 5.8% 4,254 19.0% 
$750 to $999 194 0.9% 738 3.3% 

$1,000 or more 18 0.1% 74 0.3% 
No Cash Rent 708 3.4% 714 3.2% 

          
    

Total 20,739 100.0% 22,383 100.0%
          
  

Median Contract 
Rent $281 per month $322 per month 

     
  

    Source: (1) U.S. Census   
(2) Easy Analytic Software, Inc., as of 1/1/99.  

  

                  

  

Table 1-19 
RENTER- VERSUS OWNER-OCCUPIED UNITS 

City of Waco & Surrounding Communities 
  
  

   1980(1)   1990(1)   1999(2) 
            

City 
 

Renter-
Occupied 

Percentage 

Owner-
Occupied 

Percentage
 

Renter-
Occupied 

Percentage 

Owner-
Occupied 

Percentage 
 

Renter-
Occupied 

Percentage 

Owner-
Occupied 

Percentage 
                 

Hillsboro  37.3% 62.7%  38.4% 61.6%  34.3% 65.7% 
Groesbeck  28.4% 71.6%  34.5% 65.5%  31.6% 68.4% 

Temple  39.9% 60.1%  47.1% 52.9%  44.3% 55.7% 
Killeen  58.8% 41.2%  41.5% 58.5%  58.9% 40.7% 
Marlin  35.2% 64.8%  37.2% 62.8%  36.2% 63.8% 
Waco  46.8% 53.2%  53.5% 46.5%  50.0% 50.0% 

                  
          

    Source: (1) U.S. Census  
                  (2) Easy Analytic Software, Inc., estimate as of 1/1/99  
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RREENNTTAALL  RRAATTEESS  WWIITTHHIINN  TTHHEE  CCIITTYY  

 
Median rental rate value is 
representative of the average cost 
required within a city to obtain 
adequate shelter.  Based upon the 
assumption that approximately 30 
percent of family income is expended 
for shelter, a family with the median 
income of $17,852 (median income in 
Waco for 1990; refer to Table 1-12) 
could afford a rental rate of 
approximately $450 per month.  
According to estimates of contract 
rental rates for 1990 (refer to Table 1-
20), approximately 15 percent of 
rental units in Waco require over $450 
per month.  It appears that the 
majority of families earning the 
median income of $17,852 would be 
able to rent housing.  However, the 
combination of variables – inflation 
and other economic factors, including 
family size – could alter the 
assumption.  This data should be 
updated when the 2000 Census 
statistics are available.  

 
Lower income families are often 
forced to occupy housing units that are 
considered below acceptable 
community standards.  The "filtering 
down" process, which occurs as a 
natural progression of older (but 
sound) housing units transferring to 
lower income families when they are 
vacated by families moving into new 
and larger units (or for other reasons), 
is a usual result of aging housing.  The 
age of many older structures will 
influence their desirability as a 
dwelling unit as well as the number of 
units available for the "filtering down" 
process.  The availability of newer 

units for low-income families is an 
issue in evaluating Waco’s housing 
policies.  

  

  

EExxtteerriioorr  HHoouussiinngg  CCoonnddiittiioonn  
 

In 1999 a housing inventory was 
conducted to determine the physical 
condition of Waco’s single-family 
housing stock and to identify blighted 
areas.  The majority of the city’s 
housing stock was found to be in good 
condition.  Four categories were used 
to classify the exterior physical 
condition of the housing as follows 
(refer to Plate 1-3): 
 

TTYYPPEE  11::  GGoooodd  aanndd  ssoouunndd  ccoonnddiittiioonn  

Structures are either new or are older 
units that are in sound physical 
condition and are being maintained. 
 

TTYYPPEE  22:: HHoouussiinngg  iinn  nneeeedd  ooff  mmiinnoorr  rreeppaaiirr    

Structures are in need of minor repair, 
which could be performed by the 
occupant.  Examples of repair include 
painting of trim or exterior surfaces, 
replacement of small trim areas, or 
other similar minor repairs. 
 

TTYYPPEE  33::   HHoouussiinngg  iinn  nneeeedd  ooff  mmaajjoorr  rreeppaaiirr    

Structures are in need of major repairs 
that would not normally be able to be 
undertaken by the occupant.  
Generally, structures are in various 
stages of deterioration, including such 
elements as sagging roofs, missing 
shingles, and similar minor repairs. 





    BB aa ss ee ll ii nn ee   AA nn aa ll yy ss ii ss   
 
 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee      11--3377  

HK-C:/Waco/CompPlan/Baseline/WBaseCP1.doc (12/14/00) 

TTYYPPEE  44::  DDiillaappiiddaatteedd    

Structures are considered to be 
inadequate as dwelling units.  Major 
structural deficiencies are apparent; 
rehabilitation of structures is 
questionable. 
 

 

 

The majority of the single-family 
housing units in the city are in good 
condition.  Approximately 59 percent 
and 36 percent were rated Type 1 and 
2, respectively; slightly more than 5 

percent were designated as Type 3 or 
4.  The latter units were concentrated 
in the central, older downtown area in 
the far northern portion of the city.  
Although there are no major concerns 
regarding the overall condition of 
Waco’s housing stock, the large 
percentage of dwellings designated as 
Type 2 housing could deteriorate into 
the Type 3 condition if maintenance 
issues are not addressed (refer Table 
1-21 and Plate 1-3). 
 
In comparison with peer cities, the 
overall condition of housing in Waco 
is relatively good, and is similar to 
that of other communities.  The city 
has a slightly lower percentage of 
Type 1 units and a slightly higher 
percentage of Type 2 units, as Table 
1-22 shows.  However, the city’s Type 
3 units (approximately 4.7 percent) 
correlate closely with the cities of 
Tyler and Midland, which are at 4.7 
and 5.9 percent respectively.  Waco 
has fewer units in the Type 4 category 
than any other city, with the exception 
of Copperas Cove (refer to Table 1-
23). 
 

 

Table 1-21 
EXTERIOR EXISTING HOUSING  CONDITION 

- 1999 
City of Waco, Texas 

  
 

Structure 
Type  Number Percent 

      

Type 1  17,448 58.99% 
Type 2  10,614 35.88% 
Type 3  1,418 4.79% 
Type 4  100 0.34% 

        
    

Total  29,580 100.00% 
      
   

    Source: Dunkin, Sefko & Assoc., Inc., Land Use Survey,  
conducted in 01/99. 

   

                        

 

Table 1-22 
HOUSING CONDITION PERCENTAGES 

City of Waco & Peer Communities 
  
 

Structure Type  Tyler Irving Midland Copperas Cove Waco 
           

Type 1  67.0% 21.3% 69.8% 81.8% 58.9% 
Type 2  27.9% 76.4% 23.7% 16.7% 35.8% 
Type 3  4.7% 1.9% 5.9% 1.4% 4.7% 
Type 4  0.4% 0.4% 0.5% 0.1% 0.3% 

                    
  

    Source: Dunkin, Sefko & Assoc., Inc. 
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CCUURRRREENNTT  IINNCCEENNTTIIVVEESS  
FFOORR  TTHHEE  IIMMPPRROOVVEEMMEENNTT  
OOFF  LLOOCCAALL  HHOOUUSSIINNGG 

 

The City of Waco’s housing initiative 
includes a number of incentive 
programs designed to provide home 
improvement and home ownership 
assistance to qualified applicants.  
Following are brief summaries of 
some of these programs.1-8  
 
  

BBeeaauuttiiffiiccaattiioonn  LLooaann  PPrrooggrraamm  
 

Designed to assist homeowners with 
repairs, cleanup, and basic exterior 
improvements to the their dwellings, 
the Beautification Loan Program 
targets “Impact Areas,” where new 
and/or rehabilitative construction is 
being assisted and/or monitored by the 
City of Waco Housing and 
Community Development Services 
Department.  Eligibility requirements 
are based upon income; specifically, 
families or individuals with incomes 
that are 80 percent or less of the 
median income for Waco may qualify 
for this program.  Income guidelines 
issued by the federal Housing and 
Urban Development Department 
require annual adjustment of the 
median income by the City. 
 

                                                      
1-8 All information about the Housing Programs in Waco was 

obtained directly from either the City itself, or from the 
City’s Housing and Community Development Services 
Department. 

RReessiiddeennttiiaall    
RReehhaabbiilliittaattiioonn  LLooaann  PPrrooggrraamm 

 

Initiated in 1999 by the City Housing 
and Community Development Ser-
vices Department, this loan program is 
designed to assist in the prevention 
and elimination of deterioration and 
influences that cause blight; the larger 
goal being the preservation and 
restoration of stable, viable and 
environmentally pleasing neighbor-
hoods.  Eligibility requirements are 
based upon income; families or 
individuals with incomes that are 80 
percent or less of the median income 
for Waco may qualify.  Program 
stipulations are as follows:  (1) that the 
projected cost of the improvement is 
not greater than the rehabilitation 
value of the structure; (2) that the 
structure pass an environmental 
control inspection; and (3) that the 
owner has received no other type of 
grant or loan from the City within a 
10-year period, unless otherwise 
approved by the City Manager. 
 
 

NNeeww//AAccqquuiissiittiioonn    
HHoouussiinngg  LLooaann  PPrrooggrraamm  

  

This program, established in 1999, 
assists prospective homeowners with 
qualifying fees, down payments, and 
closing costs for a wide array of 
properties including single-family 
dwellings, duplex to fourplex units, 
condominiums, cooperative units and 
town homes.  Eligible applicants must 
have incomes that fall within a certain 
bracket (i.e., 80 to 120 percent of 
median income for the city).  
Maximum loan amounts are inversely 
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related to family income; for example, 
a family with the aforementioned 
income would be eligible for a loan of 
up to $7,000, but a family with an 
income of below 50 percent of the 
median income would be eligible for a 
loan of up to $15,000.  Interest rates 
vary from zero to three percent. 
 

  

EEmmeerrggeennccyy  
GGrraanntt  RReeppaaiirr  PPrrooggrraamm 

 

This grant program assists home-
owners with the costs related to home 
repair conditions that may be 
considered emergency situations, (i.e., 
that may affect the health, safety and 
welfare of citizens).  Requiring a 
referral by a Health, Fire, Police or 
Code Inspector, the loan assistance is 
considered by the City of Waco Loan 
Committee, which then determines if 
the situation meets its criteria.  
Eligible applicants are homeowners 
whose dwellings are located in any 
area of the city, whose property taxes 
are currently paid, and whose annual 
income does not exceed 80 percent of 
the median family income of the city.  
Stipulations on the type of repair 
allowable limit the grant availability to 
repairs related to the roof, plumbing, 
or electrical system of the structure.  
Other types of repair may be 
considered on a case-by-case basis.  
 
 

HHoommee  OOwwnneerrsshhiipp    
AAssssiissttaannccee  PPrrooggrraamm 

 

Designed to assist first-time 
homeowners who are regular, full-
time employees of the City of Waco, 

this program provides interest-free 
mortgage loan assistance restricted to 
$15,000, or to 20 percent of the cost of 
the home, whichever is less.  
Eligibility requirements further 
stipulate that the borrowers must be 
employed by the City for at least three 
years.  Structures that meet the 
requirements of the program include 
single-family dwellings that consist of 
no more than four units, 
condominiums, cooperative units or 
town homes. 
 

 

IInntteerriimm    
CCoonnssttrruuccttiioonn  LLooaann  PPrrooggrraamm 

 

Under this program, both the 
prospective homeowner and the 
homebuilder must qualify for the 
construction loan. The eligibility 
requirement of the prospective 
homeowner is a family income not to 
exceed 80 percent of the median 
family income of the city of Waco.  
Further, a letter of verification by a 
permanent lender must be provided.  
The builder must also be pre-approved 
by the City of Waco, along with all 
plans and specifications for 
construction.  The loan amount is 
limited to 100 percent of the cost of 
the home, 110 percent of the appraised 
value of the home, 100 percent of the 
verification letter amount, or $75,000. 
 The interest rate on this type of loan 
is three percent or less. 
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LLOOCCAALL  EECCOONNOOMMYY    
AANNDD  EEMMPPLLOOYYMMEENNTT  

 

Employment opportunities
1-9

 are 
critical to the city’s continued, 
sustained growth.  As jobs are created 
by incoming industry and the labor 
pool expands to meet the demand, 
more industry is attracted to the area. 
 
The total labor force in 1990 was 
41,429 people.  A 1999 study of 
employment trends and Waco’s 
employment characteristics conduct-
ed by Angelou Economic Advisors, 
Inc. (AEA) found that the city has 
enjoyed moderate employment growth 
since 1990.  On average, between 
1990 and 1998, 650 jobs per year have 
been created; the labor force having 
grown at a compounded annual rate of 
approximately 15 percent.  However, 
in 1997 the overall population growth 
rate was only 0.07 percent.  A 
comparison of 13 thirteen other Texas 
communities’ growth rates during the 
period of 1990 through 1998 found 
Waco ranked at tenth place

1-10
.  While 

Waco’s employment opportunities 
increased by about 5,200 jobs during 
the period, Waco was still behind the 
average gains of peer communities by 
about 2,000 jobs. 
 
 
 
 

                                                      
1-9 A more in-depth analysis of the employment trends in the 

City of Waco can be found in the City’s Economic 
Development Plan, written by Angelou Economic Advisors, 
Inc. in September of 1999.  All information for this summary 
is contained therein. 

 

1-10  A listing of these peer communities, along with their 
employment trends, can also be found within the Economic 
Development Plan. 

Waco’s employment growth over the 
last ten years is largely attributable to 
a strong manufacturing base.  Recent 
trends, however, suggest an increase 
in service sector opportunities and a 
slight decrease in manufacturing 
employment.  The service sector jobs 
in Waco represent approximately 25 
percent of the local economy or 
29,000 employees, according to the 
AEA report.  This sector remains 
largely non-technology based, the 
technological sector having grown 
incrementally over the last ten years.  
This distinction is reflected in the 
Waco MSA’s labor costs; in l997 
Waco’s wage levels were lower than 
the state average for every job 
category.  With the exception of the 
“Industrial Machinery Mechanics” 
category, trends show a steady 
increase in service sector employ-
ment. 
 
Waco has significant concentrations of 
employment in the computer 
equipment, food processing and 
housing and construction sectors in 
comparison with peer cities and the 
state.  However, the medical supplies 
and healthcare sectors find the city 
comparable with about half of the peer 
communities studied, with a 
significant number of Waco residents 
employed in the healthcare sector. 
 
Less developed than in peer cities are 
Waco’s Business and Professional 
Services, Logistics and Distribution, 
Communications Equipment, and 
Software Development/Multimedia/ 
Data Processing industry clusters.  
AEA notes that the weak availability 
of labor in these areas may be 
attributed to Waco’s image as a 
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“conservative community,” that is, the 
young, tech-trained workforce prefers 
to live and work in larger metropolitan 
areas, which compete for this highly 
specialized labor pool.   
 
Tables 1-23 and 1-24 reflect Waco’s 
employment characteristics and trends 
in employment opportunities from 
1990 to 1999.  Projected employment 
indicates a steadily expanding 
economy anticipated to sustain 81,000 
jobs by 2030, with an estimated 9,000 
additional jobs developing between 
2005 and 2030. 
 

The above discussion is significant in 
that it describes the employment 
characteristics of the people who live 

in Waco.  In 1990, 41,429 residents of 
Waco were employed either in the city 
of Waco or the surrounding region.  
Table 1-23 and Table 1-24 describe 
employment by the various local 
industries and by occupation, 
respectively, for the citizens of Waco. 
 
Table 1-26 shows the projected 
employment of the Waco MPO Study 
Area.  The number of people the area 
is able to support in terms of 
employment is expected to grow at a 
steady rate.   By the year 2030, the 
employment market in the area is 
expected to increase to over 81,000 
jobs, an increase of approximately 
9,000 jobs between 2005 and 2030. 

  
 
 
 
               

 
Table 1-23 

EMPLOYMENT PROJECTIONS 
Metropolitan Planning Organization Study Area 

  
 

Structure Type  2005 2015 2030 

        
Basic  31,872 37,149 38,283 
Retail  15,926 14,952 16,167 

Service  24,253 23,953 26,555 
          
        

Total  72,051 76,054 81,005 
                

 
    Source: Wilbur Smith Associates, Inc. 
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Table 1-24 
EMPLOYMENT BY OCCUPATIONAL CATEGORY 

City of Waco, Texas 
           
     

  1990(1)   1999(2) 
        
    Occupation  

 
Number Percent Number Percent 

           
      

Managerial and 
Professional Specialty  10,067 24.3% 11,984 26.0% 

            

      

Executive, administrative, 
managerial  3,903 9.4% 4,929 10.7% 

Professional specialty 
occupations  6,164 14.9% 7,055 15.3% 

            

      

Technical, Sales, 
Administrative Support  12,542 30.3% 12,788 27.7% 

            

      

Technicians and related 
support  1,278 3.1% 1,086 2.4% 

Sales  4,726 11.4% 5,243 11.4% 
Administrative support 

(includes clerical)  6,538 15.8% 6,459 14.0% 
            

      

Service 7,372 17.8% 8,840 19.2% 
            

      

Private Household  312 0.8% 529 1.1% 
Protective Services  695 1.7% 784 1.7% 

Other Services  6,365 15.4% 7,527 16.3% 
            

      

Other Occupations  11,448 27.6% 12,473 27.1% 
            

      

Farming, forestry, and fishing  620 1.5% 688 1.5% 
Precision production, craft, 

and repair  4,023 9.7% 4,150 9.0% 

Machine operators, assemblers, 
and inspectors  

6,805 16.4% 7,635 16.6% 
            

  
    

Total  41,429 100.0% 46,085 100.0% 
            

      

    Source: (1) U.S. Census 
 (2) Easy Analytic Software, Inc., as of 1/1/99.  
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Table 1-25 

EMPLOYMENT BY INDUSTRY - 1990 
City of Waco, Texas 

  

  

 1990 
  

  

Industry 

 Number  Percent 
 

 

Agriculture, Forestry, & Fisheries   617  1.5% 

Mining   34  0.1% 

Construction   2,099  5.1% 

Manufacturing 6,517  15.7% 

Non-Durable Goods 3,370  8.1% 

Durable Goods 

 
 
 

3,147  7.6% 

Transportation  1,473  3.6% 

Communications and Other Public Utilities    791  1.9% 

Wholesale Trade  1,682  4.1% 

Retail Trade  8,015  19.3% 

Finance, Insurance and Real Estate  2,599  6.3% 

Business and Repair Services  1,771  4.3% 

Personal Services  1,632  3.9% 

Entertainment and Recreational Services  629  1.5% 

Professional and Related Services 12,039  29.1% 

Health Services  4,154  10.0% 

Educational Services 5,019  12.1% 

Other Professional and Related Services  

 
 
 
 

2,866  6.9% 

Public Administration   1,531  3.7% 
  

 

Total  41,429  100.0% 
  

  

Source: U.S. Census  
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EEXXIISSTTIINNGG  LLAANNDD  UUSSEE    
CCHHAARRAACCTTEERRIISSTTIICCSS  
 

A community’s land use pattern 
evolves in response to the 
requirements of growth: the activities 
and needs of residents for retail, 
commercial, recreational, industrial, 
and residential areas, and efficient 
thoroughfare systems. How land is 
developed and redeveloped derives   
from public/private decision-making 
processes that occur within the context 
of an area’s natural, physical attributes 
and constraints.  
 
The interrelationships of existing and 
future land uses shape the character, 
livability and development potential of 
a community for many years to come. 
The facilitation and distribution of 
goods and services, for example, are 
affected by land use patterns.  An 
orderly, planned, compact land use 
arrangement can be served and 
accessed more easily and efficiently 
than a random, scattered arrangement 
of unrelated uses.  The City should 
continue its commitment to planned 
development with periodic assessment 
of past, existing and future uses, 
trends and needs. 
 
The most recent land use survey 
(acreage/usage by differing types of 
land use) conducted during the 
preparation of this plan is depicted in 
Table 1-26.  Some portions of the city 
are more   completely urbanized, 
where little new, additional 
development is expected to occur; in 
other portions of the city, “infill” 
development and some redevelop-
ment have occurred.  In still other 

areas, such as those along State 
Highway 84, substantial growth 
potential exists.  Plate 1-4 reflects in 
general the existing land use pattern in 
Waco as of September, 1999. 
 

 

LLaanndd  UUssee  SSuurrvveeyy  MMeetthhooddoollooggyy  
 

In 1999, a parcel-by-parcel land use 
survey was conducted by automobile 
for all areas within Waco’s city limits 
(refer to Table 1-27 and Plate 1-4).  
Each parcel, color-coded, was 
documented as follows: 
 
RREESSIIDDEENNTTIIAALL  UUSSEESS::    
 

SSiinnggllee--FFaammiillyy  RReessiiddeenncceess::    
One-family dwellings and related 
accessory buildings, 

 

DDuupplleexx  RReessiiddeenncceess::  
Structures with two attached, but 
separate, residences, 

 

TToowwnn  HHoommee  RReessiiddeenncceess::  
Structures with more than two 
attached, but separate, residences 
that are usually on individually 
platted lots, 
 

MMuullttiippllee--FFaammiillyy  RReessiiddeenncceess::    
Apartments, rooming houses and 
related accessory buildings, 
 



    BB aa ss ee ll ii nn ee   AA nn aa ll yy ss ii ss   
 
 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee      11--4455  

HK-C:/Waco/CompPlan/Baseline/WBaseCP1.doc (12/14/00) 

MMaannuuffaaccttuurreedd  HHoommeess::    
A prefabricated home that may or 
may not be movable that is located 
on an individual lot that is used as 
a dwelling; 

 

 

PPAARRKKSS  AANNDD  OOPPEENN  SSPPAACCEESS::  

Parks, playgrounds and public open 
space; 

 

 

PPUUBBLLIICC,,  SSEEMMII--PPUUBBLLIICC,,    
AANNDD  RREELLAATTEEDD  UUSSEESS::  

Schools, churches, cemeteries and 
public buildings; 
 

 

OOFFFFIICCEE  UUSSEESS::  

Professional/administrative Offices, 
doctors, dentists, real estate, archi-
tects, accountants, secretarial service, 
etc.; 
 
 

RREETTAAIILL  UUSSEESS::  

Retail stores, shops and personal 
service establishments, shopping 
centers, service stations and any 
associated off-street parking facilities; 
 

 

CCOOMMMMEERRCCIIAALL  UUSSEESS::  

Commercial amusements, building 
materials yards and open storage, 
automobile garages and sales lots, 
automobile body repair, warehouses, 

telecommunications and broadcasting 
towers and facilities, wholesale 
establishments, sale of used merch-
andise and welding shops; 

 

  

LLIIGGHHTT  IINNDDUUSSTTRRIIAALL::  

Manufacturing firms involved in 
processing, assembling, warehousing, 
research and development, and 
incidental services. 
 

 

HHEEAAVVYY  IINNDDUUSSTTRRIIAALL::  

Heavy manufacturing such as brick 
plants, animal processing, oil 
refineries and the like. 
 

 

VVAACCAANNTT  BBUUIILLDDIINNGGSS  

Structures previously used for 
purposes such as office, retail, 
commercial, or industrial space, but 
the buildings no longer have tenants.  
Subject to deterioration, these 
structures’ status should be 
documented as soon as possible after 
they are vacated in order that any 
subsequent change in their condition 
be monitored in order to avert or 
remedy any deterioration that may 
lead to blight.  
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PPAARRKKIINNGG::  

Any large area designated for 
public and/or private parking, 
usually off-site parking; 
 
 

VVAACCAANNTT//RRIIGGHHTTSS--OOFF--WWAAYY::  

Vacant land having no apparent 
use or land used for agricultural 

purposes (ranching or farming).  
Land dedicated to public use for 
street and alley rights-of-way 
whether open or closed to use; 
 
 

LLAAKKEESS//RRIIVVEERRSS::  

Acreage attributed to Lake Waco 
and the Brazos and Bosque 
Rivers. 

  
  

Table 1-26 
EXISTING LAND USE 
City of Waco, Texas 

  
     

Land Use 
Category Acres Percent(1) 

Number of 
Acres Per 100 

People(2) 
  
  

Residential Use 8,667 14.28% 7.92 
Single-Family 7,666 12.63% 7.09 

Duplex 156 0.26% 0.15 

Town Home 60 0.10% 0.03 
Multi-family 706 1.16% 0.62 

Manufactured Home 32 0.05% 0.03 
Parks/Open Space 1,509 2.49% 1.22 
Public/Semi-Public 3,570 5.88% 3.04 
Office 269 0.44% 0.28 
Retail 800 1.32% 0.73 
Commercial 2,133 3.52% 2.11 
Light Industrial 913 1.51% 0.54 
Heavy Industrial 180 0.30% 0.06 
Vacant Buildings 148 0.24% 0.13 
Parking 88 0.15% 0.07 
  
  

Total Developed 18,278 30.12% 16.10 

Rights-of-Way(3) 15,640 25.78% 32.91 
Lakes/Rivers 8,251 13.60% 7.50 

Vacant(3) 18,509 30.50%  
  
 

Within City Limits 60,678 100.00%  
  

(1) Based upon the total number of acres currently within the Waco City 
limits. 

(2) Based upon an estimated population of 110, 000 people in 1998. 
(3) Estimated percentage. 
 

Source: Dunkin, Sefko & Associates, Inc. 
  



    BB aa ss ee ll ii nn ee   AA nn aa ll yy ss ii ss   
 
 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee      11--4477  

HK-C:/Waco/CompPlan/Baseline/WBaseCP1.doc (12/14/00) 

 
 
 



BB aa ss ee ll ii nn ee   AA nn aa ll yy ss ii ss  

PP aa gg ee                        CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00    11--4488  

HK-C:/Waco/CompPlan/Baseline/WBaseCP1.doc (12/14/00) 

EExxiissttiinngg  LLaanndd  UUssee  AAnnaallyyssiiss  
 

As shown by Table 1-26, more land 
acreage has been developed for 
residential purposes than for any other 
land use, with approximately 8,700 
acres, or 14 percent of the overall 
acreage within the city. 
 
Single-family residences account for 
this high percentage (12.5 percent of 
the total acreage of 7,800.)  Multi-
family units account for approx-
imately one percent, or 680 acres of 
land in the city. Duplex, town home 
and manufactured home residences 
account for less than one-half of one 
percent of the city’s total acreage.  
Almost 3,340 acres, or 5.3 percent, of 
land acreage in the city is used for 
public and semi-public purposes.  Two 
colleges campuses and numerous 
public facilities account for the high 
percentage.  Approximately 2,320 
acres, which is four percent of the 
city’s acreage, is used for commercial 
purposes. From the data presented, it 
is clear that the land within the city is 
used primarily for residential 
development with diverse other uses 
accounting for the balance. 
 
It is important to note that developed 
acreage is less than that which remains 
undeveloped or vacant (refer to Table 
1-26). Approximately 17,700 acres, or 
almost 30 percent of Waco’s land is 
developed, while land that is vacant or 
is designated as right-of-way accounts 
for 57 percent of the total, or 36,205 
acres.  Some land areas are not 
developable or are not feasible for 
development, including designated 
floodplains, areas with steep slopes, or 
areas that are environmentally fragile. 

 In addition, the city’s total acreage 
includes 8,000 acres – 13 percent of 
the total land acreage – that is covered 
with water.  These include Lake 
Waco, and the Bosque and Brazos 
Rivers, which are aesthetically, 
recreationally and functionally 
incalculable assets to the city.  
 
Another method of analyzing land use 
is by ratio, that is, the number of acres 
used for each type of land use 
category compared to population 
(refer to Table 1-26 and Plate 1-4).  
The population base utilized in the 
ratio method of land use analysis is 
110,000

1-11
.  An examination of the 

community’s goals and objectives can 
be used to estimate future land use 
demands and needs. As the majority of 
the acreage in the city is dedicated to 
residential uses, retail uses are 
comparatively minimal, at approx-
imately 0.73 acres per 100 persons.  
The accepted average for retail usage 
is approximately 0.5 acres per 100 
persons.  Waco’s higher figure reflects 
the out-of-city consumers that 
frequent the city for goods and 
services; travel to Waco is facilitated 
by many several highway systems, 
especially Interstate Highway 35. 
  

                                                      
1-11  Information obtained from the City of Waco’s Economic 

Development Plan, written by Angelou Economic 
Advisors, Inc. in September of 1999.   
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A “quality of life” 
indicator, parks and 
open space account for 
approximately 1.2 acres 
per 100 persons, a 
figure which is slightly 
above the accepted 
average ratio of one 
acre per 100 persons.  
However, in terms of 
dedicated community 
and metropolitan park 
acreage, the results are 
more ambiguous.  The 
National Recreation and 
Park Association 
(NRPA) guidelines 
(outlined in detail in the 
Waco Comprehensive 
Parks, Recreation, and 
Open Space Master 
Plan prepared for the 
City by Carter-Burgess 
Consultants in 19981-12) 
suggest that Waco has a 
deficit in the recom-
mended ratios for 
community and metro-
politan parks.  Accord-
ing to the study, the city 
has only 16 percent of 
the recommended com-
munity park acreage and 
55 percent of the 
recommended metro-
politan park acreage.  
However, the report 
adds, “when evaluating 
Waco’s total park 
acreage, not including 
regional parks and 
special use areas owned by the Corps 

                                                      
1-12  Additional information pertaining to Waco Comprehensive 

Parks, Recreation, and Open Space Master Plan is 
contained within the Parks and Open Space section of the 
Comprehensive Plan. 

of Engineers, Waco falls just over the 
recommended guidelines.” 
 

  
  

Table 1-27 
LAND USE COMPARISON 

City of Waco and Selected Peer Communities 
  

  
Percent of Total Acreage 

  Land Use Category  

Waco(1) Tyler(2) San 
Angelo(3) 

  
  

Residential Use 14.28 25.70 22.80 
Single-Family 12.63 23.70 20.60 

Duplex 0.26 0.40 0.60 

Town Home 0.10 0.10 0.03 
Multi-family 1.16 1.40 1.00 

Manufactured Home 0.05 0.30 0.60 
Parks/Open Space 2.49 0.70 11.60 
Public/Semi-Public 5.88 6.30 7.60 
Office 0.44 1.20 0.40 
Retail 1.32 2.90 2.00 
Commercial 3.52 4.30 2.30 
Light Industrial 1.51 0.60 1.00 
Heavy Industrial 0.30 0.60 1.50 
Parking 0.15   0.10 
  
  

Total Developed 30.12 42.30 49.30 
Rights-of-Way    25.78(4) 27.30 17.90 
Lakes/Rivers 13.60   4.50 
  
 

Vacant 30.50 30.40 28.30 
  
 
(1) Information contained in Table 29 of this document. 
(2) Based upon a land use survey conducted in 1998, contained in the 1999 Tyler 

Comprehensive Plan. 
(3) Based upon a land use survey conducted in 1993, contained in the 1994 San Angelo 

Comprehensive Plan. 
(4) Estimated percentage. 
Source: Dunkin, Sefko & Associates, Inc. 
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The percentages of the various types 
of land uses within Waco closely 
correlate with the percentages of its 
peer communities, including the cities 
of Tyler and San Angelo  (refer to 
Table 1-27).  Specifically, in the 
residential category, the percentage of 
single-family residences in Waco is 
slightly below those of the other two 
cities.  However, all other residential 
percentages are within two-tenths of 
one percent among the rates of all 
three communities.  Similarly, acreage 
used in each city for public/semi-
public, commercial and retail purposes 
are also comparable – within a few 
tenths of a percentage point – among 
the three communities. 

. 
 

EExxiissttiinngg  LLaanndd  UUssee  PPaatttteerrnn    
 

In summary, the features of existing 
land use patterns in the city of Waco 
are as follows: 
 
1) Residential land use accounts for 

the largest percentage of land use 
in the city. 

 

2) Multi-family dwelling units 
comprise the second-largest 
residential land use, at 681 acres, 
just above one percent of the total 
acreage of the city. 

 

3) The residential land use is evenly 
distributed throughout the city. 

 

4) Lots for residential land use are 
relatively small in the older 
sections of Waco, mainly in the 
central portion of the city.  
Residential lots increase in size in 

the newer areas of residential 
development, primarily in the 
northern and western portions of 
the city. 

 

5) Manufactured homes comprise a 
small percentage of residential 
land use in Waco, with just 31 
acres, or approximately one-half 
of one percent of the total land 
acreage of the city. 

 

6) Parks and open space land use 
constitutes 2.49 percent of the 
city’s total acreage.   

 

7) The number of acres used for 
parks and open space per 100 
persons is just above the average 
at 1.2 acres.  An assessment1-13 
conducted in 1998 confirmed that 
the city’s ratio falls within 
guidelines established by the 
National Recreation and Park 
Association (NRPA). 

 

8) Acreage used for public/semi-
public purposes (i.e., municipal 
services, churches, cemeteries, 
schools, etc.) is 5.4 percent of the 
total, or 3,340 acres. 

 

9) A very small amount of land is 
used for the office category (308 
acres or approximately one-half of 
one percent of the total land 
acreage in Waco). 

 

                                                      
1-13  Waco Comprehensive Parks, Recreation, and Open Space 

Master Plan, Carter-Burgess Consultants. 
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10) Retail land use in Waco, at  .73 
acres per 100 persons or 
approximately 1.2 percent of the 
total acreage in the city, is slightly 
above the generally accepted 
average of 0.50 percent. 

 

11) The relatively high percentage of 
retail land usage may be related to 
the presence of a major Texas 
thoroughfare, Interstate Highway 
35, and other highway systems 
that make Waco easily accessible 
to surrounding communities. 

 

12) Acreage used for commercial 
purposes in the city is 
approximately 3.7 percent of the 
total.  

 

13) Land used for commercial 
purposes is located primarily 
along the major thoroughfares in 
Waco, which include Interstate 
Highway 35, State Highway 6, 
U.S. Highway 84/Waco Drive, 
Valley Mills Drive, and other 
regional highways leading into the 
city.  

 

14) The amount of vacant land slightly 
exceeds the amount of developed 
land in Waco.  Approximately 
28.5 percent of the city’s total 
acreage is developed; 33 percent 
remains vacant. 

 

15) In the vacant category are a large 
number of platted residential lots, 
the majority of which are located 
in the central and northern areas of 
the city. 

 

 

 

16) The city has a considerable 
amount of vacant land within its 
extra-territorial jurisdiction (ETJ). 

 

17) Several bodies of water lie within 
the city’s jurisdictional limits:  
Lake Waco, located in the mid-
west part of the city; a portion of 
the Bosque River in the northwest; 
and a large portion of the Brazos 
River, which winds through the 
center of the city.  All have 
implications for land use, and all 
are tremendous assets to the 
community. 

 
 

EEXXIISSTTIINNGG  ZZOONNIINNGG    
CCHHAARRAACCTTEERRIISSTTIICCSS 

 
Zoning is primarily a tool used to 
implement a community’s land use 
objectives.  Therefore, it can also be 
stated that zoning is used to 
implement the guidelines outlined in a 
city’s Comprehensive Plan, because 
the Comprehensive Plan is directly 
related to a community’s land use 
objectives.  The fact that these three 
elements, (1) a community’s land use 
objectives, (2) zoning, and (3) the 
Comprehensive Plan, are interrelated 
should be expressed in a city’s land 
use policies. 
 
The following table (Table 1-28) is a 
listing of the current zoning districts in 
the city of Waco, and the amount of 
acreage designated to each district.  
All were approved on September 16th 
of 1986. 
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Table 1-28 
ZONING DISTRICT ACREAGE 

City of Waco, Texas 
  

   

ZONING DISTRICT ACREAGE PERCENTAGE 
      

      

Residential Districts 26,534.7 68.71% 
      
   

R-1A : Single-Family Detached (Low-Density) 607.1 1.57% 
R-1B: Single-Family Detached (Moderate Density) 23,092.6 59.80% 

R-1C: Single-Family Detached (Unusual Site Development) 16.1 0.04% 
R-2: Single-Family Attached (Moderate Density)  1,932.6 5.00% 

R-3A: Multiple-Family (Moderate Density) 42.5 0.11% 
R-3B: Multiple-Family (Higher Density) 241.8 0.63% 
R-3C: Multiple-Family (Urban Setting) 183.8 0.48% 
R-3D: Multiple-Family (High Density) 0.5 0.00% 

R-3E: Multiple-Family (Highest Allowable Density) 417.7 1.08% 
      

   

Commercial Districts 3,523.9 9.12% 
      
   

C-1: Community Commercial District (Adjacent to Multi-
Family Areas) 5.4 0.01% 

C-2: Community Commercial District (Accessibility to Major 
Thoroughfares, Adjacent to Multi-Family Areas) 905.4 2.34% 

C-3: General Commercial District (Variety of Non-Residential 
Uses) 2,367.0 6.13% 

C-4: Central Commercial District 145.0 0.38% 
C-5: Service Commercial District 101.1 0.26% 

      

   

Office Districts 2,226.6 5.77% 
      
   

O-1: Community-Oriented Office District (Adjacent to 
Residential Areas) 92.3 0.24% 

O-2: Office District (Adjacent to High-Density Residential 
Areas) 1,988.7 5.15% 

O-3: Office Limited Commercial District (Nonresidential 
Setting) 145.6 0.38% 

      

   

Industrial Districts 5,606.8 14.52% 
      
   

M-1: Office and Restricted Industrial District 297.2 0.77% 
M-2: Light Industrial District 4,861.8 12.59% 

M-3: General Industrial District 447.8 1.16% 
      

   

Planned Unit Districts (PUD) 723.3 1.87% 
      

Source: City of Waco Zoning Map  
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SSppeecciiaall  DDiissttrriiccttss  ((SSeecc..  2288--779966))          
 

The following are several special 
overlay districts created by the City of 
Waco for unique areas in need of 
specific design standards. 
 

((11))  SSPPEECCIIAALL  DDIISSTTRRIICCTT  BBRRAAZZOOSS  RRIIVVEERR  

CCOORRRRIIDDOORR  
 

The purpose of this special district is 
the addition of an overlay zone to 
ensure orderly development of the 
Brazos River corridor as a center for 
quality recreation, convention, 
tourism, residential, and office 
facilities.  The ordinances applying to 
this district are designed to preserve 
the character of the Corridor, to 
promote continued private 
development in the area, and to 
maximize opportunities to ensure 
sustained public and private 
investment. 
 
Regulations in this special overlay 
district apply to each parcel of land 
within it.  Any regulations imposed by 
other district classifications also apply. 
 
Permitted uses include all of those 
allowed within the base district; 
however, several types of land uses 
are expressly prohibited within the 
overlay district.  They include, but are 
not limited to, manufactured homes, 
self-storage warehouses, several types 
of manufacturing processes, and 
outside open storage. 
 
Buildings constructed in the Brazos 
River Corridor District cannot be 
within 25 feet of the Brazos River, 

Martin Luther King, Jr. Boulevard, 
and University parks Drive.  In 
addition, no more than 80 percent of 
the lot area on each parcel may be 
covered by impervious surfaces.  

  

((22))  SSPPEECCIIAALL  DDIISSTTRRIICCTT  CCOOLLLLEEGGEE  AANNDD  

UUNNIIVVEERRSSIITTYY    
 

The purpose of this overlay district is 
to provide for development in 
locations having close proximity to 
educational facilities; the development 
should be related to characteristic uses 
and activities associated with college 
and university environments.  This 
ordinance promotes both flexible site 
development and higher quality 
development in general. 
 
Every parcel of land in this special 
district is subject to the regulations of 
the district.  Because this is an overlay 
district, regulations imposed by other 
district classifications also apply. 
 
Permitted uses include all of those 
allowed under the base district zoning 
regulations.  In addition, R-3 District 
office and retail uses are permitted on 
the ground floor of any structure 
within this district. 

 

Yard setbacks may be reduced for 
structures in this overlay district that 
are subject to restrictions imposed by 
R-3B, R-3C, R-3D, R-3E or O-2 
Districts.  This flexibility is intended 
to encourage the maintenance of more 
usable open space and preservation of 
existing vegetation. 
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((33))  SSPPEECCIIAALL  DDIISSTTRRIICCTT  

NNEEIIGGHHBBOORRHHOOOODD  CCOONNSSEERRVVAATTIIOONN  
 

The purpose of this district 
designation is to encourage 
maintenance of older residential areas 
and to promote infill and a variety of 
new housing developments in existing 
neighborhoods, thereby enhancing the 
residential environment in quality and 
scale. 
 
Regulations also apply to each parcel 
of land in the district.  Regulations 
imposed by the base district also 
apply. 
 
Permitted uses include all of those 
allowed within the base district.  In 
addition, attached single-family 
dwellings, duplexes and townhouses 
of not more than four units are 
permitted.  Expressly prohibited in 
this district are automobile sales. 
 
 

GGeenneerraall    
DDeevveellooppmmeenntt  SSttaannddaarrddss 

 

((11))  PPAARRKKIINNGG,,  LLOOAADDIINNGG  &&  SSIITTEE  

AACCCCEESSSS  RREEQQUUIIRREEMMEENNTTSS  IINN  NNOONN--
RREESSIIDDEENNTTIIAALL  DDIISSTTRRIICCTTSS  
 

♦ All parking lots and driveways 
are required to be graded for 
proper drainage & provided with 
an all-weather surface, as 
approved by the City engineer. 

♦ Minimum driveway dimension 
requirements are as follows: not 
less than 16 feet or more than 36 
feet in width. 

♦ Minimum width of emergency 
access lanes is 16 feet.  Lanes 
must be unobstructed and clearly 
marked. 

♦ Off-street parking requires 
minimum dimensions as follows: 
 width of 12 feet, length of 45 
feet, and height of 15 feet. 

 

 

((22))  SSIITTEE  CCOOVVEERRAAGGEE  &&  OOPPEENN  SSPPAACCEE  

RREEQQUUIIRREEMMEENNTTSS    
 

♦ Maximum coverage of the site in 
all Office districts is 85 percent 
of the total lot area. 

♦ Maximum coverage of the site in 
all Commercial and Industrial 
districts, except the C-4 district, 
is 90 percent of the total lot area. 

♦ Maximum coverage of the site in 
all Residential districts and for 
residential uses in the O-2 district 
is 75 percent of the total lot area. 

♦ Usable open space accessible to 
residents: not less than 50 percent 
of total lot area not covered by 
structures and paved areas. 

 

 

((33))  LLAANNDDSSCCAAPPIINNGG  RREEQQUUIIRREEMMEENNTTSS    
 

♦ Site work permits are required, 
except in single-family resi-
dential districts. 

♦ All open spaces on the site are 
required to be permanently 
landscaped; all cuts and fills are 
required to be restored through 
the planting of appropriate 
vegetation. 
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RReesseerrvveedd  ffoorr  PPllaattee  11--55    

CCIITTYY  OOFF  WWAACCOO  ZZOONNIINNGG  MMAAPP    
((TToo  BBee  IInncclluuddeedd  AAtt  AA  LLaatteerr  DDaattee)) 
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♦ Property which abuts public 
rights-of-way (except alleys) 
require boundary landscaping.  
Applicable districts:  Office, 
Commercial, and Industrial 
districts. 

♦ Landscaping is required for all 
parking lots containing ten or 
more spaces.  Required ratio is as 
follows:  ten square feet of 
landscaped area must be provided 
for every 400 feet of parking 
space area. 

♦ Interior parking lots must be 
landscaped with trees and border 
vegetation.  

 

 

((44))  SSCCRREEEENNIINNGG  RREEQQUUIIRREEMMEENNTTSS    
 

♦ Screening is required along all lot 
lines in Office, Commercial, or 
Industrial districts where property 
abuts an R district; and in R-3 
districts where property abuts R-
1 and/or R-2 districts. 

♦ Screening is required to be either 
a solid wood fence or masonry 
wall at least six feet in height. It 
can also be an all-season 
landscaped screen four feet in 
width, planted densely with 
deciduous and evergreen shrubs 
and trees, that have an initial 
height of 3 feet but shall attain a 
height of 6 feet within 36 months 
of installation. 

♦ Mechanical equipment on the 
roof, ground or building must be 
screened from public view with 
materials that are harmonious 
with the building; or the 
equipment must be positioned in 
such a manner as not to be visible 
from any public street. 

♦ Trash containers in multi-family 
and nonresidential areas are 
required to be completely 
screened on three sides, with 
solid fencing of wood or masonry 
construction and a minimum 
height of seven feet. 

 
 

((55))  SSIIGGNN  RREEQQUUIIRREEMMEENNTTSS    

((AARRTTIICCLLEE  VVIIIIII))    
 

♦ All signs with flashing, moving 
or rotating lights or signs 
resembling traffic control signs 
are prohibited. 

♦ Political signs are allowed in all 
districts, with the exception of the 
Brazos River Corridor Overlay 
District.  

♦ Signs on and projected over 
buildings are restricted, except as 
attached on-premises signs and 
subject to certain guidelines. 

♦ Signs on public rights-of-way are 
prohibited. 

♦ Temporary signs are allowed as 
construction, development or real 
estate signs with certain 
restrictions. Signs promoting 
openings and or occasional sales 
are allowed on a temporary basis. 

♦ Permits are required for all signs 
that are larger than 10 square feet 
or with a height greater than 8 
feet, for illuminated signs, for 
signs with moving elements and 
for signs projecting more than 18 
inches from any wall, roof, 
parapet or eave. 
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♦ All government signs, con-
structed in accordance with 
applicable requirements, are 
allowed in all districts. 

♦ Specific types of signage 
including on-premise, off-
premise, mobile, and highway 
control zone signage are subject 
to detailed sign standards. 

 

 

The implementation of the majority of 
Waco’s current land use-based 
policies can be effected through 
existing zoning ordinances.  How-
ever, a thorough examination of 
current zoning ordinances should be 
undertaken to ensure the imple-
mentation of recommendations issuing 
from this Comprehensive Plan. 
 

 

CCOOMMMMUUNNIITTYY//UURRBBAANN    
DDEESSIIGGNN 

 

Waco’s urban character is a contrast 
of the old and the new, the city’s 
development patterns reflecting the 
evolution from traditional to modern 
urban design.  Both the contrasting 
relationship of old and new, and the 
process of development of the city’s 
commercial corridors are two of the 
most significant characteristics of the 
urban layout of Waco today.  Not 
unlike other older central Texas cities, 
Waco’s traditional residential and 
commercial core is dominated by 
retail and commercial land uses which 
have developed along the city’s 
thoroughfares.  The original grid 
pattern of the central city and single-
family residential neighborhoods 
contrast with newer curvilinear 

residential street patterns and more 
concentrated non-residential areas.  
This has created a perceptible division 
between the older areas in the eastern 
and northern portions of Waco and 
newer development toward the 
western and southern areas of the city. 
Several significant urban elements are 
shown on Plate 1-6.  A city of great 
diversity and historical charm, Waco 
has a unique community fabric shaped 
by numerous facets symbolic of its 
evolution and heritage, including the 
following: 

 
♦ The Downtown District; 
♦ Historic Structures; 
♦ Older Residential Areas; 
♦ Newer Residential Areas; 
♦ Highway-Oriented Commercial 

Corridors; 
♦ Industrial Areas; 
♦ Development Adjacent to Lake 

Waco; 
♦ The Brazos River Corridor;  
♦ Baylor University; 
♦ McLennan Community College; 
♦ Texas State Technical College; 
♦ Heart of Texas Fairgrounds; 
♦ Waco Regional Airport; and, 
♦ Cameron Park and Zoo. 

 
Other important urban design 
elements include the transportation 
corridors (shown on Plate 1-6), public 
and semi-public institutions such as 
the Waco Civic Theater, Waco 
Convention Center, and major 
viewsheds over Lake Waco.  The 
major community components are 
further described in the following text. 
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TThhee  TTrraaddiittiioonnaall  DDoowwnnttoowwnn  
 

The Central Business District/ 
Downtown Waco area is identified on 
Plate 1-6 as the traditional core of the 
city.  While the district experienced 
decline during past decades, as did 
many other downtowns across the 
nation, Waco’s downtown has been 
enjoying a resurgence of growth and 
prosperity.  The incorporation of 
economic development incentives and 
other programs have helped this area 
to become competitive.  Numerous 
restaurants, businesses, hotels, and 
government offices have located to the 
downtown area within the last ten 
years.  Some residential uses such as 
‘loft’ apartments have created 
renewed interest among students and 
young professionals in relocating to 
the downtown.  While some areas and 
their edges will continue to require 
more intensive development efforts, 
the opportunities for both residential 
and non-residential uses continue to 
advance the Central Business District 
and Downtown Waco as a viable site 
for residential, business, cultural, 
tourism, and recreational activity.  
Some of Downtown Waco’s features 
include the following: 
 

♦ Suspension Bridge; 
♦ Indian Spring Park; 
♦ Martin Luther King, Jr. Park; 
♦ ALICO Building; 
♦ City Hall; 
♦ McLennan County Courthouse; 
♦ Convention Center Complex;  
♦ Dr. Pepper Museum; 
♦ Historic churches; 
♦ Old Waco High School; 
♦ Mary Avenue Warehouse Area; 

♦ Hippodrome Theater; 
♦ Historic Railroad Depot and 

Freight Station; 
♦ Paul Quinn Campus; and, 
♦ Historic Homes and Museums. 

  
  

OOllddeerr  RReessiiddeennttiiaall  AArreeaass 
 

Typically, traffic corridors traverse the 
older residential neighborhoods in 
Waco, which are interspersed among 
non-residential areas.  Developed 
during Waco’s initial growth period, 
which occurred prior to the l960’s, 
these older neighborhoods, historical 
reminders of Waco’s past, are being 
revived and preserved.  Characterized 
by one-story single-family residential 
units on small lots, with mature trees 
and sidewalks fronting wide streets, 
these older residential areas offer 
opportunities for first-time home-
owners and those who appreciate the 
character of the older neighborhood.  
Other smaller multi-family residential 
units, organized as gated complexes of 
two- to three-story buildings arranged 
around courtyards offer charm, 
seclusion, and convenience. 
 
Residents of these older areas are 
served by a variety of nearby retail 
services.  There are also many public 
parks and open spaces. While a few 
large parcels of undeveloped land are 
available, there are many vacant lots 
scattered throughout the older 
neighborhoods. 
 
The older residential areas, like the 
downtown, are important design 
elements of the city’s urban character. 
The preservation and renewal efforts 
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being expended on them are indicative 
of the city’s improved well-being. 
 
 

HHiigghhwwaayy--OOrriieenntteedd  CCoommmmeerrcciiaall  
CCoorrrriiddoorrss  

  

Numerous transportation corridors in 
Waco have experienced an explosion 
of highway-related commercial 
development over the years.  These 
“corridors,” which primarily serve 
regional areas, create the predominant 
image of Waco.  The automobile-
oriented design, composed at a time 
when the City had minimal 
development and few design standards 
to soften the cumulative effect of uses, 
has become a mélange of visual 
clutter.  Intensively and extensively 
developed with hotels/motels, 
restaurants, and other service-related 
retail and commercial establishments, 
as well as industrial sales and service 
facilities, the view suffers further from 
the multiplicity of large, barren 
parking lots, lack of screening of 
service/maintenance areas; and bigger 
and brighter signage to attract 
customers from fast-moving lanes of 
traffic. 
 

These corridors have also created 
visual and physical barriers within the 
city, isolating neighborhoods and 
rendering areas inaccessible except by 
automobile.  Multiple lane roadways, 
which are difficult to cross, are further 
compromised by widened frontage 
roads, large footprint buildings 
surrounded by enormous parking lots, 
high-speed traffic, and an absence of 
sidewalks.  The following corridors 
are typical of this type of roadway 
development in Waco:  

♦ Interstate Highway 35; 
♦ U.S. Highway 77; 
♦ Franklin Avenue; 
♦ La Salle Avenue; 
♦ Valley Mills Drive; and, 
♦ Waco Drive. 

 

 

IInndduussttrriiaall  AArreeaass  
  

The pattern of development of 
industry in Waco reflects a 
concentration of industrial enterprises 
in the northeastern and southern 
portions of the city.  Today, these 
areas are sites of major employment.  
Because of the availability of large 
tracts of land, it can be expected that 
industry will continue to find the area 
attractive. The creation of campus-like 
settings to attract corporate venues 
may make the area even more 
attractive to corporations.  The Waco 
Economic Development Plan outlines 
potential recruitment strategies to 
attract various employment sectors.  
How Waco’s major industrial areas 
develop will influence the types of 
industrial uses/employers it will be 
able to attract.   
 
 

DDeevveellooppmmeenntt  AAddjjaacceenntt    
ttoo  LLaakkee  WWaaccoo  

  
Valued for its recreational 
opportunities and beauty, as well as 
being the primary source of municipal 
water for the city (see the 
Infrastructure Section), Lake Waco is 
one of the most important natural 
features  in  the  region.  Recreational  
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areas existing near the lake include 
parks operated by the Corps of 
Engineers, country clubs, the City of 
Waco Park, and public and private 
marinas and golf courses. 
 
A concentration of low-density 
residential areas dominates much of 
the eastern portion of Waco.   The 
western portion of the city and its ETJ 
area adjacent to the lake is an 
attractive area for new residential 
development.  Challenges to the City 
will be the balancing of demands for 
development and recreational inter-
ests with the issues of water 
availability and quality. 
 
 

DDeevveellooppmmeenntt  iinn  tthhee  
BBrraazzooss  RRiivveerr  CCoorrrriiddoorr  

  

The Comprehensive Land Use Plan 
written in 1983 recommended that the 
Brazos River Corridor be carefully 
developed as the centerpiece of Waco. 
The City has taken major steps to 
accomplish that goal.  The Brazos 
River Corridor Development Plan, 
prepared by Downtown Waco, Inc., 
identified several physical and 
economic improvements to enhance 
the preservation and development of 
this natural feature.  The Development 
Plan establishes comprehensive policy 
recommendations for three geographic 
areas along the Brazos River:  (1) The 
Park-Residential District; (2) The 
Urban District; and (3) The 
University-Cultural District.  All three 
areas extend along either side of the 
Brazos River from Lake Shore Drive 
to Baylor University and the low-
water dam.  The Corridor 
Development Plan also sets forth 

recommendations/actions for the 
management of the development of 
the Corridor.  Recently, Downtown 
Waco, Inc. presented to the City 
Council a set of comprehensive 
Guidelines for Development.  
Approved by Council, the guidelines 
are one component of a 
comprehensive marketing and 
management strategy to ensure 
coordinated, quality development of 
the Brazos River Corridor.   
 
Some of the Plan recommendations 
are presented as follows: 
 
1) Consider the natural and manmade 

beauty of the area.  The Brazos 
River Corridor is topographically 
diverse, offering a medley of 
cliffs, escarpments and plains.  
Encourage developers to respect 
and protect existing topography, 
architectural character and 
desirable vegetation. 

 
2) Utilize the plan review process to 

ensure generous green space in the 
district. 

 
3) Connect the various waterfront 

activities/facilities through a series 
of walkways, bike trails, and street 
systems. 

  
4) Place a high priority on develop-

ment with a strong orientation 
toward tourism and nighttime 
activities. 

 
5) Address problems of deteriorating 

and vacant buildings and 
inappropriate uses. 
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6) Address the issue of public access. 
 Encourage the extension of the 
riverwalk on both sides of the 
river. 

 
7) Work with owners of under-

utilized, undervalued properties in 
the Corridor to enhance the 
attractiveness of their properties. 

 
8) Place a high priority on new, 

market-rate residential develop-
ment, and quality rehabilitation of 
deteriorating housing stock and 
architecturally compatible resi-
dential infill. 

 
9) Encourage water-dependent and 

water-enhanced land uses, which 
preserve and capitalize upon the 
natural beauty of the area. 

 
10) Utilize the existing Planned Unit 

Development review process to 
manage mixed-use development. 

 
11) Recognize and optimize the 

development potential of the east 
side of the river. 

 
12) Utilize marketing, public partic-

ipation and targeted incentives to 
encourage commercial retail 
establishments, restaurants, urban-
scale residences, cultural 
amenities and public recreation. 

 
13) Provide drinking fountains, 

benches and bike racks along the 
trail system. 

 
 

14) Improve better parking areas 
within the Corridor through better 
signs, landscaping, and direct 
access to pedestrian walkways. 

 
 
Many cities across the country have 
successfully developed their river 
corridors as economically viable 
centers for tourism, commerce, culture 
and residential sites.  As one of the 
most pristine rivers in the state, the 
Brazos River should be cautiously 
developed.  The City should seek the 
highest quality development to 
maximize the full potential of the 
Brazos River Corridor to the benefit of 
Waco and the region. 
 
 

BBaayylloorr  UUnniivveerrssiittyy  
  
The area surrounding Baylor 
University consists of a large 
percentage of multi-family dwelling 
units necessary to support the large 
student population of almost 14,000 
students.  The saturation of the area 
with multi-family housing has 
impacted nearby neighborhoods which 
were originally single-family. Baylor 
University recognizes its impact upon 
the community, and is coordinating 
efforts with the City on issues 
concerning Baylor’s growth and future 
needs and the City’s redevelopment 
efforts in areas adjacent to the campus. 



  

D u nn k ii n ,  S ee ff kk o   &  A s s o cc ii aa tt ee ss ,  I n cc .  

  SSeeccttiioonn  22  

GGOOAALLSS  &&  OOBBJJEECCTTIIVVEESS  

 

  
 

  CC ii tt yy   oo ff   WW aa cc oo   
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IINNTTRROODDUUCCTTIIOONN 
 

The Comprehensive Plan establishes 
the goals and objectives that will 
help shape and direct Waco’s growth 
and development for the next ten 
years and beyond. Based upon the 
goals and objectives presented in this 
Section, subsequent implementation 
policy recommendations discussed in 
Section 11 of the Plan address “how” 
the community can achieve its 
vision.   
 
 

EESSTTAABBLLIISSHHIINNGG  AA      
SSHHAARREEDD  VVIISSIIOONN 

 

The Plan is premised upon a shared 
vision of the community.  Appointed 
by elected City officials to represent 
the community at large, members of 
the Comprehensive Plan Steering 
Committee and the Vision 2020 
Committee set forth to articulate the 
long-term vision of Waco which: 

 
Firmly establishes Waco as 
a progressive and safe 
community, dedicated to 
maintaining and improving 
the quality of life for all its 
citizens, to preserving its 
unique character and 
natural resources, and to 
promoting excellence in 
education, through econom-
ic development and orderly 
growth.   

 
 
 

This vision statement reflects the 
unique characteristics and values of 
the community. In the context of the 
community’s desire to maintain a 
high standard of living and quality of 
life, the vision reflects a concept of 
how Waco will look in the next few 
decades.  Among those ideals shared 
by the community are the following: 

 
♦ Promotion of community safety 

and security; 
♦ Preservation, enhancement and 

redevelopment of the downtown 
area; 

♦ Promotion of affordable living, 
including a variety of housing 
choices for all age groups & 
income levels; 

♦ Development of Waco as a “full 
life cycle” community; 

♦ Support of efficient and orderly 
growth/ development; 

♦ Development of a reasonable 
tax structure and stable tax base; 

♦ Development of progressive and 
proactive public policy; 

♦ Encouragement of quality shop-
ping, personal services and 
medical facilities; 

♦ Development of attractive facil-
ities and opportunities for 
tourism; 

♦ Creation of a “home town” 
atmosphere; 

♦ Expansion of recreational and 
entertainment opportunities for 
groups of diverse age and 
ability; 

♦ Support of well-maintained 
public facilities and infrastruc-
ture; 
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♦ Advancement of diverse and 
progressive economic oppor-
tunities; 

♦ Encouragement of racial and 
cultural harmony; 

♦ Promotion of excellence in 
education and vocational oppor-
tunities; 

♦ Strengthening of community 
beautification and enhancement 
efforts (i.e., civic pride); 

♦ Preservation and protection of 
natural resources and habitats, 
(i.e., rivers, lakes, wetlands, 
areas of mature tree cover, etc.); 

♦ Support of responsive and 
responsible governance; 

♦ Advancement of citizens’ pro-
fessional and personal enrich-
ment; 

 
 

GGOOAALLSS  &&  OOBBJJEECCTTIIVVEESS 

 

The goals and objectives comprise 
the framework from which policy 
and implementation methods are 
developed. 
  
GGOOAALLSS are general statements 
pertaining to the City's desired 
physical, social and economic 
environment.  Goals represent the 
standards for quality of life in the 
community, and are the framework 
for policy and development 
decisions. 
 
O

PPOOLLIICCIIEESS clarify the City’s position 
on specific objectives and encourage 
specific courses of action that must 
be taken to achieve those objectives.  
Public policy establishes the   
parameters and standards of the 
objectives, against which subsequent 
actions may be measured and 
evaluated. The City’s policies and  
implementation strategies activate  
adopted recommendations derived 
from the Comprehensive Plan.  
 
The goals and objectives formulated 
through the comprehensive planning 
process apply to the following areas: 
 
♦ Economic Development:  

Employment, Business Growth 
& Tourism; 

♦ Physical Form of the City; 

♦ Transportation and the 
Thoroughfare Network; 

♦ Infrastructure and Utility 
Systems; 

♦ Public Facilities and Services; 

♦ Fiscal Responsibility; 

♦ Quality of Life; 

♦ Housing, Historic Preservation 
and Community Livability; 

♦ The Environment;   
 
 

OBBJJEECCTTIIVVEESS articulate the types of 
activities required to achieve the 
stated goals. 
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EEccoonnoommiicc  DDeevveellooppmmeenntt::  
EEmmppllooyymmeenntt,,  BBuussiinneessss  GGrroowwtthh  
&&  TToouurriissmm  

 

GGOOAALL  11:: Provide a stable, high 
quality economic environment that 
encourages high employment levels 
in order to fully utilizes the region’s 
human and educational resources 
(refer to the Waco Economic 
Development Plan, Appendix A). 

 

OObbjjeeccttiivveess::  
 

1.01 Define “economic devel-
opment” and the roles of the 
various partners in the 
economic development pro-
cess. 

 
1.02 Develop an economic develop-

ment policy/strategy consistent 
with the City’s desire to 
manage growth and its effects. 

 
1.03 Support public and private 

sector initiatives that promote 
Waco as a premier business 
and tourism site. 

 
1.04 Encourage economic develop-

ment strategies that comple-
ment and advance   land use 
objectives for various geo-
graphic areas of Waco. 

 
1.05 Develop strategies to retain 

existing businesses in Waco. 
 
 
 

1.06 Utilize strategies to attract 
desirable new business 
enterprises to Waco (i.e., 
marketing campaigns that 
highlight the qualities and 
assets of the community). 

 
1.07 Provide quality housing, neigh-

borhoods and community facil-
ities and services to attract and 
retain business and industry 
(i.e., utilities, transportation 
systems, etc.). 

 
1.08 Encourage and develop 

employment opportunities for 
all segments of Waco’s popu-
lation. 

 
1.09 Reassess and revise, as 

necessary, the City’s economic 
development and incentive 
policies (i.e., business expan-
sion, retention, relocation, etc.). 

 
1.10 Develop/revise participation 

policies for infrastructure 
improvements to ensure that 
the planning of economic 
development objectives for 
specific areas receive input of 
the affected citizens (i.e., plans 
established for special desig-
nated districts. 

 

1.11 Develop economic develop-
ment strategies to encourage 
reinvestment within areas of 
the city that are historically 
and/or culturally significant, 
such as the downtown area. 

 

1.12 Increase funding for economic 
development activities. 
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1.13 Promote Waco’s role as the 
regional distribution and mer-
chandising center, as well as 
the center for processing and 
distribution of agricultural 
products, for the central Texas 
region. 

 

1.14 Advance interjurisdictional co-
operation and coordination in 
economic development efforts 
(i.e., with various Chambers of 
Commerce, McLennan County, 
surrounding counties and near-
by communities, etc.). 

 

1.15 Increase educational oppor-
tunities for all Waco citizens 
through the utilization of all 
educational institutions (i.e., 
continuing education, work-
study programs, financial 
assistance, G.E.D. programs, 
customized training; night and 
weekend curricula, etc.). 
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1.16 Ensure that local economic 

development efforts take into 
consideration the long-term 
availability of water, both 
locally and regionally. 

 
  

GGOOAALL  22:: Establish and promote 
Waco as a recreational, cultural, 
convention and tourism center in the 
central Texas region (refer to the 
Waco Economic Development Plan, 
Appendix A). 
  

OObbjjeeccttiivveess::  
 

2.01 Develop new recreational, 
cultural, and tourism oppor-

tunities and attractions that 
transform Waco into an 
attractive tourist destination 
city. 

 

2.02 Develop new funding alter-
natives and resources to 
promote tourism and recreation 
venues. 

 

2.03 Develop a promotional and 
publicity strategy to inform 
residents and visitors of current 
attractions and special events.  

 
 

PPhhyyssiiccaall  FFoorrmm  ooff  tthhee  CCiittyy  
 

GGOOAALL  33:: Provide opportunities for 
coordinated, well-planned growth 
and development, while retaining the 
Waco’s “central city” character. 
(refer to the Future Land Use Plan, 
Section 8). 
 
OObbjjeeccttiivveess::  
 

3.01 Maintain a continuous, coor-
dinated planning process that 
involves citizens, stake-
holders, City Council, City 
boards/commissions, City de-
partments, and other public and 
private entities in policy 
development and decision-
making. 

 
3.02 Encourage the efficient use of 

land in the provision of 
essential public infrastructure 
and facilities. 
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3.03 Promote the future develop-
ment of a variety of high 
quality land uses to support the 
residential, employment, busi-
ness, governance and leisure 
needs of the citizenry. 

 
3.04 Utilize the Future Land Use 

Plan in daily decision-making 
regarding land use and 
development proposals. 

 
3.05 Adhere to adopted polices and 

guidelines pertaining to speci-
fic districts, areas, and uses 
when reviewing zoning and 
development requests (for 
example, historic preservation 
guidelines, guidelines for the 
conservation of ecologically 
sensitive areas; development 
guidelines for transitional and 
infill areas; and the Brazos 
River Corridor development 
guidelines, etc.). 

 
3.06 Determine appropriate loca-

tions for future residential and 
nonresidential development, 
while considering existing 
neighborhoods and natural 
features. 

 
3.07 Develop strategies to arrest and 

reverse deterioration within   
transitional neighborhoods and 
to maintain and preserve stable 
neighborhoods. 

 
3.08 Create transitions and buffer 

areas between residential and 
nonresidential areas and other 
incompatible land uses. 

3.09 Include in the planning  process 
as appropriate educational 
institutions (McLennan Com-
munity College, Texas State 
Technical College, TSTC, 
Baylor University; and the 
Waco Independent School 
District, etc.) 

 

 

GGOOAALL  44:: Encourage development 
of quality residential housing 
throughout the city that is responsive 
to the diverse housing market needs 
of the community (refer to Housing 
Strategies, Section 4). 
 
OObbjjeeccttiivveess::  
 

4.01 Establish design criteria for 
single-family and/or multi-
family developments that 
incorporate environmental fea-
tures that address issues of 
health and safety and promote a 
sense of pride and well being 
among the residents (i.e., 
landscaping and site design 
standards, etc.). 

 

4.02 Identify areas on the Future 
Land Use Plan appropriate for 
a variety of residential 
densities. 

 

4.03 Preserve and protect single-
family neighborhoods from 
high traffic volumes, congest-
ion and through traffic 
generated by commercial and 
high-density residential areas. 
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4.04 Develop comprehensive dens-
ity strategies to ensure that 
infrastructure systems (e.g., 
water, waste-water, roadways, 
etc.) will be adequate to 
accommodate future growth 
and development. 
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GGOOAALL  55:: Promote high standards 
for the development of non-
residential uses responsive to the     
market and economic development 
needs of the community (refer to the 
Future Land Use Plan, Section 8). 
 

OObbjjeeccttiivveess::  
 

5.01 Adopt development and design 
guidelines and overlay zoning 
districts if appropriate, for 
nonresidential properties locat-
ed along the city’s major 
arterials, including but not 
limited to Interstate Highway 
35, U.S. Highways 77 and 84, 
and State Highway 6. 

 
5.02 Designate additional areas 

suitable for future commercial, 
industrial and/or business park 
development within the city. 

 
5.03 Develop and strengthen design 

guidelines that address the 
establishment of   transition 
and buffer zones between 
nonresidential developments 
and residential neighborhoods. 

 
5.04 Implement a system of   over-

sight and management that 
addresses the upgrading of 
deteriorating commercial and 

industrial areas within the city. 

GGOOAALL  66:: Promote coordinated 
growth and physical expansion of the 
city (refer to the Future Land Use 
Plan, Section 8). 
  

OObbjjeeccttiivveess::  
 

6.01 Adopt a vision statement that 
reflects the City’s desire for 
quality core development vs. 
the trend toward outward 
expansion. Develop a compre-
hensive growth strategy for the 
long-term development of the 
community. 

 

6.02 Plan for continued growth 
quality development in the ETJ 
that improves the City’s overall 
quality of life and economic 
viability. 

 

6.03 Incorporate sensitivity to exist-
ing neighborhoods and natural 
features into all development 
planning (i.e., Lake Brazos, 
Lake Waco, Bosque and 
Brazos Rivers, Mammoth Site, 
etc.). 

 

6.04 Continue cooperative efforts 
(e.g., coordination in site plan-
ning, school locations, traffic 
flow patterns, etc.) with the 
Waco Independent School 
District and with local colleges 
and universities in planning for 
adequate facilities to serve the 
educational needs of the City’s 
growing population and its 
diversified work force. 
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6.05 Develop financing strategies to 
absorb the costs of growth of the 
city and the ETJ. 

 

6.06 Ensure orderly, manageable 
growth into outlying/ETJ areas 
through the programmed exten-
sion of infrastructure (e.g., 
water, wastewater, streets, etc.). 

 
 

GGOOAALL  77:: Promote the development 
of existing vacant properties 
(particularly infill parcels) within the 
city of Waco (refer to Housing 
Strategies, Section 4). 
 
OObbjjeeccttiivveess::  
 

7.01 Explore various alternatives and 
programs for infill development 
within the city’s Downtown area 
and older residential neigh-
borhoods; reference specific 
development plans, (i.e., the 
Brazos River Corridor Plan). 

 
7.02 Ensure the enforcement of City 

codes adopted to protect the 
public health, safety, and 
welfare, (i.e., removal of 
hazardous/unsightly structures 
and junk, mowing high grass 
and weeds, litter control, etc.). 

 

 

GGOOAALL  88:: Continue proactive plan-
ning efforts in the redevelopment of 
the city’s Central Business District to 
preserve its heritage, character, and 
image as the “heart” of the city, 
thereby increasing community pride, 
while creating an environment that is 

conducive to revitalization (refer to 
the Future Land Use Plan, Section 
8). 
 

OObbjjeeccttiivveess::  
 

8.01 Promote public and private re-
investment in the downtown 
area to ensure its long-term 
economic viability, and preserve 
its heritage and “central city” 
character as a site of social 
interaction, commerce, and 
entertainment. 

 

8.02 Encourage restoration, reno-
vation and adaptive reuse of 
historic and other significant 
structures. 

 

8.03 Consider development/ strength-
ening of special guidelines for 
the downtown area that address 
historic preservation and other 
downtown issues (i.e., street-
scape enhancements), thereby 
promoting downtown as a center 
for commerce, while preserving 
its historical and architectural 
character. 

 

8.04 Continue to coordinate down-
town enhancement and preser-
vation efforts with merchants’ 
and property owners’ assoc-
iation. 

 

8.05 Support public/private partner-
ships and creative initiatives for 
the downtown area such as 
walking museums, street 
vending, creative re-use of 
vacant structures, enhancement 
of open spaces for public 
assemblies and functions, etc. 
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GGOOAALL  99:: Utilize the Brazos River 
Corridor Development Plan to 
continue proactive planning efforts 
for the development of that special 
area (refer to the Brazos River 
Corridor Development Plan).  
  

OObbjjeeccttiivveess::  
 

9.01 Develop the Brazos River Cor-
ridor as a center for quality 
recreation, convention, tourism, 
housing and office facilities. 

 
9.02 Ensure quality development 

within the Corridor through 
adherence to special District 
ordinances and guidelines. 

 
9.03 Encourage amenities within the 

Corridor that will enhance the 
quality of the human environ-
ment as well as the pedestrian 
scale of the area. 

 
9.04 Provide adequate security and 

lighting within the Corridor to 
encourage night-time, as well as 
daytime, use of facilities. 

 
9.05 Encourage residential and infill 

development in the Corridor. 
 
9.06 Promote the development of 

quality office facilities within 
the Central Business District of 
Waco. 

 
9.07 Enlist the support of a variety of 

groups in the community to 
promote and support develop-
ment of the Brazos River 

Corridor, while maintaining the 
“one-stop shop” single-point-of-
contact management of develop-
ment concept. 

 
  

GGOOAALL  1100:: Coordinate planning for 
the enlargement of Lake Waco and 
development of the lakefront (refer 
to the Future Land Use Plan, Section 
8). 
  

OObbjjeeccttiivveess::  
 

10.01 Expand Lake Waco, and 
carefully plan for ideal, 
quality development along the 
lakefront. 

 
10.02 Continue to pursue the effort 

of raising Lake Waco’s water 
level. 

 
 

TTrraannssppoorrttaattiioonn  aanndd  tthhee  
TThhoorroouugghhffaarree  NNeettwwoorrkk  

 

GGOOAALL  1111:: Provide a transportation 
system that will effectively and 
economically serve the community’s 
existing and projected travel needs 
(refer to the Transportation Plan 
element, Section 3). 
  

OObbjjeeccttiivveess::  
 

11.01 Maintain a continuous, coor-
dinated transportation plan-
ning process that addresses 
long-term needs while 
facilitating short-term prob-
lem solving. 

PP aa gg ee                        CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00  22 -- 88   



    GG oo aa ll ss   &&   OO bb jj ee cc tt ii vv ee ss   
 
 

HK-C:/Waco/CompPlan/WGoalsCP2.doc (12/14/00) 

11.02 Define "adequacy" standards 
for the transportation system, 
and address capacity defi-
ciencies on major highways 
and arterials (i.e., Interstate 
Highway 35, Highway 185, 
Loop 340, etc.). 

 

11.03 Plan roadways to ensure 
adequacy of the thoroughfare 
systems relative to projected 
future needs (i.e., traffic 
impact analysis for larger 
projects, etc.). 

 

11.04 Identify and plan for various 
roadway types based upon 
how they are expected to 
function and upon expected 
build-out traffic volumes. 

 

11.05 Promote compatibility be-
tween roadway alignments/ 
improvements and the 
environment, character and 
land use patterns of the 
community. 

 

11.06 Ensure consideration of 
transportation efficiency in 
new development proposals. 

 

11.07 Minimize disruption of 
residential areas by minimiz-
ing traffic volumes and by 
planning that incorporates 
efficient dispersion of traffic 
to and from neighborhoods. 

 

11.08 Include transportation system 
considerations in the devel-
opment review process for 
the planning and alignment of 
future roadways, and prior-

itize safe, efficient on-and 
off-site access and vehicular 
circulation. 

 

11.09 Develop a unifying “theme” 
or other visual concept for 
consistent streetscape treat-
ment of appropriate 
thoroughfare rights-of-way, 
medians, and intersection 
corner areas. 

 

11.10 Continue reconstruction and 
improvement of existing 
streets. 

 

11.11 Explore traffic “calming” 
strategies to slow vehicular 
circulation, particularly with-
in residential neighbor-hoods 
and the downtown area. 

 

11.12 Develop funding alternatives 
for street improvements 
and/or replacement. 

 

11.13 Coordinate transportation 
planning with regional and 
intercity entities as 
appropriate (i.e., TXDOT, 
McLennan County, neighbor-
ing cities, the Waco 
Metropolitan Planning Or-
ganization, etc.). 

 
 

GGOOAALL  1122:: Optimize mobility and 
decrease dependency upon the 
automobile by encouraging multi-
modal, public transportation, and 
travel demand reduction alternatives 
(refer to the Transportation Plan 
element, Section 3). 
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OObbjjeeccttiivveess::  
 

12.01 Encourage multi-modal trans-
portation options (i.e., ped-
estrian access, bicycling, 
inline skating, equestrian, 
water craft on rivers and 
lakes, etc.). 

 

12.02 Encourage pedestrian activity 
and safety by improving and 
expanding the City’s side-
walk system. 

 

12.03 Encourage other modes of 
transportation by providing 
for alternatives to the 
automobile, wherever pos-
sible. 

 

12.04 Encourage residential devel-
opment in close proximity to 
colleges, universities and 
local major employers. 

 

12.05 Pursue travel reduction 
initiatives (e.g., car- and van-
pooling, flexible work 
schedules, telecommuting, 
etc.) that decrease depend-
ency upon the single-
occupancy vehicle. 

 

12.06 Continue to examine the role 
of the Waco Regional Airport 
and railroad transportation in 
the context   of long-term 
development planning. 

 

12.07 Ensure that the City of Waco 
is in a position to actively 
participate in the location 
decisions of any future high-
speed rail route. 

IInnffrraassttrruuccttuurree  &&    
UUttiilliittyy  SSyysstteemmss  

 

GGOOAALL  1133:: Ensure that utility and 
infrastructure systems (e.g., water 
supply, wastewater treatment, storm 
drainage, etc.) will adequately serve 
present and future residents and 
businesses (refer to Infrastructure, 
Section 6). 
  

OObbjjeeccttiivveess::  
 

13.01 Define standards to ensure 
adequate levels of service for 
public utility infrastructure 
systems: 
1.) Water treatment, storage 

and distribution; 
2.) Wastewater collection 

and treatment: 
3.) Storm water management 

and erosion control 
(including non-point  
source pollution preven-
tion). 

 
13.02 Provide utilities and infra-

structure to all residents and 
businesses in the most 
efficient, equitable and 
fiscally responsible manner 
possible. 

 
13.03 Develop capital recovery 

tables/schedules to ensure the 
efficient fiscal management 
and oversight of utility 
services. 
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13.04 Incorporate the Future Land 
Use Plan and related 
projections to help plan for 
future needed infrastructure 
improvements. 

 

13.05 Encourage new development 
in areas currently being 
served by utilities and 
infrastructure, or in areas 
where such utility extensions 
are economically feasible. 

 

13.06 Anticipate future water and 
sewer service demands in 
areas currently not being 
served; develop a plan for 
those anticipated demands. 

 

13.07 Extend infrastructure facil-
ities into newly developing 
areas in an efficient and cost-
effective manner. 

 

13.08 Encourage the timely, 
efficient provision of services 
by private/franchise utilities  
(telephone, gas, electricity, 
cable, etc.) to developing 
areas.  Utility lines should be 
placed underground, and 
providers should use shared 
conduits, wherever possible.  

 

13.09 Continue cooperative efforts 
with the Brazos River 
Authority to protect and 
improve water quality. 

 
13.10 Waco should pursue enabling 

legislation for the manage-
ment of development in the 
unincorporated areas sur-
rounding Lake Waco. 

 

13.11 Continue to pursue the effort 
of raising Lake Waco’s water 
level in order to ensure the 
City’s continued ability to 
provide water, both locally 
and within McLennan 
County. 

 

13.12 Schedule regular plan review, 
and update capital recovery 
mechanisms to recoup new 
development infrastructure 
costs. 

 

13.13 Use the development review 
process to coordinate develop-
ment and the provision of 
essential public infrastructure 
and utilities to developing 
areas. 

 

13.14 Continue monitoring and pro-
gramming for the repair and 
replacement of aging infra-
structure systems. 

 

13.15 Develop guidelines and other 
mechanisms to ensure that 
storm water runoff and 
potential non-point source 
pollution problems and 
development density will not 
adversely affect floodplains or 
other properties. Development 
guidelines should incorporate   
density objectives.   

 

13.16 Continue to pursue the effort 
of raising Lake Waco’s water 
level in order to ensure the 
City’s continued ability to 
provide water, both locally 
and within McLennan County. 
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13.17 Develop a long-range conser-
vation plan for water 
availability for Waco and the 
CCN area to ensure that there 
is at least a 50-year water 
supply. 

 
13.18 Coordinate planning with 

McLennan County and other 
jurisdictional entities (water 
and utility districts, etc.) to 
ensure long-term provision of 
adequate utility services for 
Waco’s residences and 
businesses. 
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PPuubblliicc  FFaacciilliittiieess  &&  SSeerrvviicceess  
 

GGOOAALL  1144:: Ensure public services 
and facilities (i.e., police and fire 
protection, library services, admin-
istrative facilities, etc.) meet the 
present and future needs of the 
community (refer to the City’s 
Facility Master Plan and the 
summary contained within this 
Comprehensive Plan, Section 7). 
 

OObbjjeeccttiivveess::  
 

14.01 Define standards for adequate 
response/service levels for 
public services and facilities: 
1.) Police protection; 
2.) Fire protection and emer-

gency medical services; 
3.) Library services; 
4.) Solid waste management; 
5.) Public administrative fac-

ilities; 
6.) Public transportation and 

accessibility. 

14.02 Provide public services and 
facilities to all residences and 
businesses in the most 
efficient, equitable and fis-
cally responsible manner 
possible. 

14.03 Use the Future Land Use Plan 
and future population and 
employment projections to 
forecast needs for public 
services and administrative 
facilities. 

 

14.04 Encourage new development 
within areas that are already 
served by necessary public 
services and facilities, or 
where the provision of such 
services is feasible. 

 

14.05 Co-locate public facilities with 
other municipal facilities or 
with those of other quasi-
governmental jurisdictions 
(i.e., school districts, etc.) 
wherever possible. 

 

14.06 Continue developing a system 
of easily accessible, highly 
visible libraries to serve the 
ultimate population of Waco; 
establish the new central 
library as the hub of the City’s 
public library system. 

 

14.07 Utilize recycling and other 
solid waste management 
techniques that are fiscally 
practicable feasible and 
environmentally responsible. 

 

14.08 Continue efforts to support the 
cultural arts. 
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14.09 Improve public safety and 
security especially within 
neighborhoods and commer-
cial and tourism areas. 

 
14.10 Continue and strengthen coor-

dination with the Waco 
Independent School District, 
and other educational entities. 

 
14.11 Promote the public education 

system and encourage citizen 
involvement in the public 
school system. 

 
 

FFiissccaall  RReessppoonnssiibbiilliittyy  
 

GGOOAALL  1155:: Ensure that future 
community facility and service needs 
are met through sound long-range 
and fiscal planning (refer to the 
City’s Facility Master Plan and the 
summary contained within this 
Comprehensive Plan, Section 7). 
 

OObbjjeeccttiivveess::  
 

15.01 Utilize recommendations con-
tained within the Compre-
hensive Plan to inform the 
decision-making process of 
long- and short-range capital 
improvement projects (streets, 
water, sanitary sewer, storm 
water management, procure-
ment of major equipment, 
construction of public 
facilities, etc.). 

 
15.02 Ensure that the priorities 

established by the Compre-

hensive Plan are reflected in 
City staffing, real property 
acquisitions, infrastructure 
improvements, and facility 
construction and maintenance. 

 

15.03 Ensure fiscal responsibility, 
efficiency, and innovation 
etc., in governance and in the 
funding of capital improve-
ments. 

 

15.04 Strive for efficient use of land 
that positively adds to the 
City’s tax base. 

 

15.05 Ensure the future economic 
stability through continued 
recruitment of new business 
and industry in the context of 
planned development, and by 
locating them within certain 
areas to help support and 
subsidize the overall tax base. 

 

 

GGOOAALL  1166:: Maintain the strong 
financial position of the City of 
Waco through sound fiscal planning 
and careful budgeting of needed 
public improvements and facilities 
(refer to the City’s Facility Master 
Plan and the summary contained 
within this Comprehensive Plan, 
Section 7). 
 

OObbjjeeccttiivveess::  
 

16.01 Maintain a responsible and 
fiscally strong operating 
budget, and balance the 
provision of public services 
and facilities with available 
revenues, wherever possible. 
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16.02 Implement an annual capital 
improvements program based 
on the Comprehensive Plan to 
underwrite the cost of needed 
capital projects. 
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QQuuaalliittyy  ooff  LLiiffee  
 

GGOOAALL  1177:: Promote community 
awareness of the city as a great place 
to live.  Encourage pride through 
beautification projects and bold 
urban design practices. Advance 
Waco’s image and identity as a 
“community of excellence” in the 
spheres of commerce, recreation, 
leisure, education and lifestyle  (refer 
to Community Image Guidelines, 
Section 9). 
 
OObbjjeeccttiivveess::  
 

17.01 Establish urban design 
standards to enhance the 
visual appeal of the city’s 
streetscape, landscape, sign-
age, right-of-ways, etc. 

 
17.02 Create attractive, visual 

“gateways” at principal entry 
points to establish a design 
“theme” and image/identity 
for Waco. 

 
17.03 Initiate projects designed to 

improve the appearance of the 
Interstate Highway 35 corri-
dor, particularly at the 
gateways into Waco. 

 
 

17.04 Support planning alternatives 
and studies that promote the 
image and identity of the  
Central Business District. 

 
17.05 Encourage a stronger sense of 

“community” and “belonging” 
through urban design.  
Reinforce Waco as  “home 
town,” and adopt initiatives 
that instill a strong sense of 
civic pride and participation 
among citizens. 

 

17.06 Support public/private partici-
pation and cooperation in 
beautification and mainten-
ance initiatives, e.g., adopt-a-
street; adopt-a-tree; adopt-a-
lot, cleanup projects, etc. 

 

17.07 Make pedestrian walkways 
more people-oriented adding 
features such as kiosks, water 
fountains, etc. 

 

17.08 Increase public awareness, 
involvement and support of 
urban design initiatives. 
Feature community campaigns 
and initiatives on the City 
Cable, highlighting various 
projects, e.g., creative uses of 
space for public use, adopt-a-
projects, etc. 

 

17.09 Utilizing urban design and 
guideline criteria, employ the 
development review process 
to evaluate private projects. 

 

17.10 Increase public awareness of 
community assets (lakes and 
rivers, libraries, parks, 
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historic/cultural and educa-
tional resources, tourist 
attractions, shopping areas, 
etc.) through media, such as 
community newsletters, public 
bulletin board postings, 
publications and newspaper 
articles, the Internet, and 
public cable television, etc. 

 
17.11 Enforce City codes and 

regulations pertaining to 
property maintenance, upkeep 
and appearance, e.g., the 
mowing of high grass and 
weeds, the removal of debris 
clutter, and litter; the removal 
of inoperative vehicles from 
streets, etc. 

 

 

GGOOAALL  1188:: The residents and visitors 
to Waco should feel safe from crime, 
injury and other physical and 
psychological harm (refer to the 
City’s Facility Master Plan and the 
summary contained within this 
Comprehensive Plan, Section 7). 
 

OObbjjeeccttiivveess::  
 

18.01 Provide adequate police and 
fire protection. 

 

18.02 Encourage the design of safe 
neighborhoods. 

 
18.03 Provide adequate lighting and 

visibility to enhance safety in 
public places. 

 
 

18.04 Provide for needs of the 
physically challenged through 
careful design of public places 
and facilities. 

 
18.05 Incorporate safety and security 

provisions into the develop-
ment review process. 

 

  

GGOOAALL  1199:: Create pedestrian and 
bicycle linkages between residential 
neighborhoods, parks, schools and 
colleges, public administrative 
facilities and other activity centers, 
where physically and fiscally 
possible (refer to the Transportation 
Plan, Section 3, and the Community 
Image Guidelines, Section 9). 
 
OObbjjeeccttiivveess::  
 

19.01 Create and maintain hike-and-
bike trails wherever possible 
to connect residential areas 
with schools and parks and 
local services. 

 
19.02 Encourage the creation of 

pedestrian and bicycle 
linkages in large private 
developments. 

 
 

GGOOAALL  2200:: Support Waco’s promi-
nence as a center for health 
care/human services in the central 
Texas region (refer to the City’s 
Facility Master Plan and the 
summary contained within this 
Comprehensive Plan, Section 7). 
 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee        22--1155  



GG oo aa ll ss   &&   OO bb jj ee cc tt ii vv ee ss    

HK-C:/Waco/CompPlan/WGoalsCP2.doc (12/14/00) 

OObbjjeeccttiivveess::  
 

20.01 Support local and regional 
hospital and health care 
facilities.  

 
20.02 Encourage the provision of 

health care facilities and other 
services to all citizens 
regardless of age, income, or 
state of health. 

  

  

HHoouussiinngg,,  HHiissttoorriicc  PPrreesseerrvvaattiioonn,,  
&&  CCoommmmuunniittyy  LLiivvaabbiilliittyy  

 

GGOOAALL  2211:: Be a full life-cycle city 
(refer to the Housing Strategies, 
Section 4). 
 

OObbjjeeccttiivveess::  
 

21.01 Provide appropriate housing to 
accommodate all age groups. 

 
21.02 Target residential develop-

ments with amenities that 
reflect the diversity of the 
population, e.g., community 
centers, safe walking trails, 
playgrounds, community gar-
dens, etc. 

 

21.03 Encourage home ownership 
and long-term residency. 

 
 

GGOOAALL  2222:: The City should protect 
and improve existing housing units 
and residential areas, as needed 
(refer to the Housing Strategies, 
Section 4). 

OObbjjeeccttiivveess::  
 

22.01 Identify “special need” popu-
lations and plan development 
that offer a variety of 
amenities, i.e., ramped entries; 
single-level, wide entries, etc. 
for senior citizen develop-
ments, etc. 

 
22.02 Support neighborhood beau-

tification projects to bolster 
civic pride and encourage 
reinvestment within establish-
ed residential areas (home 
improvement initiatives, 
clean-up campaigns, xeriscape 
demonstration projects, etc.). 

 
22.03 Promote incentives and 

strengthen programs to assist 
economically distressed 
owner-occupants in meeting 
housing code requirements. 

 
22.04 Provide infrastructure needed 

to support redevelopment of 
various design features  and 
basic functions associated 
with community livability, 
including sidewalks, streets, 
alleyways, water provision, 
sewer provision, stormwater 
drainage, and parks and open 
space. 

 
22.05 Preserve and stabilize existing 

neighborhoods.  Promote 
initiatives and incentives to 
encourage "infill" develop-
ment of vacant residential lots 
and redevelopment of sub-
standard housing units in 
existing neighborhoods. 
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22.06 Protect and retain the City’s 
existing stock of affordable 
housing as appropriate, and 
encourage the development of 
additional affordable housing 
units that are  architecturally 
compatible with the neighbor-
hoods in which they are being 
constructed. 

  

GGOOAALL  2233:: Ensure the orderly, 
attractive and economically stable 
development of new residential 
neighborhoods (refer to Housing 
Strategies, Section 4, and the Future 
Land Use Plan, Section 8). 
  
OObbjjeeccttiivveess::  
 

23.01 Develop density and location-
al criteria for new multi-
family and single-family 
residential uses within the 
city, considering land-use 
compatibility, traffic gener-
ation, noise levels, and 
aesthetics. 

 
23.02 Incorporate site planning of 

developments to ensure the 
availability of land adequate 
to meet the projected needs of 
future population groups (i.e., 
diversity of ages, income, 
social needs, etc). 

 
23.03 Stimulate diverse, innovative 

and affordable housing 
developments. 

 
23.04 Aspire to the best design 

innovation and planning for 
residential developments. 

23.05 Reinforce the “neighborhood” 
concept, in both a sociological 
sense and physical sense 
through residential develop-
ments that feature elements 
such as: linkages between 
neighborhoods, walkways to 
schools, parks, and neighbor-
hood shopping areas. 

 
23.06 Explore design alternatives for 

residential subdivisions 
(including “neo-traditional”, 
“clustering” and “coving” 
concepts, as well as gated 
subdivisions) and their 
applicability within Waco. 

 
23.07 Develop and expand programs 

to assist owner-occupants with 
economic hardships that may 
be incurred during efforts to 
meet housing code 
requirements. 

 
23.08 Promote “neighborliness” and 

reduce polarization within the 
community by encouraging 
economically and racially 
balanced residential develop-
ment.  Consider development 
incentives that advance a mix 
of housing types and lot sizes. 

 
23.08 Create additional incentives 

for the development of infill 
housing (particularly in trans-
itional areas). 

 
23.09 Encourage the development of 

moderately priced housing 
units to allow greater flex-
ibility in housing choices. 
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GGOOAALL  2244:: Preserve and maintain 
Waco’s places of historical and 
cultural significance (refer to the 
Future Land Use Plan, Section 8). 
  

OObbjjeeccttiivveess::  
 

24.01 Continue efforts to encourage 
and promote the preservation 
of historically significant 
structures (such as the train 
depot near Elm Avenue). 

 
24.02 Implement the Historic Land-

mark Ordinance. 
 
 

TThhee  EEnnvviirroonnmmeenntt  
 

GGOOAALL  2255:: Encourage conservation 
and protection of important natural 
features and resources in the 
community (refer to Infrastructure, 
Section 6, and Community Image 
Guidelines, Section 9). 
 
OObbjjeeccttiivveess::  
 

25.01 Conserve and protect eco-
logically sensitive areas 
through adoption of density 
guidelines that encourage the 
preservation of natural vege-
tation and slopes. 

 
25.02 Conserve natural areas of 

vegetation along flood plains, 
within heavily forested areas, 
within park and open space 
areas, and around the lakes. 

 

25.03 Encourage public enjoyment 
and provide public access to 
open space and natural areas. 

 
25.04 Establish and maintain high 

standards for ground and 
surface water quality. 

 
25.05 Restrict development in flood-

prone areas; regulate develop-
ment around local aquifer 
recharge zones. 

 
25.06 Establish and protect green 

space and natural areas along 
existing floodways, within the 
100-year flood plain, and 
along the edges of lakes and 
rivers. 

 
25.07 Develop conservation and 

design incentives for develop-
ments in or adjacent to areas 
characterized by constrained 
geologic, slope or soil 
conditions. 

 
25.08 Respect areas with steep 

slopes and/or scenic views, 
and provide public access to 
scenic overlook points wher-
ever possible. 

 
25.09 Encourage and promote water 

conservation through use of 
native plant materials, xeri-
scape techniques, and public 
service announcements and 
awareness campaigns. 
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IINNTTRROODDUUCCTTIIOONN 
 

Due to its strategic location within 
the state, and the configuration of 
major transportation routes that serve 
the region, Waco is often referred to 
as a central city within Texas.  As 
county seat of McLennan County 
and the most populated city in the 
surrounding area, Waco is primed for 
growth. 
 

The ability of major metropolitan 
areas to accommodate growth is 
largely dependent on the efficiency 
of the transportation system.  One of 
the most important aspects of a city’s 
urban structure is how efficiently 
goods and people are moved 
throughout the community.  Waco’s 
physical location, economy and 
development pose challenges to 
efficient transport.  Increasing con-
gestion, especially along the 
Interstate Highway 35, affects the 
circulation of traffic adjacent to and 
surrounding the corridor.  Other 
major transportation corridors, 
specifically, State Road 6 and State 
Highways 84, 298 and 396 pose 
similar challenges.   
 

Transportation planning, and the 
importance of coordination among 
jurisdictions and with the Texas 
Department of Transportation 
(TxDOT) were discussed in a pre-
vious section.  The Metropolitan 
Planning Organization’s recently- 
completed master plan, the 
Metropolitan Transportation Plan, 
presents projections of regional 
transportation needs for the next 25 
years, and prioritization of projects 
required to address those needs. 

A comprehensive thoroughfare sys-
tem capable of accommodating 
expanding vehicular traffic volumes 
is critical to the sustained growth and 
planned development of the city. 
 
 

FFUUNNCCTTIIOONNSS  OOFF  

TTRRAANNSSPPOORRTTAATTIIOONN  PPLLAANNNNIINNGG  
 

The thoroughfare system is one of 
the most visible and permanent 
elements of the urban structure.  As 
alignments and rights-of-way of 
major transportation routes are 
established and adjacent properties 
developed, making changes to the 
system becomes almost impossible.  
 
The Transportation Plan is a guide 
for the integration of developments 
and roadways into a unified, 
coordinated transportation system.  
The Plan depicts not only the 
existing network of roads, but also 
anticipates   the roads and thorough-
fares necessary to ensure efficient 
movement of traffic throughout the 
community.   The Plan is one of the 
few measures the City can 
implement in its ETJ. 
 
The Transportation Plan works in 
tandem with the Future Land Use 
Plan, which identifies potential 
growth areas and traffic circulation 
needs. As a circulation blueprint or 
framework, the Transportation Plan 
is a functional hierarchy of road-
ways and thoroughfare systems.  A 
guide for the programming of 
projects (i.e., prioritizing, budgeting 
and scheduling), the Transportation 
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Plan documents current and project-
ed roadway alignments, capacities, 
and rights-of-way needs. 
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TThhee  RReeggiioonnaall  TTrraaffffiicc  
CCiirrccuullaattiioonn  SSyysstteemm  

 

Five major traffic corridors have 
been identified within Waco as 
follows:  Interstate Highway 35, 
South Loop 340 (State Highway 6), 
U.S. Highway 84 (Waco Drive), 
State Spur 298 (Franklin Avenue), 
and State Loop 396 (Valley Mills 
Drive.) 
 
Interstate Highway 35 serves as a 
regional north-south travel corridor.  
Also providing north-to-south access 
is State Highway 84, which traverses 
the center of the city as Waco Drive.  
A branch of State Highway 84, State 
Highway 298 (Franklin Avenue) 
parallels Waco Drive to the 
southeast.  South Loop 340 allows 
circumvention of the city via a north-
south loop on the eastern side of 
Waco.  State Highway 6 enters the 
southwestern area of Waco, becom-
ing Loop 340 in the southern portion 
of the city.  An east-to-west corridor, 
State Highway 396 (Valley Mills 
Drive) provides movement through 
the south-central area of the city. 
 
The city has adequate transportation 
access in the north-south direction.  
The main challenge is the provision 
of additional east-west thoroughfares 
to accommodate growth in those 
areas.  A second but no less import-
ant challenge is to ensure that the 

existing thoroughfares continue to 
provide adequate north-south access 
through and within Waco. 
 
 

TThhee  LLooccaall  TTrraaffffiicc    
CCiirrccuullaattiioonn  SSyysstteemm  

 

Many of Waco’s retail and 
commercial businesses are near old 
highways original to the modern 
system, close to the downtown area.  
Numerous streets provide local 
traffic distribution.  Steinbeck Bend 
Drive, Herring Avenue, 4th and 5th 
Streets, Bosque Boulevard, Lake Air 
Drive, 18th Street, University Parks 
Drive and Gholson Road are some of 
the most heavily traveled streets in 
Waco. During peak traffic times, 
these streets are often congested. 
 
Most of the local traffic patterns are 
generated by the following entities or 
activities: 
 

♦ Major employers in the area; 

♦ Local schools (i.e., elementary, 
middle and high schools); 

♦ McLennan Community College, 
Baylor University, and Texas 
State Technical College; 

♦ Medical facilities, such as Hill-
crest Baptist Medical Center, 
Providence Health Center, and 
the Waco Regional Veterans 
Administration/Hospital;  

♦ Shopping and other retailing 
centers; 
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♦ Governmental (city, county, 
state and federal) centers and 
facilities; and, 

♦ Public areas such as the Heart of 
Texas Fair Grounds, the 
Cameron Park Zoo, local 
museums, other public places 
and parks. 

 
 

FFUUNNCCTTIIOONNAALL    
CCLLAASSSSIIFFIICCAATTIIOONN  SSYYSSTTEEMM  &&  

TTHHOORROOUUGGHHFFAARREE  SSTTAANNDDAARRDDSS  
 

The Transportation Plan is based 
upon a road classification system 
that depicts the function of every 
roadway in the thoroughfare system.  
Roadway types include freeways, 
major arterials, collectors, and local 
streets (refer to Table 3-1). 
 

Arterials and major thoroughfares 
are continuous linkages designed to 
convey heavier volumes of traffic. 
These roadways should have fewer 
intersections and curb cuts (driveway 
openings) that impede traffic flow. 
Collector streets are major and minor 
streets that access arterials and 
adjacent land uses. Local streets 
provide the greatest access to 
adjacent properties, but they function 
poorly in mobility.  Conversely, 
principal arterials provide mobility, 
but because of the speed and volume 
of traffic, access to adjacent roads 
and properties is limited  (refer to 
Table 3-1). 
 
A transportation plan should 
complement land use planning and 
subdivision design.  The diversion of 
traffic from neighborhoods is an 
example of how good traffic 
management planning affects the 
long-term    stability   of    land    use  

Major 
Thoroughfares 

or Arterials 

Secondary 
Thoroughfares 

or Arterials Collectors Local Streets 

Increasing 
MovementProperty Access 

Function 
Mobility and 

Movement Function Decreasing
Access 

IIlllluussttrraattiioonn  33--11  
FFUUNNCCTTIIOONNAALL  CCLLAASSSSIIFFIICCAATTIIOONN  SSYYSSTTEEMM  
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Table 3-1 

ROADWAY FUNCTIONAL CLASSIFICATIONS AND GENERAL PLANNING GUIDELINES 

CLASSIFICATION Function Continuity Approx.
  Spacing 

Direct Land  
        Access 

Minimum 
     Roadway 
  Intersection  
     Spacing 

Speed 
    Limit 
   ( mph) 

Parking Comments 

FREEWAY AND 
EXPRESSWAY 

(Interstate 
Highway 35) 

Traffic 
Movement Continuous 4 miles None 1 mile 60 to 

70mph None 

Supplements 
capacity and 
arterial street 
system, and 

provides 
high-speed 
mobility. 

Restricted -- 
some 

movements 
may be 

prohibited; 
number & 
spacing of 
driveways 
controlled; 

ARTERIAL / 
MAJOR 

THOROUGHFARE 

(Valley Mills 
Drive) 

 

Moderate 
distance inter-

community 
traffic; 

Land access 
should be 

primarily at 
intersections 

Continuous 
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1/2 to 
1 1/21

miles 
May be 

limited to 
major 

generations 
on regional 

routes. 

1/8 mile 

 

1/4 mile on 
regional 

route 

35 to 45 
mph None 

"Backbone" 
of the street 

system. 

COLLECTOR 

(Colcord Avenue) 

Collect / 
distribute 

traffic 
between local 

& arterial 
streets; 

Direct land 
access; 

Inter-
neighborhood 

traffic 
movement. 

Not 
necessarily 
continuous 

 

May not 
extend 
across 

arterial. 

1/4 to 
1/22

mile 

Safety 
controls; 
limited 

regulation. 

Residential 
access 

prohibited; 
commercial 

access 
allowed with 

shared 
driveways. 

300 feet 30 
mph Limited 

Through 
traffic should 

be 
discouraged. 

 
LOCAL 

(Tennessee 
Avenue) 

 

Land Access 
Sidewalks None As 

needed 
Safety 

controls only. 200 feet 30 
Through 

traffic should 
be 

discouraged. 

Permitted mph 

1 Spacing determination should also include consideration of (travel projections within the area or corridor based upon) ultimate anticipated development. 
2 Denser spacing needed for commercial and high-density residential districts. 
3 Spacing and intersection design should be in accordance with state and local thoroughfare standards. 
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patterns. Other benefits from 
transportation planning include    fewer 
urban land parcels dedicated to streets, 
increased property values, and decreased 
traffic accidents  (refer to Table 3-1). 

 
It is recommended that neigh-
borhoods be developed between 
arterials and collector streets so that 
traffic may be diverted from 
residential areas.  Minor collector 
streets should not be used as cut-
through routes, but should be 
configured to penetrate the neighbor-
hoods to collect and distribute light 
traffic. Good subdivision design 
should orient homes to local streets, 
not collectors.   
 
 

FFrreeeewwaayyss  
 

Freeways are high-capacity high-
ways with eliminated or significantly 
reduced direct access to adjacent 
properties.  Ingress and egress to 
these thoroughfares are controlled by 
widely spaced access ramps and 
interchanges.  Access to and egress 
from these roadways is through 
frontage roads, as on Interstate 
Highway 35. 
 
Many sections along the Interstate, 
(specifically through San Antonio, 
Austin, and Dallas) are significantly 
congested.  Two key factors have 
contributed to increased traffic on 
the Interstate:  the passage of the 
North American Federal Trade 
Agreement (NAFTA) and the fact 
that the highway links three major 
metropolitan cities.  With the excep-
tion of accidents or other 

impediments to traffic flow, no 
major congestion has occurred in the 
Waco segment of Interstate Highway 
35.  The City should, however, 
continue to support the planned 
future expansion of this freeway in 
order to avoid the congestion that 
plagues other metropolitan areas.   
 

 

MMaajjoorr    
TThhoorroouugghhffaarreess  oorr  AArrtteerriiaallss  

 

The primary urban conveyance 
system consists of principal arterials 
that function as distribution channels 
of high-volume traffic between 
major activity centers (commercial 
centers, neighborhood developments, 
etc.).  State Highway 396 (Valley 
Mills Drive), Loop 340, and State 
Highway 84 (Franklin Avenue) are 
examples of principal arterials. 
 
Continuous, direct alignment of 
thoroughfares is essential, as high 
volumes of traffic (15,000 to 40,000 
vehicles per day) are interconnected 
with interchanges and freeways. 
Thoroughfares are usually punc-
tuated by intersections or exchanges 
at approximate one-mile intervals 
depending upon the terrain.  Safety 
considerations necessitate that access 
from adjacent property be minimized 
by limiting the number and locations 
of curb cuts. Shared entrances to 
commercial and retail facilities 
should be used when possible (refer 
to Illustrations 3-12, 3-13, and 3-14 
within this section).   
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The minimum right-of-way for a 
principal arterial is 132 feet.  The 
initial construction of a principal 
arterial should incorporate a wide 
median, as shown in Illustration 3-
2, which could be narrowed when 
additional lanes are later needed.  
The ultimate principal arterial 
dimensions are shown in Illustration 
3-3, with a narrowed median of 16 
feet.  Wherever possible, a divided 
roadway section (i.e., incorporation 
of a raised median) is recommended.   
In addition, no on-street parking 
should be permitted on these types of 
thoroughfares. 

The minimum arterial/thoroughfare 
cross-section consists of four moving 
lanes, two for each direction.  Right-
of-way requirements for major 
thoroughfares range from 100 to 120 
feet.  Frequently, four lanes may be 
constructed within the full right-of-
way, leaving a wider median than 
would be provided a six-lane 
thoroughfare.  This larger median   
reserves space for the addition of two 
inside lanes when needed. Principal 
arterials are often divided to allow 
separate left-turn lanes of adequate 
stacking capacity (allowance for the 
alignment of vehicles in the turn 
lane). Medians may also provide 
opportunities for landscaping 
and other aesthetic treatments.  
A functional categorization of 
streets and thoroughfares in 
Waco follows. 
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TTYYPPEE  ""AA""  PPRRIINNCCIIPPAALL  AARRTTEERRIIAALL    
 
Equipped to serve 40,000 
vehicles daily, the Type “A” 
principal arterial (see 
Illustration 3-2 and Illus-
tration 3-3) consists of 6 lanes 
(three lanes in each direction).  
Right-of-way ranges from 108 to 
132 feet.  The center median, 
generally 16 feet in width, may 
be of two types, either the “lay 
down”(painted) type or a raised 
type. The flat median offers ease 
of access by emergency vehicles. 
The raised, curbed median 
creates a divided roadway, 
which is considered safer than an 
undivided roadway in lessening 
the potential for head-on 
collisions. 

132’  R.O.W. 

 10’ 10’ 16’  48’  48’ 

112’ 

IIlllluussttrraattiioonn  33--33  
TTYYPPEE  AA::  UULLTTIIMMAATTEE  PPRRIINNCCIIPPAALL  

AARRTTEERRIIAALL 

132’  R.O.W. 

 10’ 10’ 48’   32’ 32’ 

112’ 

IIlllluussttrraattiioonn  33--22  
TTYYPPEE  AA::  IINNIITTIIAALL  PPRRIINNCCIIPPAALL  

AARRTTEERRIIAALL 
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TTYYPPEE  ""BB""  MMIINNOORR  AARRTTEERRIIAALL  
 

The Type “B” arterial is capable of 
servicing 20,000 to 25,000 vehicles 
per day. It consists of four lanes, and 
it may be divided or undivided.  
Right-of-way ranges from 84 to 108 
feet.  The median is 14-16 feet wide.  
A total of four lanes (two on either 
side of the median) require 25 feet in 
each direction, or 50 feet total. This 
minor arterial may be utilized as a 
collector street in industrial 
parkways.   Illustration 3-4 shows 
the cross-section for Type "B" minor 
arterials with 84 feet of right-of-way.  
It should be noted that the City has a 
wider minor arterial designation with 
a right-of-way of 108 feet. 

 

  

CCoolllleeccttoorr  SSttrreeeettss  
 

The collector street distributes traffic 
from local access streets (i.e., from 
residential developments to major 
arterials). Collector streets can be 
configured to discourage through-
traffic movement by using offset 

intersections or curvilinear street 
design.  Collectors may be used as 
streets internal to industrial areas, 
adjacent to multifamily areas, or to 
access elementary schools.  
 
Collector streets consist of two lanes.  
Right-of-way ranges from 60 to 70 
feet, with pavement width ranging 
from 40 to 60 feet.  Typical collector 
right-of-way in residential develop-
ments is 60 feet, which can accom-
modate two moving lanes and on-
street parking.   
 
  

TTYYPPEE  ""CC""  MMAAJJOORR  CCOOLLLLEECCTTOORR    
 

Type "C" major collector streets are 
low to moderate volume facilities 
whose primary purpose is to collect 
traffic from smaller streets within an 
area and to convey it to the nearest 
principal or secondary arterial.  The 
average daily traffic volume for this 
type of street is approximately 
10,000 to 15,000 trips per day.  The 
Type "C" major collector street 

84’  R.O.W. 

10’ 10’16’ 24’ 24’

64’ 
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68’  R.O.W. 

48’ 10’10’ 
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provides for 68 feet of right-of-way 
with 48 feet of paving.  This 
standard may be used as a traffic 
collection facility within industrial 
or commercial areas.  Illustrations 
3-5 and 3-6 show cross-sections of 
Type "C" major collectors, with and 
without curb and gutter, respect-
ively. 
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TTYYPPEE  ""DD""  MMIINNOORR  CCOOLLLLEECCTTOORR  SSTTRREEEETT    
 

Type "D" minor collector streets are 
low-to-moderate volume carriers that 
conduct fewer than 10,000 vehicles 
per day. They convey traffic from 
residential streets to principal or 
secondary arterials.  Where the 
collector street intersects an arterial 
street, right-of-way can be “flared” 
with an additional width of pavement 
to accommodate traffic onto the 
arterial, or to receive vehicles from 
the arterial. The Type "D" collector 
street requires 60 feet of right-of-
way to accommodate two lanes and 

incidental on-street parking, with a 
minimum setback of 10 feet, as 
shown in Illustration 3-7. The Type 
“D” collector – usually less than one 
mile in length – is also often used as 
a local street within an industrial or 
commercial area. 

   

  

TTyyppee  ""EE""  LLooccaall  SSttrreeeett    
 

Structured to convey lighter traffic 
volume (approximately 500 vehicles 
per day), the Type “E” local street 
consists of two lanes, 28 feet wide, 
with a total right-of-way of 50 feet, 
as Illustration 3-8 shows. These 
streets are designed to discourage 
cut-through traffic in residential 
areas.  They may be curvilinear, cul-
de-sac, discontinuous, looped, or in a 
court-type of configuration.  
 
 
 
 

IIlllluussttrraattiioonn  33--77  
TTYYPPEE  DD::  MMIINNOORR  CCOOLLLLEECCTTOORR 

32’ 10’10’ 
Minimum 

60’  R.O.W. 

68’ R.O.W. 

48’ 10’ 10’ 

IIlllluussttrraattiioonn  33--66  
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CCoolllleeccttoorrss  aanndd  AArrtteerriiaallss  WWiitthh  
BBiiccyyccllee  LLaanneess//RRoouutteess  

 

 Roadways can be designed to 
include bicycle lanes.  This would 
require acquisition of extra rights-of 
way.  The Metropolitan Planning 
Organization (MPO) has updated a 
bicycle and pedestrian master plan 
that should be examined when 
planning roadway construction or 
improvements.  Waco has several 
natural drainage or creek areas that 
could be used for an off-street trail 
system, but it will likely be 

necessary to utilize roadway rights-
of-way in many locations in order to 
create a bike trail system that 
connects various areas of the 
community.  In many areas, the use 
of street pavement and/or right-of-
way for bicycle transportation 
purposes will be possible if the 
roadways are properly sized and 
designed.  For collectors or arterials 
that are designated as part of the 
bicycle route sys-tem, extra right-of-
way may be required to ac-
commodate bike lanes.  This will be 
discussed further later within this 
Transportation Plan. 

 

 

Two-Way Bikeway 
(8 Feet) 

Walkway 
(4 Feet) 

COLLECTOR OR 
ARTERIAL STREET 

IIlllluussttrraattiioonn  33--99::  
TTYYPPEE  AA::  EEXXCCLLUUSSIIVVEE  BBIIKKEEWWAAYY  &&  WWAALLKKWWAAYY  

IIlllluussttrraattiioonn  33--88  
TTYYPPEE  EE::  LLOOCCAALL  SSTTRREEEETT   

28’ 10’10’ 
Minimum 

50’  R.O.W. 

Minimum 
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IIlllluussttrraattiioonn  33--1100::  
TTYYPPEE  BB::  BBIIKKEEWWAAYY  &&  WWAALLKKWWAAYY  CCOONNSSTTRRUUCCTTEEDD  TTOOGGEETTHHEERR  

((SSeeppaarraatteedd  bbyy  ccuurrbb  &&  ggrraaddee  cchhaannggee)) 

COLLECTOR OR 
ARTERIAL STREET 

 
 

Bikeway & 
Walkway 
(12 Feet) 

IIlllluussttrraattiioonn  33--1111::  
TTYYPPEE  CC::  BBIIKKEELLAANNEE    CCOONNSSTTRRUUCCTTEEDD  AASS  PPAARRTT  OOFF  AA  RROOAADDWWAAYY  

((OOnn  ssaammee  ggrraaddee  aass  rrooaaddwwaayy)) 

Bikeway 
(5 Feet) 

Walkway 
(6 Feet) 

COLLECTOR OR 
ARTERIAL STREET 

  

Painted Stripe 

 

HK-C:/Waco/CompPlan/WTransCP3.doc (12/14/00) 

LLEEVVEELL  OOFF  SSEERRVVIICCEE    
&&  TTRRAAFFFFIICC  CCAAPPAACCIITTYY 

 

Capacity is generally defined as the 
volume of traffic that a roadway can 
serve.  Level of Service (LOS) takes 
into consideration various elements 
related to capacity, including speed, 
travel time, traffic impediment 
conditions, and mobility (refer to 
Table 3-2). Roadway linkages refer 
to actual lengths of road, the usual 
measure of which is the distance 

between intersections.  A study con-
ducted by the Waco Metropolitan 
Planning Organization (MPO) rated 
roadway linkages in the city and the 
surrounding area during peak hours 
of operation.  The rankings range 
from “A” (optimum flow) to “F” 
(poorest traffic congestion).  A Level 
of Service of “C” is considered the 
minimal recommended for roadway 
design. 
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Table 3-2 
DEFINITION OF LEVEL OF SERVICE FOR ROADWAY LINKS 

   
   

LEVEL 
OF DESCRIPTION SERVICE 

(LOS) 

EXAMPLE 

   

   

Light, free-flowing traffic volumes.  Virtually no delays 

A and B with smooth progression of traffic, and speed is generally 
unaffected by other vehicles.  Slight decline in the freedom 

to maneuver from A to B. 

Residential or 
rural streets. 

Basically satisfactory to good progression of traffic, but at Urban 

C that point where individual drivers become affected by thoroughfares 
interactions with other vehicles.  Light congestion, and at off-peak 

speed is affected by the presence of other vehicles. hours 

High density, but stable, traffic flow.  Speed and freedom to Secondary 

D maneuver are restricted.  Small increases in traffic flow will CBD 
cause significant operational problems.  This LOS is streets at peak 
generally used to justify thoroughfare improvements.  hours. 

Operating conditions at or near capacity level. All speeds 

E 
are reduced to low, but remain relatively uniform, meaning Primary CBD 

generally not stop-and-go.  Operations at this level are streets at peak 
usually unstable, because small increases will cause severe hours. 

speed reductions. 

Downtown 
areas 

Forced flow.  Heavy congestion.  Total breakdown with usually in 
F stop-and-go operation.  Queues (i.e., vehicle stacking) at larger cities at 

intersections on these lengths may exceed 100 vehicles. the A.M. or 
P.M. peak 

hours. 
   

Source: North Central Texas Council of Governments  
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According to the MPO’s recent 
Metropolitan Transportation Plan3-1, 
numerous roadways in the city fall 
into the “D” through “F” range of 
service levels. The “F” level occurs 
when traffic capacity has been 
exceeded, as characterized by  “stop-
and-go” or sporadic flow. In 
transportation planning, peak-time 
LOS conditions must be considered 
when prioritizing potential projects. 
The MPO’s Plan recommends 35 
short-term and 34 long-term roadway 
development and improvement 
projects for the region.  The City of 
Waco should continue coordinating 
its efforts with the MPO when 
developing project plan budgets and 
schedules. 
 
 

TTHHEE  TTRRAANNSSPPOORRTTAATTIIOONN  PPLLAANN

                                                

  
 

A good transportation plan should 
(1) reflect community goals, (2) 
provide efficient, continuous traffic 
routes, (3) complement expected 
land use patterns and characteristics, 
(4) integrate with both the regional 
freeway/ highway and arterial 
systems, and roadway systems of 
surrounding local jurisdictions, (5) 
respect topographical features, and 
(6) be adaptable to accommodate 
changing conditions and trends.   
 
 

  

  

  
 

3-1 Waco Metropolitan Transportation Planning Organization.  
Metropolitan Transportation Plan: Mobility 2025, 1999.  

TTrraannssppoorrttaattiioonn  PPllaannnniinngg  IIssssuueess  
 

A number of issues must be con-
sidered in the process of developing 
a transportation plan.  The plan must 
be compatible with the City of Waco 
Future Land Use Plan and 
requirements of growth.  A transport-
ation plan must address the integrity 
of existing centers of commerce and 
residential areas.  It must consider 
barriers and obstacles, man-made 
and natural.   Similarly, the plan 
must balance functions of the 
thoroughfare system through effi-
cient moving of traffic, and facilitate 
access requirements. It must consider 
interconnectivity, alignments, and 
rights-of-way issues for future 
expansion.  The transportation plan 
must also incorporate realistic 
methods of implementation within 
the context of budgeting constraints. 
 
The following recommendations are 
presented in consideration of policy 
development for the City of Waco 
Transportation Plan: 
 
1. Maintaining an adequate, 

appropriate and efficient road-
way network. 

 

In anticipation of population 
growth and increased traffic, a   
transportation plan is recom-
mended, depicted in Plates 3-1 
and 3-2.  These diagram the 
connectivity and continuity of the 
City of Waco’s thoroughfare 
system, and should serve as a 
guide for roadway placement and 
rights-of-way dedication.   The 
roadway network should include 
a hierarchy of streets, each 
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3. Cost-effective infrastructure 
investment.  

classification designed to serve 
an appropriate function. Adher-
ence to the transportation plan 
ensures that attention is paid to 
variables including: the balance 
of volume and speed, access, 
public safety, construction and 
maintenance costs, and impacts 
upon adjacent development. 

 

Building and maintaining an 
efficient street network requires 
significant investment of local 
resources.  Careful planning is 
needed to ensure that Waco 
makes the most cost-effective 
investments in its street network.  
Funding is usually based upon 
general obligation funds and 
impact fees.  Other sources of 
funding that could be considered 
include the designation of 
roadway improvement districts, 
and the employment of special 
assessments.  The City, of 
course, should continue its 
coordination efforts with TxDOT 
and the County in order to 
maximize the potential for shared 
financing, especially in outlying 
areas of the city. 

 

2. Coordinating roadways and 
adjacent development.   

 

Land use and roadway planning 
are closely linked.  Just as 
inappropriate land uses can 
reduce the effectiveness of 
adjacent roadways, poorly plan-
ned roadways can reduce the 
viability of adjacent land uses.  
Inappropriate zoning, various 
types of development activity, 
the existence of older roadways 
that now carry higher traffic 
volumes than originally intended, 
and continually changing traffic 
patterns have negatively impact-
ed the City’s traffic management 
program.  The City should ensure 
that adequate access (driveway) 
spacing standards are imple-
mented for land uses located on 
arterial and collector streets in 
order to promote a smooth flow 
of traffic and to minimize the 
impact of individual develop-
ments on the safe and efficient 
function of these roads (refer to 
Illustrations 3-12, 3-13, and 3-
14).   

 
4. Network for non-automotive 

transportation. 
 

Our nation relies heavily on 
automobiles, and therefore, 
alternative modes of transport-
ation have often been neglected 
during the planning process.  
Through appropriate design and 
planning, the City could develop 
a system of trails, paths, and 
lanes to encourage walking, 
cycling or other forms of 
alternative transportation.  Not 
only could the overall physical 
health of the community benefit 
from increased alternative modes 
of transportation, the overall 
quality of life and environment 
of the community would also be 
enhanced. Recommendations for 

 

 

 

 

 

 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee        33--1133  



TT rr aa nn ss pp oo rr tt aa tt ii oo nn   PP ll aa nn   
 

PP aa gg ee                         CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00  33 -- 11 44   

Sight Visibility Easement 

Joint Property Openings for Non-Residential Sites 

Joint Cross-Access Requirement 

IIlllluussttrraattiioonn  33--1122  

DDRRIIVVEEWWAAYY  OOPPEENNIINNGGSS  

HK-C:/Waco/CompPlan/WTransCP3.doc (12/14/00) 



    TT rr aa nn ss pp oo rr tt aa tt ii oo nn   PP ll aa nn   
 
 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee        33--1155  

IIlllluussttrraattiioonn  33--1133  

WWIIDDTTHHSS,,  RRAADDIIII  AANNDD  SSPPAACCIINNGG  OOFF  DDRRIIVVEEWWAAYYSS  

HK-C:/Waco/CompPlan/WTransCP3.doc (12/14/00) 





    TT rr aa nn ss pp oo rr tt aa tt ii oo nn   PP ll aa nn   
 
 

HK-C:/Waco/CompPlan/WTransCP3.doc (12/14/00) 

  

IIlllluussttrraattiioonn  33--1144  

DDRRIIVVEEWWAAYY  CCOONNFFIIGGUURRAATTIIOONNSS  
 

(A) 90° Drive Intersecting a Residential
or Secondary Street

(B) 90° Drive Intersecting a Major
Street

(C) Angle Drive

(A)  90◦ Drive Intersecting a Residential Street 
or Minor Collector 

(B)  90◦ Drive Intersecting a Major Collector 

(C)  Angle Drive  
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areas that could be developed as part 
of an off-street trail system (i.e., 
Cameron Park). However, a compre-
hensive multi-modal system requires 
both greater connectivity with city 
streets, and provisions for safety. 
High-speed thoroughfares and 
commercial drives, freeways, raised 
medians, and a lack of sidewalks 
discourage alternative forms of 
transportation. 

a pedestrian and bicycle circ-
ulation system are discussed in 
detail within the Bicycle and 
Pedestrian Master Plan, written 
for the City of Waco in conjunc-
tion with the MPO in 19963-2. 
 

5. Regional access around Lake 
Waco. 

 

While Lake Waco offers many 
advantages to the city, it is also a 
transportation barrier.   The cost 
of bridging the lake is extremely 
high. An important planning and 
development issue will be find-
ing efficient, alternative routes to 
move increased traffic around the 
Lake. 

 
Pedestrian walkways should be 
required for all new site plans and 
redevelopment plans, especially for 
projects located near the Central 
Business District, along arterials or 
major collector streets, and in areas 
where sidewalks are already in place.  
As previously mentioned, the City of 
Waco has recently completed a 
master plan for pedestrian and 
bicycle circulation.  The City should 
implement this plan incrementally, 
beginning with acquisition of rights-
of-way as appropriate.  
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AA  MMuullttii--MMooddaall  
TTrraannssppoorrttaattiioonn  SSyysstteemm  

 

Significant to the success of a 
comprehensive, efficient transpor-
tation system is the inclusion in the 
planning process of other methods of 
transport (i.e., biking, walking, mass 
transit, and air travel). A review of 
the current status of transportation 
modes available in Waco follows. 

 
Biking and walking, for reasons of 
health, recreation, or necessity, are 
alternative forms of transportation 
the community should encourage.  
The college/university environment, 
the Brazos River Corridor, the 
Central Business District and, most 
recently, the addition of a hike/bike 
trail by the Corps of Engineers along 
Lake Waco, invite many 
opportunities for alternative modes 
of bicycle and pedestrian 
transportation  (refer Illustrations 3-
9 through 3-11). 

 
 

IIMMPPLLEEMMEENNTTIINNGG  AA  BBIICCYYCCLLEE  &&  

PPEEDDEESSTTRRIIAANN  SSYYSSTTEEMM

                                                

    
 
Many opportunities for hiking and 
biking exist in Waco, which has a 
vast array of natural trails and creek 

 
 

 
3-2  Carter-Burgess, in association with Bowman Melton 

Associates, Inc.  Waco Urbanized Area: Bicycle and 
Pedestrian Master Plan, January 1996. 
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84 and areas possibly annexed in the 
future must be considered in terms of 
growth potential and employer 
needs. 

MMAASSSS  TTRRAANNSSIITT

                                                

 
 

The Waco Transit System (WTS) 
has been owned by the City of Waco 
since the mid 1970’s.  Public transit 
is provided by WTS within the city’s 
corporate limits. WTS includes a 
fleet of 21 revenue vehicles:  35 
passenger buses, five 12- to 19-
passenger paratransit mini-buses, and 
three rubber-tired trolleys.  Ten fixed 
routes operate hourly between the 
hours of 5:30 a.m. and 6:30 p.m. on 
weekdays, and from 6:30 a.m. to 
6:00 p.m. on Saturdays.  Fixed routes 
originate downtown and end at 
various points throughout the city.  
Approximately 2,400 passengers 
boarded per day on weekdays during 
1997. 

 
 

 
In order to maximize ridership, 
increase revenues, and prepare for 
future transportation needs, the City 
of Waco and the MPO undertook a 
study of the WTS in 1998.  The 
resulting Transit Route and Schedule 
Study3-3 recommended terminating 
some routes with low ridership, 
adding eight new routes, and 
expanding numerous existing routes.  
Mass transit services are needed to 
and from the outlying communities 
of Bellmead, Lacy-Lakeview, 
Beverly Hills, Hewitt and Robinson. 
 
As Waco expands its jurisdictional 
boundaries, the mass transit needs of 
developing areas must be incor-
porated into the planning process.  
Newly annexed land along Highway 

 
3-3 Detailed information on mass transit in Waco can be found 

within the Transit Route and Schedule Study, prepared by 
LKC Consulting Services, Inc., June 1998. 

  AAIIRR  TTRRAANNSSPPOORRTTAATTIIOONN  
 

Three airports serve the Waco area.  
Waco Regional Airport, located in 
the northwest area of the city, just 
north of Lake Waco, is the primary 
facility.  It is served by two carriers, 
American Eagle and Continental 
Express, which provide air service to 
Dallas/Fort Worth and Houston, 
respectively.  Approximately 48,700 
people utilized air service from 
Waco Regional in 1997, according to 
the Waco MPO.  The other airports 
providing service to the area are the 
Texas State Technical College 
(TSTC) Airport, formerly Connally 
Air Force Base, and the McGregor 
Airport.  TSTC is also the site of 
several aviation-related industries.  
Local private pilots also utilize the 
McGregor Airport and the Waco 
Regional Airport.  
 
 

TThhoorroouugghhffaarree  SSyysstteemm  
RReeccoommmmeennddaattiioonnss  

 
As noted in the introduction, the 
purpose of a transportation plan is to 
guide the prioritization, budgeting 
and scheduling of projects, and the 
purchase of necessary rights-of-way.  
The transportation plan is a circ-
ulation blueprint that ensures inter-
connectivity of new and existing 
roadways. In general, it is 
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recommended that linkages between 
existing roadways be constructed. 
Specifically, the development of two 
outer loops is recommended in order 
to provide the following: 
 

♦ Alternative access between U.S. 
Highway 84 and Interstate 
Highway 35; 

♦ Alternative circulation access 
for local residents, especially as 
Downtown Waco becomes more 
congested and as construction is 
begun on Interstate Highway 
35; 

♦ Management of development 
west of Lake Waco; 

♦ Better access to and from the 
Waco Regional Airport; and, 

♦ Alternative future commercial 
trucking routes. 

 

Their proposed locations and link-
ages are described in Tables 3-3, 3-4 
and 3-5 and are shown graphically 
on Plates 3-1 and 3-2. 
 

  

RReellaattiioonnsshhiipp  BBeettwweeeenn  
TThhoorroouugghhffaarreess  
&&  NNeeiigghhbboorrhhooooddss

                                                

  
 

A "neighborhood" is an assembly of 
subdivisions.  Webster’s New World 
Dictionary defines it as a community 
or area, especially with regard to 
some characteristic or point of refer-
ence.  The best way to find it is to 
ask people.  “People walk their dogs 
through their neighborhood but 

rarely beyond it”3-4.  Typically, 
neighborhood parks, recreational 
centers and elementary schools are 
situated near the center of the neigh-
borhood. Occasionally, churches are 
located within the neighborhood, but 
most often they are located 
peripherally, near a thoroughfare.  
As places of safety and community, 
where one can “walk the dog,” and 
where children can play in their 
yards or neighborhood parks, neigh-
borhoods should experience the least 
vehicular traffic possible. 
 
Planned residential design and  
“traffic calming” techniques can be 
employed to protect the integrity of 
existing neighborhoods and new 
developments.  For example, internal 
neighborhood streets may be 
arranged in a discontinuous, curvi-
linear pattern to discourage cut-
through traffic.   Facilities, such as 
churches and shopping centers which 
provide services beyond the 
immediate neighborhood, and which 
periodically generate heavy traffic 
and parking congestion should be 
located at the edge of neighborhoods, 
near intersections of major thor-
oughfares.  Most vehicular traffic 
should be concentrated within the 
major arterial roadway system and 
collector streets. 

 
3-4  Neuhaus, Richard J. and Peter Berger.  To Empower 

People:  The Role of Mediating Structures in Public 
Policy, 1980. 
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Table 3-3 
THOROUGHFARE RECOMMENDATION: CONTINUOUS OUTSIDE LOOP 

City of Waco, Texas 
  

A continuous loop around Waco, outside of Loop 340, will help connect the city to surrounding 
communities.   

  

From To Direction 
  
  

U.S. Highway 77 F.M. 1860 Eastern (south of Waco) 
F.M. 1860 State Highway 6 Northeastern 

State Highway 6 F.M. 2491 Northeastern 
F.M. 2491 U.S. Highway 84 Northern 

U.S. Highway 84 F.M. 308 Northern 

F.M. 308 Intersection of IH-35 and Ross Road    Northern (south of the city of Ross)

Ross Road  F.M. 933 Western 
F.M. 185 State Highway 6 Southwestern 

 Intersection of F.M. 185 and 
State Highway 6 U.S. Highway 84 Southern 

U.S. Highway 84 IH-35 Southeastern 
IH-35 F.M. 2837 Eastern 

F.M. 2837 U.S. Highway 77 Eastern 
      

   

NOTE: Existing Rights-of-way should be utilized in the construction of these proposed connections whenever possible. 

Source: Dunkin, Sefko & Associates, Inc. 
      

  
 
 
 
 
 
 

     

Table 3-4 
THOROUGHFARE RECOMMENDATION: NORTH-SOUTH CONNECTION 

City of Waco, Texas 
  

A continuous connection between the areas to the northwestern and southwestern areas around 
Waco.   

  

From To Direction 
  
  

Intersection of F.M. 1858 and 
F.M. 933  F.M. 2490 Western (north of Waco) 

F.M. 2490 F.M. 1637 Southwestern 
F.M. 1637 State Highway 6 Southwestern 

State Highway 6 F.M. 3047 Southern 
Intersection of F.M. 2188 and U.S. 

Highway 84 F.M. 3047 Southern 

F.M. 2188 F.M. 2113 Southern 
F.M. 2113 IH-35 Southeastern 

      

   

NOTE: Existing Rights-of-way should be utilized in the construction of these proposed connections whenever possible. 

Source: Dunkin, Sefko & Associates, Inc. 
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Table 3-5 
THOROUGHFARE RECOMMENDATION: KEY ROADWAY EXTENSIONS 

City of Waco, Texas 
  

Several small connections facilitate better movement within and around Waco.   
  

Project Goal Location 
  
  

Creation of a complete connection 
between F.M. 185 and F.M. 1637 North of Lake Waco Expansion of Flat Rock Road 

Creation of a complete connection 
between U.S. Highway 84 and 

Warren Road 
Expansion of Farmiller Road South 

Creation of a complete connection 
between F.M. 2837 and IH-35 South Expansion of Kramer Pass 

      

  

NOTE: Existing Rights-of-way should be utilized in the construction of these proposed connections whenever possible. 

Source: Dunkin, Sefko & Associates, Inc. 
      

 
 

 
 

 
  

 The City of Waco Thoroughfare 
Plan (refer to Plate 3-1 and Plate 3-
2) is recommended as the frame-
work for future residential devel-
opment and infill development areas. 
It is designed to accommodate new 
residential development while pro-
tecting the integrity of existing 
development. Guidelines, including a 
hierarchy of streets/functions, should 
be developed to minimize traffic in 
residential areas.  

Attaining the levels of transportation 
efficiency and effectiveness en-
visioned by the Thoroughfare Plan 
will require cooperation among all 
levels of government responsible for 
highway and thoroughfare develop-
ment. The construction of major 
thoroughfares in and near Waco has 
resulted from joint planning and 
cooperation among City, County, 
State and Federal entities. The City 
should continue its coordination 
efforts with other jurisdictions, as 
appropriate, regarding the financing 
and construction of future projects.  
Additionally, the City’s thoroughfare 
planning should be incorporated in 
the subdivision platting process 
provisions for the attainment of 

 
Through careful preplanning of 
neighborhood areas, and with the 
cooperation of developers, the 
recommended major and secondary 
thoroughfare circulation systems can 
be implemented. 
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2. Utilize the recommended func-
tion and design characteristics 
illustrated in the transportation 
plan in conjunction with Com-
munity Image Guidelines and 
Subdivision Ordinance specific-
ations. 

rights-of-way.   Chapter 395 of the 
Texas Local Government Code 
addresses the issue of developer 
participation in the construction of 
roadways.  The City should consider 
developing participation policies for 
roadway construction, such as the 
road assessments, or impact fees.  
 3. Maintain a minimum level of 

service (LOS) standard of "C" as 
described in Table 3-2.  This 
standard should be employed in 
the development review process 
for all transportation proposals. 
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TTrraannssppoorrttaattiioonn    
PPllaannnniinngg  PPoolliicciieess  

 

Standards and criteria for consistent 
design practices in new roadway 
development and redevelopment are 
based upon transportation-related 
planning studies and an analysis of 
existing conditions.  Proposed 
changes and recommendations for 
future thoroughfares are predicated 
upon the goals and objectives 
formulated during the compre-
hensive planning process.  

 
4. Develop a long-term, incremental 

project implementation program 
that incorporates the budgeting, 
prioritization, and scheduling 
recommendations presented in 
this comprehensive plan. 

 
5. Establish a policy for developer 

participation in project financing 
(i.e., construction of off-site 
streets or street improvements 
necessary for access to their 
developments) and implement 
this through specific provisions 
of the City’s Subdivision and 
Zoning Ordinance. 

 
Recommended policies to guide 
Waco’s transportation planning are 
as follows: 
 
1. Adopt the Transportation Plan 

(graphically shown on Plates 3-1 
and 3-2) as a guide to determine, 
classify, locate, and schedule 
roadway development and im-
provements. Specifically, clear 
policy direction should be 
established for all levels of 
review so that the preliminary 
plat, final plat, site plan and/or 
zoning case will be in 
compliance with plan objectives.   

 
6. Continue to seek joint funding 

initiatives for transportation plan-
ning with TxDOT, the MPO, and 
other local jurisdictions, such as 
surrounding communities and 
McLennan County. 

 
7. Review and update the City 

Transportation Plan on an annual 
basis. {Changes corresponding numbers}  

 

PP aa gg ee                         CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00  33 -- 22 44   



    TT rr aa nn ss pp oo rr tt aa tt ii oo nn   PP ll aa nn   
 
 

HK-C:/Waco/CompPlan/WTransCP3.doc (12/14/00) 

13. Continue plans to improve and 
expand an efficient system of 
mass transit, addressing the 
issues of air pollution, traffic 
congestion and mobility needs of 
citizens. 

8. Establish a comprehensive app-
roach to street development and 
design through guidelines that 
include provisions for ADA-
accessible pedestrian walkways 
and amenities, bike lanes, 
equestrian pathways, signage, 
lighting and air quality and 
aesthetic enhancements.  Encour-
age citizen participation in 
planning (i.e., street-widening 
projects). 

 
14. Establish policy for acquiring 

necessary rights-of-way when 
development requires property 
replatting. 

   
  9. Explore alternatives for increas-

ing roadway capacity prior to 
initiating   roadway expansion or 
widening in residential areas. 

 
10. Limit the locations of com-

mercial and other nonresidential 
land uses that generate high 
volumes of traffic to arterial 
streets and thoroughfares. 

 
11. Except as specifically approved 

by the City within special 
districts, require adequate on-site 
parking in all development plans.  
Implement this policy through 
specific provisions in the City's 
Subdivision and Zoning Ordin-
ances. 

 
12. Continue to incorporate Plan 

recommendations into all trans-
portation projects in order to 
further the effort of establishing a 
comprehensive multi-modal circ-
ulation system. 

 
 
 
 

TThhoorroouugghhffaarree  IImmpplleemmeennttaattiioonn  
 

In the implementation of its 
thoroughfare development, the City 
of Waco has relied upon three 
sources of funding:  (1) the construc-
tion of facilities solely funded by the 
City; (2) joint participation with 
other jurisdictions, i.e., the County 
and/or the State; and (3) developer 
participation. While cities may 
continue to require road construction 
and participation assistance from 
developers under certain circum-
stances, including assistance with 
water and wastewater plants and 
thoroughfares, recent changes to 
Chapter 395 of the Texas Local 
Government Code necessitate review 
and possible revision of current 
administrative processes related to 
roadways.  The City should examine 
these changes in order to ensure that 
it continues to maximize its oppor-
tunities in planning and development 
processes.    
 
Recommended actions in the 
administration of the Transportation 
Plan are as follows: 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee        33--2255  



TT rr aa nn ss pp oo rr tt aa tt ii oo nn   PP ll aa nn   
 

(1) Coordination of Capital 
Improvements   

(3) Zoning and Land Use 
Control  

  
As applicable, coordination with 
TxDOT and/or McLennan 
County for the joint planning and 
cost-sharing on projects is 
recommended.  Where the City 
assumes sole responsibility for 
the construction and financing of 
transportation needs, a long-term 
(20-30 year) plan for the 
incremental construction and 
financing of projects is recom-
mended. 

All zoning and land use changes 
must be made within the context 
of existing roadways as well as 
planned thoroughfares (i.e., those 
described within the Transport-
ation Plan).  The City must 
ensure that rights-of-way for 
thoroughfares are commensurate 
with the envisioned land uses. 
 
 

(4) Building Lines    
 To ensure the orderly and 

uniform development of thor-
oughfare frontage and thorough-
fare function, the establishment 
of building setback lines by 
ordinance is recommended in 
order to accommodate acquis-
ition and expansion of rights-of-
way as needed and as appro-
priate. 

(2) Subdivision Control 
 

The subdivision of land into 
building sites represents the first 
step in the development of urban 
land uses and the creation of 
potential traffic generators.  
Rights-of-way must be acquired 
at the time of subdivision platting 
to guarantee the provision of 
adequate thoroughfares and the 
value, stability, and character of 
the area in development 
Specifically, as individual plats 
are approved, right-of-way 
must be dedicated in concert 
with the recommendations and 
schematics set forth in the 
Transportation Plan.  Especial-
ly important is the planning and 
reservation of rights-of-way in 
the ETJ as specific roadways are 
planned and sited. 

 
 

(5) Other Considerations 
 

It is recommended that design 
and technical standards be 
adopted to ensure the uniform 
administration of project devel-
opment in the areas of access 
controls along major arterials 
(i.e. joint or shared access to 
mitigate traffic congestion), and 
sight and visibility standards.  It 
is further recommended that the 
City adopt a policy of assessing 
impact fees as the community 
continues to expand and develop.  
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IINNTTRROODDUUCCTTIIOONN 
 

Waco is a community of people who 
care about their homes. The purpose 
of this section of the Comprehensive 
Plan is to address the present 
character and quality of neighbor-
hoods in Waco. The Plan discusses 
strategies for the stabilization and 
rehabilitation of deteriorating hous-
ing stock and the preservation of 
older neighborhoods, as well as 
guidelines for new residential 
development.   
 
 

HHOOUUSSIINNGG  &&  
NNEEIIGGHHBBOORRHHOOOODD  AARREEAASS 

 

For purposes of urban planning, a 
neighborhood is a residential area in 
the community with  boundaries 
demarcated by thoroughfares, collec-
tor streets, or other man-made or 
natural features.  The neighborhood 
may vary in size from several blocks 
to 900 acres.  Yet, a neighborhood is 
much more than  the sum of its 
physical structures.  A neighborhood 
is also defined by a sense of 
community and  quality of life 
enjoyed by its residents.  Good 
housing occupied by proud residents 
comprises a  healthy neighborhood,  
regardless of its geographic terrain.  
A neighborhood is the setting in 
which residents may develop a sense 
of belonging, through their inter-
actions, common interests,  and by 
simply “being neighbors.”   
 
 
 

Each neighborhood is unique, and it 
is that uniqueness which makes 
neighborhoods difficult to define 
with any degree of precision.  
However, for residential develop-
ment and planning purposes the 
following factors should be 
considered:   
 

♦ Physical condition of housing 
units; 

♦ Opportunities for social inter-
action; 

♦ Careful and strategic placement 
of public and retail land uses; 

♦ Proximity to schools, churches, 
and recreational facilities; 

♦ Accessibility to emergency 
services such as fire, medical 
and police; 

♦ Adequate lighting and other 
features which foster the feeling 
of safety; 

♦ Continued investment in public 
and private property to stabilize 
property values; 

♦ Acceptable level of owner-
occupied dwelling units; 

♦ Condition of public facilities 
and infrastructure serving the 
area; and 

♦ A sense of “community” and 
“belonging” among residents. 

 
A successful neighborhood is the 
creation of a sustainable environment 
where ongoing investment in prop-
erty is supported by public 
investment in schools, parks, 
greenspace, and infrastructure, where 
there are opportunities for social 
interaction, where there is accessibil-
ity for pedestrians, bicyclists and 
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vehicles, and where distinctive 
characteristics are apparent, which 
give an area a unique identity. 
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RREECCOOMMMMEENNDDEEDD    
HHOOUUSSIINNGG  SSTTRRAATTEEGGIIEESS  

  
The quality and livability of Waco’s   
neighborhoods are integral to the 
community’s overall character and 
quality.  
      
Upkeep and maintenance of both 
private and public property are 
critical to neighborhood viability and 
sustainability. Maintenance of neigh-
borhoods and facilities also affects 
the larger community. If left 
unabated, blighted areas create a 
‘ripple effect,’ which impedes other 
civic objectives, including such 
actions as economic development 
and private investment.        
 
Thus, it is in the public interest to 
maintain the highest possible 
housing quality and environmental 
character within each neighborhood 
area.  Cooperative action by property 
owners, tenants, the municipality and 
volunteers will be required to 
maintain and upgrade the quality of 
housing.  The City of Waco has 
recognized the need to address areas 
where housing stock is deteriorating 
and/or where structures are beyond 
rehabilitation.  As outlined in the 
“Housing” chapter of the Baseline 
Analysis Section, the City of Waco’s 
Housing and Community Develop-
ment Services Department has 
initiated several programs to elevate 
the condition of housing to 

acceptable levels; specifically, four 
“Impact Areas” within the central 
city where neighborhoods are in 
various states of decline have been 
targeted.   
 
The following four strategies aim to 
encourage owner-occupied housing, 
promote maintenance and/or rehabil-
itation of aging housing; and to 
address redevelopment/infill issues.  
The Impact Areas are delineated on 
Plate 4-1, along with the areas 
designated for each housing strategy 
described. 
 
 

NNeeiigghhbboorrhhoooodd  PPrreesseerrvvaattiioonn    
 

One of the greatest assets of the 
community is the large number of 
historic structures within the city’s 
older neighborhoods.  These remind-
ers of Waco’s proud heritage give 
the city a sense of history and 
continuity that is unique and worthy 
of preservation.     
 
In areas where sound, quality 
housing and a reasonable comple-
ment of community facilities exist, a 
preservation strategy is appropriate.  
The purpose of the Neighborhood 
Preservation Strategy is to sustain 
and protect existing desirable 
conditions through enforcement of 
local statutes such as zoning 
ordinances, building codes, and other 
applicable regulations intended to 
protect the public health, safety and 
welfare of the community.  
Neighborhood Preservation includes 
the provision and maintenance of 
adequate utilities, and community 
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facilities, such as parks, playgrounds, 
schools and streets.  Preservation 
efforts should minimize the need for 
future rehabilitation programs.  As 
part of normal planning, community 
development, and code enforcement, 
the Neighborhood Preservation 
strategy can be furthered by 
appropriate City departments.   
 
 

HHoouussiinngg  RReehhaabbiilliittaattiioonn  aanndd  
MMaaiinntteennaannccee  

 

The Housing Rehabilitation and 
Maintenance strategy is appropriate 
where the housing units are 
substantially sound, but are in need 
of minor repairs.  “Minor repairs” 
are defined within this section as 
repairs that can be accomplished 
without excessive cost to the 
property owners, or can generally be 
achieved by the property owners 
themselves.   
 
Approximately 10,000 structures, or 
36 percent of the City’s housing 
stock, fall into this category, 
described in the Baseline Analysis 
section as “Type 2” units.  “Type 3” 
units, which require more intensive 
repair and are at risk of further 
deterioration, may also be addressed 
by this strategy.  Currently 1,400 
“Type 3” units in the city are 
appropriate for rehabilitation.  Other 
units have declined so severely as to 
be subject to clearance programs 
(discussed below). 
 
 
 

Due to the fact that housing 
rehabilitation programs have an area-
wide focus, it is important that 
community support be solicited 
through (1) establishment of an or-
ganizational structure and process to 
clarify goals and ensure account-
ability; (2) procurement of financial 
assistance; (3) consultation with 
property owners needing assistance; 
and, (4) establishment of a system 
for feedback and continued contact 
with property owners to encourage 
continued maintenance of the 
structures.   
 
 

PPrrooppeerrttyy  CClleeaarraannccee  aanndd  
RReeddeevveellooppmmeenntt    

 

Redevelopment is the demolition, 
removal, or clearance of structures 
and preparation of the lot for new 
construction (usually residential).   
Redevelopment is necessary when 
housing reaches such a state of 
deterioration that rehabilitation 
becomes unfeasible. 
 
As noted in the Baseline Analysis 
section, a recent survey of obsolete 
dwelling units (in which exterior 
conditions only were considered) 
found only 100 structures out of 
30,000 single-family units, or 0.3 
percent, that were considered beyond 
the point of rehabilitation and 
therefore needed clearance action.  
Funding for clearance and redevel-
opment is limited.  It is recommend-
ed that the City consider increasing 
its allocation for clearance and infill 
development.   
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DDeevveellooppmmeenntt  GGuuiiddaannccee    
 

The standards for new residential 
development should be high enough 
that maintenance and preservation 
strategies become necessary only 
over time.  Development guidance, 
either during the stages of zoning 
change or subdivision approval, 
provides City staff with an 
opportunity to ensure that the City’s 
commitment to quality will be 
reflected in residential design and 
development of lasting value and 
stability. The enforcement of the 
City’s Subdivision Regulations, 
Zoning Ordinance, building codes 
and minimum housing standards is 
critical to the maintenance of 
housing stock and to the high 
standards of community develop-
ment to which the City is committed.   
 
 

HHoouussiinngg  SSttrraatteeggiieess  ffoorr  WWaaccoo  
 

The majority of housing in the city is 
amenable to preservation, rehab-
ilitation, maintenance or devel-
opment guidance strategies.  Plate 4-
1 depicts the recommended housing 
strategies for the city at large and for 
the Impact Areas located in the 
central part of the city.   Each area 
has been targeted based upon one or 
a combination of the four strategies.  
Due to the fact that almost 95 
percent of the housing units in Waco 
are classified as Type 1 or Type 2, 
severe strategies (such as clearance 
and redevelopment) are not 
necessary on a large scale.  Plate 1-3 
(in the “Baseline Analysis” section) 
shows the overall condition of 

existing housing units within Waco.  
It is recommended that the Type 2 
units that have been identified 
(10,000 units) be immediately 
addressed for several reasons: 

♦ The structures will contribute to 
Waco’s future stock of 
affordable housing.  New hous-
ing of equal size and quality 
could not be constructed and 
sold at the same price ranges of 
these units.   

♦ Over a period of time, these 
areas can further deteriorate, 
such that preservation or 
rehabilitation will no longer be 
an option 

♦ Many of these homes are part of 
Waco’s architecturally signify-
cant and/or historic homes 
inventory. 

♦ If the deterioration of 
housing/neighborhoods is not 
addressed, the decline may 
migrate to surrounding areas. 

♦ The overall image or  “quality 
of life” of the community can be 
enhanced through consistent 
oversight and action targeted on 
areas of decline. 

 
 

 NNeeeedd  ffoorr  PPuubblliicc  AAwwaarreenneessss  
 

A potential problem is the City’s 
high rate of renter-occupied units 
(approximately 50 percent).  It is 
critical that maintenance and code 
enforcement programs be coor-
dinated with owners and landlords. 
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For property owners who need 
assistance, the City should continue 
to develop and administer programs 
through which owners and 
volunteers may upgrade housing 
(i.e., neighborhood clean-up and 
light maintenance programs).  As 
previously mentioned, the majority 
of houses can be upgraded through 
painting and other minor repair 
work, maintenance that can be 
addressed by volunteer organi-
zations.  The City can coordinate the 
allocation of resources based upon 
prioritization and scheduling of the 
units in each area designated for 
rehabilitation  (refer to Plate 4-1). 
 

Currently, flexible loan programs for 
rehabilitation and/or reconstruction 
of housing stock are available 
through the City’s Housing and 
Community Development Services 
Department. These programs are 
described in detail in the “Housing” 
chapter of the Baseline Analysis 
Section.  However, since many 
families are unable to qualify for 
financial assistance due to poor 
credit histories or lack of financial 
experience, a City department, 
agency or other appropriate 
organization should be available to 
offer expertise and guidance to 
homeowners or prospective 
homeowners needing low-interest 
loans. As part of the City’s 
neighborhood revitalization efforts, 
this service could be provided at no 
charge for homes located within one 
of the designated infill areas. 
 
 
 
 

The City, then, should work closely 
with financial entities in the 
community.  A commission or coal-
ition representing City staff, local 
financial institutions, Community 
Housing Development Organizations 
(CHDO’s), and faith-based organiza-
tions should be created to help 
residents secure assistance in the 
purchase, maintenance, rehabilitation 
or reconstruction of housing. 
 
It is recommended that the City 
initiate an aggressive public 
awareness campaign in order to 
inform residential property owners 
about the loan programs available for 
rehabilitation and reconstruction of 
homes.    If citizens are aware that 
financial assistance may be available 
for upkeep and maintenance, the City 
may be able to divert some of the 
funds dedicated to ‘red tagging’ and 
demolition to renovation or replace-
ment of substandard housing. 
 
 

RReessiiddeennttiiaall  PPrreesseerrvvaattiioonn    
aanndd  DDeessiiggnn  DDiissttrriiccttss::      
AA  SSttrraatteeggyy  ffoorr  tthhee  IInnnneerr  CCiittyy  

 

Waco has a large inventory of 
historic homes representative of the 
architectural and cultural history of 
the community.  The neighborhoods 
in which they exist are distinguished 
from other neighborhoods by their 
character and charm.  The integrity 
and uniqueness of older residential 
neighborhoods are irreplaceable.   
When stabilized and made secure, 
these neighborhoods attract families 
and invite reinvestment into the area.  
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It is recommended that the City 
consider the establishment of a 
Neighborhood Conservation Overlay 
Zoning District.  While the City’s 
present Conservation District 
designation focuses on density ratios 
in relation to architecturally and 
historically significant structures, the 
Neighborhood Conservation Overlay 
Zoning District would emphasize 
design and development standards 
for structures.  The Neighborhood 
Conservation Overlay District 
concept is as follows: 
 

♦ The district designation would 
be amenable to areas of 
architectural, historical, archae-
ological and/or cultural signifi-
cance and public benefit. It does 
not necessarily have to include a 
‘majority’ of individual, 
historically significant struc-
tures. 

 

♦ The district could be expanded 
to accommodate infill develop-
ment that correlates with and 
complements the general 
character and identity of the 
area. A review process that 
examines the architectural style 
of every structure would not be 
applicable. 

 

♦ Development standards and 
overall building design, rather 
than specific architectural 
characteristics, would be 
reviewed. 

 

♦ Benefits of establishing a 
Neighborhood Conservation 
Overlay Zoning District include: 

 
 

 Buildings need not meet state 
or national design standards. 

 

 Preservation of existing neigh-
borhood character and 
identity. 

 

 Identification and establish-
ment of the broad design 
elements of the area that give 
the area its unique character 
(examples include street 
design, building setbacks/ 
heights, basic architectural 
design elements, etc.). 

 

 Provide suggestions on 
architectural renovation and 
maintenance, and can provide 
incentives and strategies for 
rehabilitation. 

 
The purpose of the Neighborhood 
Conservation Overlay Zoning 
District is to complement areas and 
structures that are currently 
protectively zoned, including previ-
ously identified historic structures.  
The expanded preservation district 
will ensure the area’s existing scale 
and “sense of community” through 
the establishment of standards 
related to compatibility, including 
elements such as building design and 
setbacks for new infill development. 
It would stabilize the neighborhood, 
for example, through oversight of 
height, scale, and materials, though 
not necessarily architecturally 
specific features. The following 
criteria for the Neighborhood 
Conservation Overlay Zoning 
District are recommended: 
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♦ Requirements pertaining to infill 
development: 

 

 Structures should be re-
quired to have the same 
setbacks as adjacent existing 
buildings. 

 

 Building heights of struc-
tures should be limited to 
the same approximate height 
as existing adjacent struc-
tures. 

 

 The distance between struc-
tures must be the same as 
that of adjacent structures. 

 

 The basic shape and form of 
the facades should be 
compatible with the existing 
overall neighborhood façade 
design. 

 

 Roofs and pitches should be 
similar or complementary to 
extant structures in the 
neighborhood. 

 

 Exterior design/construction 
should be compatible with 
adjacent or nearby historic 
structures. 

 

 Prototype floor plans, eleva-
tions, and examples provid-
ed by the City would guide 
development for the district. 

 
 
 
 
 

♦ Requirements pertaining to 
existing structures: 

 

 Exterior modifications to 
existing facades should be 
consistent and compatible 
with the character and style 
of the existing facades if the 
structure is identified as an 
historically or architecturally 
significant structure. 

 

 Additional guidelines should 
be developed for renovation 
or expansion of existing 
structures. 

 
In summary, the conservation district 
is recommended to supplement 
current conservation districts. This 
zoning designation is designed to 
protect and conserve the character of 
neighborhoods which may not have a 
predominance of ‘historic’ or 
‘architecturally significant’ areas, but 
which do have an ambiance that 
distinguishes it from other 
neighborhoods.   
 
One area that is currently suitable for 
such a district is the area 
encompassed by North 5th Street to 
the northeast, Franklin Street to the 
southeast, 26th Street to the 
southwest, and Waco Drive to the 
northwest.  This “Austin Avenue 
Corridor” could be developed and 
used to create a better identity for, 
and an increased recognition of, this 
area.  Plate 4-1 shows the location 
suggested for the Austin Avenue 
Conservation and Design District. 
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HHoouussiinngg  TTyyppeess  aanndd  IInntteennssiittiieess  
 

The availability of a mix of 
residential densities and housing 
types in the city provides residents a 
range of choice in location and 
affordability.  In accordance with the 
Future Land Use Plan and the 
Transportation Plan (sections 3 and 
8, respectively), residential develop-
ment opportunities range from 
single-family to multi-family.  A 
gradient of zoning categories further 
distinguishes specific features and 
requirements (refer to “Existing 
Zoning Characteristics” within the 
Baseline Analysis, Section 1).  For 
example, medium- and high-density 
housing is situated near major 
thoroughfares and public 
services/facilities to accommodate 
larger pockets of population.  
Conversely, low-density residential 
areas may be adjacent to 
thoroughfares, but are less likely to 
be penetrated by arterials and major 
collector streets. 
   

Currently, Waco’s housing mix 
consists of approximately 30 percent 
multi-family dwellings.  This ratio is 
adequate in addressing the housing 
needs of city residents.  Moreover, 
flexibility has been incorporated into 
the planned housing mix of the city, 
as shown by the Future Land Use 
Plan (refer to Plate 8-1); the Plan 
endorses the concept of high 
intensity residential land uses along 
major thoroughfares, with gradually 
less intensive residential land uses 
buffered from such thoroughfares.  
For example, an area can be planned 
for multi-family or apartment units 
adjacent to a major roadway, which 
buffer duplex units, which in turn 

buffer single-family detached homes 
within the interior of the 
neighborhood development.  In this 
way, a property owner can choose to 
develop a particular housing type, 
and diverse housing options will be 
available for future residents 
 

 

AAffffoorrddaabbllee  HHoouussiinngg  
 

Housing affordability remains a key 
issue for cities throughout the 
country.  While the city of Waco 
offers a variety of housing types and 
densities, many residents of the 
community are unable to purchase or 
maintain a home (such as low-
income young families, single 
working parents, and seniors on 
fixed incomes).  It is recommended 
that the City conduct a survey to 
examine by age group the need for 
multi-family housing and rental 
properties to project housing needs 
of the future population.   
 

The City may also experiment with 
prototype housing for lower-income 
families:  homes that might be devel-
oped in ‘infill’ areas of a 
neighborhood, such as a Neighbor-
hood Conservation Overlay District.  
The additional overlay district would 
ensure conformity of design and 
construction standards.  The afore-
mentioned public awareness cam-
paign targeting development, rehab-
ilitation and redevelopment of 
housing stock, the availability of 
grant programs, and the City’s 
commitment to affordable housing 
could provide the motivation needed 
to create a model of regional 
distinction within the city of Waco. 
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HHOOUUSSIINNGG  PPOOLLIICCIIEESS  
 

Following are recommended housing 
policies for the City of Waco: 
 

1. The Comprehensive Plan's 
Future Land Use Plan (refer to 
Section 8) should designate 
sufficient land for residential 
uses to meet the needs of the 
community's projected popu-
lation, yet retain flexibility to 
accommodate other uses as 
needed. 

 
2. The designated residential land 

use should be in proximity to 
areas where adequate services 
are currently available to meet 
the projected population growth 
over the next 20 years. 

 
3. The City should establish a 

coalition of agencies to 
cohesively facilitate home 
ownership (including City 
departments, local financial 
institutions, non-profit housing 
agencies, faith-based organiz-
ations, etc.). 

 
4. The City should undertake an 

aggressive public relations 
campaign related to local 
housing opportunities, including 
the availability of grant 
programs and financial assist-
ance for rehabilitation and 
redevelopment   projects.   

 
 
 

5. Approved credit-counseling 
agencies should be identified or 
established in order to assist 
first-time homebuyers. 

 

6. The City should continue to 
identify existing substandard 
housing units, and should 
encourage the revitalization and 
rehabilitation of these structures.  
The City should develop a 
framework for a consistent 
volunteer housing maintenance 
program for those areas 
identified for rehabilitation on 
Plate 4-1.   

 
7. Code enforcement should oper-

ate concurrently with awareness 
and assistance programs for 
rehabilitation. 

 

8. Awareness of the housing needs 
of senior citizens and support of 
housing designed for older 
citizens should be a priority. 

 
9. Similarly, awareness and 

encouragement of housing that 
addresses the special needs of 
the physically challenged should 
be incorporated into the City’s 
housing goals. 

 

10. The City should identify areas 
appropriate for various of 
housing types including conven-
tional single-family homes, 
patio homes, multi-family units, 
and areas for infill housing to 
ensure a range of housing 
alternatives for future popula-
tion groups.  The targeted ratios 
for various types of housing 
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should remain at approximately 
the same levels as currently 
exist. 

 

11. The City's Zoning Ordinance 
should include appropriate 
zoning districts that implement 
the residential density classify-
cations recommended in the 
Plan. 

 

12. The City's development regula-
tions should include mechan-
isms allowing for flexibility and 
innovation in design such that 
efficient land use and environ-
mental sensitivity may be 
addressed. 

 

13. The City should consider 
additional incentives for infill 
development. 

 

14. Development and redevelop-
ment in a neighborhood should 
be comprised of housing similar 
in density and compatible with 
existing homes in the neigh-
borhood. 

 

15. The City should encourage the 
use of design techniques that 
promote housing compatibility 
between adjacent residential 
areas that have developed at 
different residential densities 
with different types of 
structures. 

 

16. The City should evaluate all 
development requests based 
upon the following ultimate mix 
and density of residential uses 
within a neighborhood area: 

(a) Multi-family and other high 
density residential (over 10 
units per acre) should be 
limited to 30 percent of the 
total expected, or ultimate, 
dwelling units within a given 
neighborhood area; An 
exception for areas near the 
campuses of colleges and 
universities should be made.  
High-density residential de-
velopment, clustered around, 
and within walking distances 
of, campuses are preferred.  
Also encouraged is the 
continued conversion of 
warehouse and commercial 
structures in the downtown 
area to loft apartments.  

 

(b) With the possible exception 
of college and university 
areas, all medium- and high-
density residential develop-
ments should have principal 
access to a major or 
secondary thoroughfare; and 

 

(c) Single-family housing areas 
should include a mixture of 
lot sizes. 

 
 

AAVVAAIILLAABBLLEE    
HHOOUUSSIINNGG  PPRROOGGRRAAMMSS 

 

The City of Waco should ensure that 
the following programs provide 
incentives for infill housing.  
Additional consideration for grant 
monies should be given to those 
entities intending to construct 
dwelling units similar in architectural 
scale and style to those currently 
existing in a neighborhood.   
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CCoommmmuunniittyy  DDeevveellooppmmeenntt    
BBlloocckk  GGrraanntt  PPrrooggrraamm  ((CCDDBBGG)) 

 

This type of grant can be used to 
revitalize neighborhoods, expand 
affordable housing and economic 
opportunities, and improve commun-
ity facilities and services.  A mini-
mum of 70 percent of all the funds 
must be devoted to programs and 
activities that benefit low- and 
moderate-income individuals.  The 
use of funds for housing programs is 
limited to housing rehabilitation, and 
to financing associated subsidies 
and/or guarantees.  New construction 
is prohibited.  Cities may use grants 
in a number of ways, including 
reconstruction or rehabilitation of 
housing, construction of public 
facilities (i.e., streets, water and 
sewer systems), provision of public 
services to youths, seniors or the 
disabled, and assistance for low-
income homebuyers.  
  

 

HHOOMMEE  IInnvveessttmmeenntt  
PPaarrttnneerrsshhiipp  PPrrooggrraamm  ((HHOOMMEE))  

 

This program is administered by the 
Department of Housing and Urban 
Development (HUD) with funds 
allocated to states and local 
governments.  The program was 
established to expand the supply of 
affordable housing for low- and 
moderate-income families.  Funds 
can be used for acquisition, 
rehabilitation and new construction 
of housing, or for the provision of 
direct rental assistance to low-
income families.  Monies may also 
be expended for financial assistance 

in the form of grants, deferred loans, 
amortized loans, and other HUD-
approved financing mechanisms.   
 
 

CCoommmmuunniittyy    
HHoouussiinngg  DDeevveellooppmmeenntt  
OOrrggaanniizzaattiioonnss  ((CCHHDDOO))  

 

A CHDO is an organization that 
facilitates the purchase of affordable 
housing by low- and moderate- 
income families.  Three organiz-
ations in Waco have been designated 
as CHDO’s: Neighborhood Housing 
Services of Waco, Inc. (NHS), the 
Economic Opportunities Advance-
ment Corporation (EOAC); and, 
Waco Habitat for Humanity.   
CHDO’s have the authority to 
manage projects relative to particular 
properties and the type of 
construction or rehabilitation that 
will occur; terms of sale, or rent will 
be. 

  
  
EEmmeerrggeennccyy  SShheelltteerr    
GGrraanntt  PPrrooggrraamm  ((EESSGG))    

 

This program is designed to assist 
the homeless population by initiating 
the process of independent living 
through the initial provision of 
emergency shelter and related social 
services.  Grant monies may be used 
for the rehabilitation/conversion of 
structures for use as homeless 
shelters, or for the funding existing 
shelters’ overhead costs and expens-
es.   Local jurisdictions are required 
to meet a 50-50 match of grant 
funds. 
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WWaaccoo  HHaabbiittaatt  ffoorr  HHuummaanniittyy    
 

This is a 501(c)(3) nonprofit 
organization that builds and 
rehabilitates homes in partnership 
with low-income people.  Houses, 
sold at no profit to pre-qualified, 
low-income families, are financed 
through no-interest mortgages.  
Mortgage payments are returned to a 
revolving fund, which is used to 
finance more construction. Pre-
qualified homeowners are required to 
invest  “sweat equity” hours into the 
Habitat project.    The organization 
utilizes volunteer labor, monetary, 
and in-kind donations to build 
houses.  This organization has 
already established a presence in 
Waco by being a key player in the  
“Raise the Roof Day”. 
 
 

CCoommmmuunniittyy    
DDeevveellooppmmeenntt  CCoorrppoorraattiioonn      

 

A community development corpor-
ation is a local, private, nonprofit 
corporation formed to address 
special needs of a community, such 
as the revitalization of lower- and 
moderate-income neighborhoods.  
The organization generally focuses 
on one or more of the following 
issues: 
 

♦ Housing rehabilitation;  
♦ Commercial business develop-

ment; or, 
♦ Social services. 

 

 
 

A community development corpor-
ation is organized under state charter 
and federal guidelines for 501(c)(3), 
private, non-profit corporations. 
Community development corpor-
ations generally rely upon 
fundraising efforts to capitalize its 
programs.  Funding sources may also 
include CDBG or HOME funds from 
the local government or state grants.  
Community development corpor-
ations typically undertake  smaller 
projects which are less profitable to a 
bank lender.  The corporation may 
lend money directly or utilize the 
funds as a guarantee for conventional 
bank loans.  Community develop-
ment corporations usually have a 
clear, concise mission statement, a 
group of active community volun-
teers, and are managed by financially 
skilled, knowledgeable administrat-
ors. 
 
 

AAddddiittiioonnaall  IInnffoorrmmaattiioonn  
  

It should be noted that additional 
information for available housing 
programs in Waco is available 
through the City’s Housing and 
Community Development Services 
Department. 
 

    
 

 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee        44--1133  



  

D u nn k ii n ,  S ee ff kk o   &  A s s o cc ii aa tt ee ss ,  I n cc .  

  SSeeccttiioonn  55  

PPUUBBLLIICC  FFAACCIILLIITTYY  

MMAASSTTEERR  PPLLAANN  SSUUMMMMAARRYY  

 

 

D u k n ,  S o &  A s s o ,  I n .  

  CC ii tt yy   oo ff   WW aa cc oo   
  

                      
  

  CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   



    PP uu bb ll ii cc   FF aa cc ii ll ii tt ii ee ss   MM aa ss tt ee rr   PP ll aa nn   SS uu mm mm aa rr yy   
 
 
 

HK-C:/Waco/CompPlan/WPubFacsCP5.doc (12/14/00) 

HHIISSTTOORRYY 
 

An initiative was started in 1999 to 
develop a facilities plan as a 
framework for efficiency to meet the 
growth and technological challenges 
evolving in the City of Waco. The 
plan began due to a requirement for a 
long-term view to more effectively 
use scare facility dollars while 
meeting the City Council goals 
related to satisfying citizen needs 
and providing quality infrastructure.  
The current facility inventory 
consists of various facilities built 
over twenty years ago and consisting 
of a range of functional and physical 
conditions and located at sites across 
the City for a myriad of customer 
and employee support capabilities.  
This plan proposes to take advantage 
of opportunities for efficiencies by 
consolidating facilities with similar 
functions into new facilities, 
updating salvageable facilities to 
meet code and functional 
requirements and demolishing or 
selling obsolete facilities that are not 
practical to update. 

 

Staff began to develop the elements 
needed for a long-term Facility 
Master Plan for all City of Waco 
buildings in the spring of 1999.  
These elements addressed the current 
status of City facilities, an overall 
assessment of needs, general 
standards for maintenance and 
construction, recommendations, and 
a Capital Improvements Program 
(CIP) that supports the 
recommendations.  An inventory of 
City buildings was completed.  There 
are 132 City buildings that are used 

for administrative, field, customer, 
emergency, special event, 
production, cultural, exhibit, 
recreational, and service activities.  
The inventory is continuing to be 
updated as changes occur.   

 

FFAACCIILLIITTYY  PPLLAANN  AASSSSUUMMPPTTIIOONNSS 

 

The Facility Master Plan is based on 
several assumptions, including the 
following: 
 

1. Staffing level continue for 
facilities services to support 
elements of the plan. 

 

2. Continued funding support for 
regular maintenance and repair of 
existing facilities through the CIP 
for key work requirements. 

 

3. ADA compliance issues will be 
addressed during major repair 
projects and new construction; 
and an update study will be 
accomplished to refine cost 
estimates to meet the latest 
guidance. 

 

4. Renovation and new construction 
projects will meet operational 
requirements and comply with 
applicable building, fire 
protection, safety, security, and 
ADA codes, and proposed City 
building standards. 

 

5. New construction and major 
repair projects will incorporate 
high efficiency lighting and 
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HVAC systems, low 
maintenance features, technology 
upgrades, and structural 
flexibility for future organization 
changes. 
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6. For the purposes of a building 
inventory list for use with CIP 
program, the inventory will count 
buildings which have a 
functional activity located in 
them such as an office or shop, or 
provide direct support such as a 
storage building, and utilize 
building maintenance support 
from Facilities. Other minor 
buildings such as park restrooms, 
pavilions, picnic shelters, and lift 
stations are not counted since 
annual maintenance funds would 
normally be used. 

 

7. The goal to reduce the number of 
City buildings will continue to be 
supported through a new 
construction for the consolidation 
or improved operations for City 
functions and the sale of 
marketable buildings. 

 

8. Funds from sale of marketable 
facilities will continue to be 
available to aid in funding 
replacement facilities. 

 

9. Obsolete facilities that are not 
marketable will be demolished as 
replacement facilities are 
constructed and the land is 
disposed as practical. 

 

  

EEXXEECCUUTTIIVVEE  SSUUMMMMAARRYY  
  

The purpose of the facility master plan is 
to build on the current capital 
improvement program and to present a 
comprehensive vision over ten years for 
the development and maintenance of 
City of Waco facilities.  It is intended to 
provide an integrated approach and a 
context for action planning and long-
term funding strategies to deliver the 
right facilities when needed.  It will 
complement the normal budget and 
Council approval process.  This supports 
the Goals of Quality Infrastructure 
through maintaining an infrastructure 
that meets the needs of the City of Waco 
with efficient, clean, accessible, and safe 
facilities.  Some objectives of the plan 
are: 
 

1. Establish a framework for 
efficiency over a ten-year period 
to anticipate and track long-range 
facility need; be consistent with 
the City’s planning goals and 
funding strategies; serve as a 
planning baseline for the annual 
budget and CIP development, 
and accommodate growth and 
technological change with 
facility projects programmed and 
delivered at the right time. 

 

2. Update the facility master plan at 
least annually and continue to 
gather and consolidate functional 
inputs as new facility and budget 
information is generated. 

 

3. Maximize efficient use of 
salvageable facility resources 
through a strong annual 
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maintenance program with the 
steady investment of funds to 
implement the quality 
infrastructure goal. 

 

4. Develop comprehensive facility 
resources to meet operational 
requirements and City goals and 
coordinate the development 
process with City and Council 
representatives. 

 

5. Provide facilities that will 
establish a positive environment 
for City employees and citizens 
and facilitate delivery of quality 
services.   

 

6. Incorporate requirements of 
building, safety, fire protection, 
security and ADA codes with 
new construction and major 
facility repair projects. 

 

7. Utilize facility space and energy 
efficiently, and incorporate 
capabilities in projects for future 
development and high 
technology improvements. 

 

8. Meet imminent facility needs 
effectively and efficiently 
without compromising the long-
range plan. 

 

9. Streamline the number of City 
buildings by identifying 
buildings not needed for the 
long-term, by sales of marketable 
buildings, and by demolishing 
buildings that are obsolete or not 
marketable. 

10. Develop programs and proposals 
for upgrading salvageable 
buildings to ensure efficient use. 

 

11. Develop plans an proposals for 
new or consolidated facilities and 
renovations based on 
organizational and functional 
needs; avoid a cookie-cutter 
design approach and satisfy the 
individual requirements of the 
function in the context of City of 
Waco standards and goals. 

 

12. Develop timely funding 
strategies since projects will be 
contingent upon availability of 
varied funding such as cash 
reserves, reprogrammed bonds, 
bond sales, donations, grants, 
property sales, and other sources. 

 
BBUUIILLDDIINNGG  SSTTAANNDDAARRDDSS 

 

The development of planning and 
design building standards are 
intended to more efficiently and 
consistently convey the City of 
Waco requirements and preferences 
when developing a facility design for 
new construction or major repair 
projects.  It is not intended to cover 
all details of a building, but is to be 
used as a reference and augment the 
Engineering Services Manual 
developed for road and utility 
infrastructure projects.  It does not 
substitute for the technical 
competence expected of a design or 
engineering professional. 
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The proposed standards consist of 
five parts: 

 

1. General conditions, 
 

2. Site development, 
 

3. Building development, 
 

4. Specifications, 
 

5. Other requirements. 

 

The primary reference item for 
design will be the building standards 
once coordinated through the City of 
Waco departments.  There are 
general principles that are 
incorporated and will be followed: 

 

♦ Buildings will be designed for 
maximum structural flexibility to 
accommodate organizational 
changes and new technologies. 

 

♦ Efficient space utilization in 
support of functional 
requirements will be the primary 
goal; one component of this goal 
to be considered always will be 
shared use of common resources 
and assets such a high-speed 
copier centers, main conference 
rooms, break rooms, and training 
areas. 

 

♦ High efficiency lighting systems, 
low maintenance heating, and air 
conditioning (HVAC) systems 
and standard energy management 
systems will be incorporated into 

all facilities for energy 
consumption and for better 
reliability of service. 

 

♦ Site analysis will be conducted 
for factors that physically, 
environmentally, and 
aesthetically affect the site and 
the facility construction. 

 

♦ Some planning items to be 
addressed are ease of traffic, 
impact on neighborhood, 
visibility view of and from the 
site, entrance to the building, 
landscaping considerations, 
future expansion options, utilities 
appearance, site layout for 
parking and access, pedestrian 
and vehicle circulation, security 
and fire protection features, 
outdoor lighting, and signage. 

 

♦ The building design will 
incorporate high technology 
phone and computer network 
infrastructure support will 
sufficient cooling and power for 
future growth. 

 

♦ The design will include an 
analysis to deliver the facility in 
a “turn-key” status.  Besides the 
facility, the design will include 
requirements for future planning 
and procurement, phone and 
computer infrastructure, 
landscaping and other items so 
all items and cost are included.  
The City will retain the option to 
look at alternative procurement 
methods if cost becomes a factor. 
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CCOONNCCLLUUSSIIOONN  
  

The recommendations contained 
within the Facility Master Plan are 
intended to provide general guidance 
to the City of Waco. Detailed 
architectural evaluations should be 
completed prior to designing any 
new facility or modifying of any 
existing public facility, as endorsed 
by the “Building Standards” section 
of the Facility Master Plan.  It should 
be noted that rapidly changing 
technology and operation methods 
often modify the spatial needs of 
municipal employees over time; the 
City of Waco should continue in its 
planning efforts in terms of ensuring 
that adequate City facilities exist to 
serve the citizens.   
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WWAATTEERR  SSUUPPPPLLYY 
 

RRaaww  WWaatteerr  SSuuppppllyy  ((YYiieelldd))  
 

The water supply for the city of 
Waco and its satellite wholesale 
customers comes from Lake Waco, a 
reservoir formed by a dam 
constructed on the Bosque River 
below the confluence of the North, 
Middle, and South Bosque Rivers.  
The current lake was built under 
contracts executed in 1958 between 
the Corps of Engineers, the Brazos 
River Authority, and the City of 
Waco.  This lake is a flood-control, 
water-supply, and recreation lake 
built by the Corps of Engineers with 
a conservation storage pool of 
104,000 acre-feet up to an elevation 
of 455 feet (mean sea level).  This 
104,000 acre-foot of conservation 
storage has a firm yield of 52.7 
million gallons of water per day on 
an annual basis.  Plans are in process 
through a 1984 agreement with the 
Corps of Engineers, the City of 
Waco, and with the Brazos River 
Authority, to raise the top of the 
conservation pool by seven (7) feet, 
thereby increasing the storage to 
191,962 acre-feet and the daily firm 
yield to 71.24 million gallons per 
day.  Currently, on an average daily 
basis, the city of Waco uses 
approximately 25 million gallons 
from Lake Waco. 
 
In June 1997, Governor George W. 
Bush signed into law Senate Bill 1 
(SB1), a comprehensive water 
planning and management bill 
enacted by the 75th Texas Legis-
lature.  This comprehensive water 
legislation resulted in part from an 

increased awareness of the 
vulnerability of Texas to drought and 
to the limits of existing water 
supplies to meet increasing demands 
as the population grows.  The State's 
population is expected to increase 
from its current level of 
approximately 19 million people to 
more than 36 million people by the 
year 2050, and some areas of the 
State are already facing water 
shortages projected for the near 
future.  Table 6-1 shows the 
projected use of water within the city 
of Waco and within McLennan 
County, both with and without 
conservation methods. 
 
With the passage of SB1, the 
Legislature put in place a "bottom 
up" water planning process designed 
to ensure that the water needs of all 
Texans are met as Texas enters the 
21st century.  SB1 calls for Regional 
Water Planning Groups (RWPGs) to 
be formed by individuals repre-
senting 11 interest groups; they are 
then responsible for preparing 
regional water plans for their 
respective areas.  These plans 
describe how to conserve water 
supply, meet future water supply 
needs, and respond to future 
droughts in the planning areas.  The 
Texas Water Development Board 
(TWDB) has established 16 planning 
areas, each of which is directed by its 
respective RWPG. 
 
In accordance with SB1 (as 
amended), the 16 regional water 
plans must be completed and 
adopted by January 5, 2001, and the 
TWDB must approve and incorpor-
ate the plans into a comprehensive 
State water plan by January 4, 2002.   
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The water plans will then be updated 
every 5 years.  Waco and McLennan 
County, along with 37 other 
counties, are in what is called Brazos 
G Regional Planning Area, as shown 
in Figure 6-1.  
 
 

BBRRAAZZOOSS  ““GG””  RREEGGIIOONNAALL    
PPLLAANNNNIINNGG  AARREEAA  ((RREEGGIIOONN  GG))    
 
The initial draft interim report 
projects that over a 50-year period, 
the Waco population will increase by 
75 percent, which would be a total 
population of approximately 192,621 
people.  This report, which some 
water professionals feel will 
eventually have regulatory and 
financial impact, predicts that the 
water use of Waco will increase 
during this 50-year period by only 
about 40 percent, which would be an 
average of 35 million gallons per day 
(MGD).  The report predicts that 
McLennan County will need a total 
of 53.5 MGD during the 50-year 

planning period to serve a 
countywide population of 348,194.  
This prediction reflects a 52 percent 
growth in population with a 32 
percent growth in water use.  The 
charts shown on the following pages 
(Chart 6-1, 6-2, and 6-3) graphically 
illustrate the water usage and plant 
capacities for Waco, McLennan 
County, and the Brazos “G” 
Regional Planning Area. 
 

 
Table 6-1 

PROJECTED WATER USE 
City of Waco & McLennan County 

 

 CURRENT 2050 WITH 
 CONSERVATION 

2050 WITHOUT 
CONSERVATION 

 
Population 

Water Use 
Avg. MGD Population 

Water Use 
Avg. MGD Population 

Water Use 
Avg. MGD 

       
Waco 110,024 25 MGD 192,621 35 MGD 192,621 44 MGD 

       
McLennan 

County 
Total 

229,369 40.5 MGD 348,194 53.5 MGD 348,194 61.5 MGD 

 
      

*

WACO 

McLennan 
County 

Knox 

Nolan 

Washington 

Johnson  

Figure 6-1: 
Brazos “G” Regional Planning Group 
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Chart 6-1:
Waco - McLennan County Water Use Average Day
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Chart 6-2:
Waco - McLennan County Water Use Average Day

Brazos "G" Projection With Conservation
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Chart 6-3:
Waco - Brazos Region "G" Population Projections
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Historically, as our population has 
increased and become more urban, 
the use of water per capita has 
increased.  The water plan currently 
being developed assumes a reversal 
of that trend due to conservation.  
This assumption, at this time, is 
unproven. The Region G report 
indicates that, for the Waco/ 
McLennan County area, several 
small towns and 59 other water 
systems will need additional water 
during the planning period.  Their 
systems are only supplied by well 
water, which has been declining in 
availability for the last thirty years. 
 

If the small towns and other water 
systems receive treated water from 
Waco, and the Region G predictions 
are accurate, then Waco will use 
more water in 2050 than currently 
available without the raising of the 
Lake level by the proposed 7 feet.  If 
the population predictions are 
accurate, and conservation does not 
occur as predicted, then Waco will 
use over 50 percent of the additional 
water acquired by raising Lake 
Waco, assuming that the surrounding 
areas are served by the City (see 
Chart 6-3). 
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For planning raw water supplies, a 
50-year projection is not a long 
planning period.  Unfortunately, the 
permit to raise Lake Waco has a time 
limit and will expire in the next few 
years if the work is not completed.  
Alternative water supply for the 
Waco area, other than raising Lake 
Waco, is not readily or economically 
available. 
 
 

Large, rapidly growing urban areas 
such as the Austin area, the San 
Antonio area, the southwestern part 
of the DFW area, and the Houston 
area have significant political 
influence.  Many of these areas have 
inadequate water supply.  In the 
water industry, there is some concern 
that these entities may try to 
politically provide needed water to 
their areas by reallocating water 
from other areas through the 
Legislature.  The leaders of the City 
of Waco must remain diligent in 
their care and protection of both the 
quality and the quantity of water in 
Lake Waco.  
 

 

RRAAWW  WWAATTEERR  SSUUPPPPLLYY  

RREECCOOMMMMEENNDDAATTIIOONNSS::  
  

1. Pursue raising Lake Waco to 
assure an adequate quantity of 
water from the area on a long-
term basis. 

2. Work at the state level to protect 
the water in Lake Waco from 
being reallocated. 

3. Pursue short-term use of Lake 
Waco water by others as 
additional protection from 
reallocation. 

  

  

RRaaww  WWaatteerr  QQuuaalliittyy  
 

CCOONNCCEENNTTRRAATTEEDD  AANNIIMMAALL  FFEEEEDDIINNGG  

OOPPEERRAATTIIOONNSS  ((CCAAFFOOSS))  
 

Lake Waco is located at the 
downstream end of several large, 
rural, agricultural watersheds, and is 
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bounded on one side by the urban 
environment of the city of Waco.  
The quality of the water in Lake 
Waco is directly influenced by 
rainfall through (1) the watersheds, 
(2) discharges from wastewater 
treatment plants, and (3) runoff from 
agricultural, industrial, and urban 
areas. Chemically, the water in Lake 
Waco has continually been of 
relatively high quality.  Runoff from 
urban and agricultural lands has 
caused occasional organic loadings 
that have resulted in both taste and 
odor problems.  During the latter part 
of the 20th century, the development 
of many highly concentrated dairy 
cattle operations in the North Bosque 
water shed and potential contam-
ination from military sites in the 
South Bosque water shed have 
caused concern.  
 
The upper North Bosque River 
watershed, during the latter part of 
the 20th Century, experienced phen-
omenal growth in the local dairy cow 
population.  Dairies transformed into 
"feedlot" type of operations, wherein 
the cows stay in pens as opposed to 
fields and pastures.  Hay and other 
types of feed are brought to the 
cows.  The build-up of manure that 
cannot be absorbed by local area 

feed lots has been one adverse result 
of this practice. 
 
In 1990, the upper North Bosque 
River watershed was identified as an 
impacted watershed due to non-point 
source pollution (according to the 
Texas Water Commission and the 
Texas State Soil and Water 
Conservation Board, 1991).  Point 
source pollution sources are 
wastewater treatment plants at 
similarly concentrated load points.  
Non-point sources are generally 
areas of heavy use, such as urban 
areas and dairy waste application 
fields.   
 
Noticeable eutrophication of several 
small bodies of water within the 
watershed and elevated nutrient 
concentrations in tributaries to the 
North Bosque River support the need 
for a reduction in nutrient loadings to 
the North Bosque River.  Phosphorus 
levels in particular appear to be the 
primary concern, with concentrations 
considerably above Texas Natural 
Resources Conservation Commission 
(TNRCC) screening levels (0.1 mg/L 
for orthophosphate-phosphorous and 
0.2 mg/L for total phosphorus) at 
several stream and reservoir 
sampling sites within the watershed.  

Chart 6-4: 
NUMBER OF COWS IN ERATH AND HAMILTON COUNTIES 

Based on 1985-1998 Milk Production Data 
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Because phosphorus is generally the 
limiting nutrient to algae growth in 
freshwater systems, continued 
phosphorus loadings to the upper 
North Bosque River watershed are 
likely to be problematic. 
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The continued loading of the North 
Bosque River with phosphorous, 
nitrogen, and possibly fecal coliform 
organisms and microscopic parasites, 
such as cryptospiridium and giardia 
cyst, are most likely to continue 
during rainfall events due to the large 
cow population of the area.  These 
parasites are not currently found in 
Lake Waco; however, the City 
should remain aware of the 
possibility of these types of 
pollutants at some time in the future.  
 
Most of the cow manure is disposed 
of through application to the surface 
of the rangeland or hay fields.  Waste 
material that is not decomposed or 
incorporated into the soil is subject 
to washing away into creeks and 
streams during rainfall events.  In 
this area, all creek and streams lead 
to the North Bosque River, which 
runs into Lake Waco.  Chart 6-5 
represents recent studies during 
rainfall events on the pollution load 
and sources. Clearly, dairy farms in 
the North Bosque River watershed 
are a concern for the quality of water 
in Lake Waco.   
 
 
 
 
 
 
 

RRaaww  WWaatteerr  QQuuaalliittyy  
RReeccoommmmeennddaattiioonnss  RReellaatteedd  ttoo  
AArreeaa  FFeeeeddlloottss    
  
Predictions regarding agricultural 
pollution are: (1) the area cattle 
population is likely to increase, and 
(2) reductions in nutrients and 
bacteria are not likely for years or 
decades, if ever.  Therefore, recom-
mendations regarding concentrated 
animal feeding operations are as 
follows: 
 

1. The City of Waco and 
McLennan County should 
continue to lobby for assistance 
from environmental regulators 
(EPA, TNRCC), 

2. More nutrients, more algae, and 
more taste and odor concerns 
should be anticipated; treatment 
concepts, to act as barriers 
against these constituents, 
should be formulated. 

 
 

PPEERRCCHHLLOORRAATTEE  
 

Another concern for the quality of 
water in Lake Waco is perchlorate 
pollution.  The Naval Weapons 
Industrial Reserve Plant at McGregor 
(Hercules, Rocketdyne, etc.) is now 
closed as a weapons facility, and is 
being redeveloped as the McGregor 
Industrial Park.  This plant stored, 
produced, and tested various 
weapons from the 1940's to the 
1990's. 
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  Chart 6-5: 
Nutrient Loading Sources at Site BO070 
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The McGregor facility contains over 
9,110 acres.  Most of the facility is in 
either the South Bosque River 
watershed or the Harris Creek 
watershed and drains to Lake Waco.  
Approximately 20 percent of the 
facility drains to Station Creek, 
which runs into Lake Belton. 
 

Perchlorates are formed by the 
burning of certain types of 
explosives and propellants, and there 
is a possibility that they are 
carcinogenic to humans.  Perchlor-
ates have been found in significant 
numbers by the City of Waco staff in 
Harris Creek and a tributary of the 
South Bosque River (95 and 105 
ppb).  A strong concentration of 190 
ppb has been found in Station Creek.  
The current TNRCC interim action 
standard is 22 ppb. 
 

An allowable level of perchlorates to 
be discharged to a tributary of a 
drinking water lake is not known at 
this time.  Waco should continue to 
monitor streams flowing into Lake 
Waco.  The industrial park with 
perchlorate contamination, sample 
sites showing perchlorates, and areas 
with concentrated animal feedlots are 
shown on Plate 6-1. 
 
 

RRaaww  WWaatteerr  QQuuaalliittyy  
RReeccoommmmeennddaattiioonnss  RReellaatteedd  ttoo  
PPeerrcchhlloorraatteess  
 
The City of Waco should, along with 
other affected cities, continue to 
lobby for (1) the clean up of the 
McGregor facility, and (2) no 
discharge to be allowed into the 

streams flowing into Lake Waco and 
Lake Belton that exceeds current 
State standards (22 ppb).  The 
current TNRCC proposal is to 
authorize discharges that clearly 
exceed the current interim action 
standards. 
 

 

OONN--SSIITTEE  SSEEWWAAGGEE  FFAACCIILLIITTIIEESS  ((OOSSSSFF))  
 

Another water quality concern has 
been the potential nonpoint source 
pollution from On-Site Sewage 
Facilities (OSSF).  In recent years, 
the City of Waco and McLennan 
County have greatly reinforced the 
permitting, monitoring, and inspec-
tion program for OSSFs.  Addition-
ally, TNRCC has updated the 
regulations and requirements for 
installers and designers of OSSFs.  
The Waco-McLennan County pro-
gram currently enforces the mini-
mum TNRCC requirements.  Table 
6-2 shows the number of OSSFs in 
Waco and McLennan County.   
 

Historically, OSSFs (primarily septic 
systems) used underground disposal 
after rudimentary treatment of the 
waste.  Underground disposal was a 
problem, and when the system was 
overloaded due to excess usage, poor 
soil absorption characteristics, wet 
weather conditions, or a combination 
of these, the partially treated 
wastewater would surface and 
become a health hazard, a nuisance, 
and a source of pollution, especially 
during rainfall events.  
 

Many of the newer systems are very 
mechanical in nature.  Most are 
aerobic as   opposed  to the old septic  
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systems.  The aerobic systems use air 
compressors (blowers) or other 
mechanized devices to treat the 
wastewater.  Due to the limited 
adjustments available in homeowner 
systems, and the tremendous 
variability in the strengths and 
volume of each individual waste 
stream, only rudimentary treatment 
should be expected on a continual 
basis.  Maintenance requirements by 
individual owners are significantly 
more important in these modern 
systems. 
 
One of the disposal systems 
approved in the recent set of rules 
imposed by TNRCC that was not 
allowed previously has become very 
popular in the Waco area.  This 
disposal method is known as surface 
spray.  The surface spray method is 
generally much less expensive to 
install than is an underground 
disposal system. The potential for 
non-point source pollution with 
surface spray method, especially 
during rainfall events, is great.  
Municipal wastewater irrigation 
systems have the equivalent of 3 
months storage, so as not to irrigate 
during wet weather.  The OSSF 
units, however, have no additional 

long-term storage and operate on a 
timer, without regard for weather 
changes.  Table 6-2 shows the 
number of new units per year, the 
number of repairs per year, and how 
many of the new units use surface 
spray disposal. 

 

 

Waco and McLennan County have 
made considerable progress in 
solving problems with on-site 
sewage facilities (OSSFs) during the 
last 40 years.  Forty years ago, 55-
gallon drums for septic tanks, 25-
foot long drain fields, and pumps to 
pump out the septic tank onto the 
yard near the neighbor’s property 
line during wet weather were 
common.  The facilities required for 
an operational OSSF have been 
upgraded, but the use of OSSFs has 
also increased.   
 
With the many soil conditions in 
McLennan County and the Waco 
area  (heavy clay soils, thin clay soils 
underlain by rock, etc.) and water 
quality issues regarding Lake Waco, 
the enforcement of minimum state 
standards that were adopted on a 
state-wide basis is less than optimal.  
Many areas in Central Texas with 
similar concerns have adopted 
substantially more stringent require-
ments.   
 
 

 

Table 6-2 
OSSF REPORT 

City of Waco & McLennan County 
 

 
 

1998 1999 
 

   

New 427 476 
   

Alterations 73 100 
   

No. Aerobic 
Surface Spray 310 

  

354 
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RRaaww  WWaatteerr  QQuuaalliittyy  
RReeccoommmmeennddaattiioonnss  RReellaatteedd  ttoo    
OOnn--SSiittee  SSeewwaaggee  FFaacciilliittiieess 
 

1. Waco should consider devel-
oping a participation policy in 
terms of funding for long, 
oversized mains needed to 
connect subdivisions in outlying 
areas to the City of Waco 
wastewater collection system.  
A policy requiring later 
developers of the land between 
the existing system and a 
subdivision in an outlying area 
to contribute at the time 
development of that land takes 
place, thereby allowing partici-
pation by refund, should be 
incorporated by ordinance. 

2. The City should require lots less 
than one-acre in size to have a 
wastewater collection system 
connected to a treatment facility 
permitted by TNRCC. 

3. The City should require one- to 
two-acre lots that are not 
connected to a wastewater 
collection system permitted by 
TNRCC to have a minimum 
width of 200 feet, and to be 
served by an aerobic OSSF with 
underground disposal; Waco 
should also require the 
construction of a dry wastewater 
collection system in accordance 
with approved engineering plans 
to facilitate future connection to 
a central facility.   

4. The City should require lots 
larger than two acres that are not 
connected to a wastewater 
collection system to have a 
width of greater than 250 feet, 
and to be served by an OSSF.  

The OSSF may be either aerobic 
or septic, and if aerobic, may 
have either underground or 
surface disposal; in addition, a 
dry wastewater collection sys-
tem should be constructed in 
accordance with approved engi-
neering plans to facilitate future 
connection to a central facility.    

 
 

SSuummmmaarryy  ooff  WWaatteerr--RReellaatteedd  
IIssssuueess  iinn  WWaaccoo    

 

After the raising of Lake Waco by 
seven feet is accomplished, the city 
of Waco will have adequate raw 
water supply capacity through the 
year 2050.  If the lake is not raised, 
and conservation does not occur, the 
50-year supply is inadequate.  The 
quality of the water provided by 
Lake Waco, while currently accep-
table, must be protected from known 
problems in the future if the quality 
is not to be jeopardized.  The 
potential threats to treated water 
from urban development, OSSFs, 
and dairy farms are primarily taste 
and odor.  The recreational value of 
Lake Waco could diminish if the 
quality deteriorates due to massive 
algae growth or fish kills, both of 
which also cause severe taste and 
odor problems.  The perchlorate 
problem is a health threat, but if 
appropriate treatment of the 
perchlorate problem occurs, that 
threat should diminish or be 
eliminated completely.  Protection 
from pollution, by petroleum 
pipeline breaks, chemical truck 
accidents, etc., is a health concern 
that should be further evaluated.  To 
date, the treated water from Lake 
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Waco has consistently met or 
exceeded all State and Federal 
drinking water regulations. 
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WWAATTEERR  TTRREEAATTMMEENNTT  &&  

DDIISSTTRRIIBBUUTTIIOONN 
 

WWaatteerr  TTrreeaattmmeenntt  
 
The City of Waco has an intake 
structure near the dam in Lake 
Waco.  This intake structure will 
allow Lake Waco water to flow 
through the dam in conduits.  These 
conduits flow by gravity to the 
Riverside Water Treatment Plant 
located on the Brazos River adjacent 
to Cameron Park, and then flow to a 
raw water pump station that pumps 
Lake Waco water to the Mt. Carmel 
water treatment plant.  These 
treatment plants must be able to meet 
not only average day requirements, 
but also maximum day requirements.  
For cities like Waco, the maximum 
day requirement is approximately 
200 percent of the average day 
requirement.   
 
The Mt. Carmel Water Treatment 
Plant was built in the early 1960’s 
with an initial capacity of 20 million 
gallons per day (MGD).  The Master 
Plan envisioned two additional 20 
million gallon per day sections.  In 
1985 a second section was added, 
bringing the total treatment capacity 
at the Mt. Carmel Water Treatment 
plant to 40 million gallons per day.  
With cur-rent improvements, the Mt. 
Carmel Water Treatment Plant 
capacity is 42 MGD. 

The Riverside Water Treatment Plant 
has been at its planned maximum 
capacity, 24 MGD, for decades.  The 
total maximum day production of the 
two plants has been 60 MGD, out of 
their 66 MGD rated capacity. 
 
The Waco Water Treatment staff is 
currently working to eliminate or 
reduce taste and odor problems 
caused by algae growth due to the 
nutrient loading from the dairy 
farms.  The current basis of the water 
treatment process (coagulation, fil-
tration, distribution) is an early 20th 
century process that really does not 
control taste and odor, chemical, 
pollution, or chlorine resistant organ-
isms.  Some additives are currently 
being used to reduce taste and odor 
problems with some success. Other 
treatment processes, developed in the 
latter part of the 20th century, cost 
more but offer more control of 
concerns related to taste and odor. 
The Riverside Water Treatment Plant 
has access to both Lake Waco water 
(through a 54” pipeline) and to the 
Brazos River water.  If something 
catastrophic happened to Lake 
Waco, such as a gasoline or chemical 
spill, some advanced treatment 
processes could either clean the Lake 
Waco water, or treat the slightly 
saline Brazos River water to drinking 
water standards.  The advanced treat-
ment processes would work the same 
at Mt. Carmel, but only Lake Waco 
water is available to Mt. Carmel.  
The City staff is currently conduct-
ing and considering recommending 
pilot studies of several advanced 
procedures; these include (1) 
dissolved air floatation with granular 
activated carbon (GAC), which 
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improves taste and odor, and (2) 
ultra-filtration with GAC, which 
improves taste and odor and removes 
microscopic contaminants. 
 
 

WWAATTEERR  TTRREEAATTMMEENNTT  

RREECCOOMMMMEENNDDAATTIIOONNSS  
 

1. The City of Waco should continue 
working to select and install an 
advanced treatment process to 
control taste and odor before the 
current plants are overwhelmed.  
This is especially important given 
that taste and odor problems 
stemming from concentrated an-
imal feeding operations (CAFOs), 
if and when they are solved, will 
take decades to fully correct. 

2. The City should plan for a major 
enlargement of treatment capacity 
in the next 5 to 10 years, de-
pending upon the rate of 
population growth. 

 
 

WWaatteerr  DDiissttrriibbuuttiioonn  &&  SSttoorraaggee  
 

The City of Waco currently operates 
five separate pressure planes in the 
water distribution system; the system 
is illustrated graphically in Plate 6-2.  
Charts 6-6 and 6-7 (page 6-15) 
show the water treatment plant 
capacity requirements for Waco and 
McLennan County, respectively.     
 
 
 
 
 

FFIIRRSSTT  PPRREESSSSUURREE  PPLLAANNEE  
 
The largest of the five pressure 
planes is the first, which extends to 
the north and east, south and west 
from the Brazos River and the 
downtown area.  The Riverside 
Treatment Plant is located in the first 
pressure plane.  The first pressure 
plane is unique in that it has no 
visible elevated storage tanks. 
Underground storage tanks located at 
the Westview pump station and the 
Hillcrest pump station are located at 
such an elevation and piped such that 
they serve as elevated tanks for the 
first pressure plane.  The Hillcrest 
ground storage is a 5.0 million-
gallon tank, and the Westview 
ground storage is a 6.0 million-
gallon tank.  The Riverside Water 
Treatment Plant has a ground tank 
clear well with a capacity of 2.5 
million gallons.  This water flows by 
gravity from the Mt. Carmel Water 
Treatment Plant through a 33-inch 
pipeline to the Westview ground 
storage tank.  The Riverside Water 
Treatment Plant pumps into the first 
pressure plane, thereby also filling 
the Westview storage tank and the 
Hillcrest storage tank.  The control 
elevation, necessary to maintain 
pressure in the first pressure plane, at 
the Westview and Hillcrest ground 
storage tanks is an elevation of 605 
msl. 
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SSEECCOONNDD  PPRREESSSSUURREE  PPLLAANNEE   
 

Water to the second pressure plane is 
furnished by pumps at both the 
Hillcrest pump station and the 
Westview pump station.  These 
facilities pump into the Bosque 
elevated tank and the Parklake 

tower; the control elevation on these 
two towers is 710 msl.  The Bosque 
tower holds 0.75 million gallons, and 
the Parklake tower holds 1 million 
gallons.  The second pressure plane 
was created during the middle of the 
20th Century. 
 

Chart 6-6:
Waco Only - Water Treatment Plant Capacity Requirements 
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Chart 6-7:
Water Treatment Plant Capacity Requirements (McLennan County Area)
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TTHHIIRRDD  PPRREESSSSUURREE  PPLLAANNEE      
 

Additional high-pressure pumps at 
the Mt. Carmel Water Treatment 
Plant and the Westview pump station 
supply water to the third pressure 
plane, filling the Owens Lane tower.  
Pressure is maintained in the third 
pressure plane from this tower, 
which has a control elevation of 675 
msl.  The Owens Lane tower holds 
1.5 million gallons.  The third 
pressure plane was created in the late 
1960’s or early 1970’s. 
 
 

FFOOUURRTTHH  PPRREESSSSUURREE  PPLLAANNEE      
 

The fourth pressure plane, generally 
located southwest of U.S. Highway 
84 and Texas Central Parkway, is 
served by a ground storage tank, a 
pump station on the Old McGregor 
Road, and an elevated tower on 
Ritchie Road.  The ground storage 
tank on Old McGregor Road is filled 
by water from the Owens Lane tower 
in the third pressure plane system.  
Pumps at this location pump into the 
Ritchie Road tower, a 2 million 
gallon tower with a control elevation 
of 855 msl.  This pressure plane was 
created in the early 1990's. 
 
 

FFIIFFTTHH  PPRREESSSSUURREE  PPLLAANNEE    
 

The fifth pressure plane serves the 
Waco Madison Cooper Airport area 
and the China Spring area.  There is 
a ground storage tank at the airport 
that contains 0.5 million gallons.  
This tank is filled by water from the 

first pressure plane.  Pumps at this 
ground storage tank pump into the 
F.M. 185 water tower, which is a 
0.25 million-gallon tower with a 
control elevation of 682 msl.  This 
pressure plane is an expansion of the 
system that has served the Waco 
Madison Cooper Airport area since 
the World War II era.  The system 
was connected to the central Waco 
system in the early 1970’s, and the 
new pump station and line 
extensions were built in the late 
1980’s.  Plate 6-3 is a schematic 
diagram showing the relationship of 
the various pressure planes.  Plate 6-
4 shows existing water mains and 
distribution recommendations.  
Table 6-3 describes the water 
storage capacities for each pressure 
plane. 
 
 

OOBBSSEERRVVAATTIIOONNSS  RREEGGAARRDDIINNGG  

WWAATTEERR  DDIISSTTRRIIBBUUTTIIOONN  &&  SSTTOORRAAGGEE 
 

Current problem areas in the system 
are (1) providing enough water to the 
Fourth Pressure Plane (Old 
McGregor Road ground storage), (2) 
maintaining water pressure during 
peak periods in the F.M. 185 
elevated tank, (3) service to the area 
in and around Aviation Parkway and 
Texas State Technical College 
(TSTC), and (4) service to the 
Interstate Highway 35/Loop 340 
area.  The area served by the Fourth 
Pressure Plane is the largest growth 
area at this time.  The majority of the 
treatment and distribution system is 
in good condition for current 
requirements.  Improvements are in 
progress to extend service to the 

CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00   PP aa gg ee      66--1177  



II nn ff rr aa ss tt rr uu cc tt uu rr ee   
 
 
 

Insert Plate 6-4: 
Recommended Water Mains 
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Totals, assuming 50 percent of 
Hillcrest ground storage and 
Westview Ground Storage to be 
elevated for the First Pressure Plane, 
and ground storage for the second 
pressure plane, are as follows: 

recently annexed U.S. Highway 84 
area.  Some improvements will be 
needed for the TSTC area soon, and 
later to the China Spring area.  A 
major transmission main improve-
ment to support western expansion 
will be needed in the near future.  
 Ground Storage: 21.5 MG 

Elevated Storage: 11 MG  

Table 6-3 
STORAGE CAPACITIES 

 

 City of Waco, Texas 
DDiissttrriibbuuttiioonn    

 

RReeccoommmmeennddaattiioonnss

1. 

2. 

3. 

  
  

 

  
GROUND 
STORAGE 

ELEVATED 
STORAGE 

    In the near future, Waco should 
establish a method whereby 
more water could be moved 
away from the Mt. Carmel 
Treatment Plant.  One possible 
solution is to pressurize the 33” 
gravity main that runs from Mt. 
Carmel to the Westview Pump 
Station.  This line now operates 
at a very low pressure.  A slight 
increase in pressure with a low-
head, high-volume pump would 
transport significant volumes of 
water.  This fairly old main 
should be inspected for 
remaining life expectancy and 
strength prior to this conversion. 

  

   

First Pressure Plane   
      
   

Riverside Water Treatment Plant 1.5 MG  
Mt. Carmel Water Treatment 

Plant 8.0 MG  

Westview Ground Storage   6.0 MG 
Hillcrest Ground Storage   5.0 MG 

      

   

Second Pressure Plane   
      
   

Westview Ground Storage 6.0 MG   
Hillcrest Ground Storage 5.0 MG   

Parklake Tower   1.0 MG 
Bosque Tower   0.75 MG 

      
   

Third Pressure Plane   
    

The western end of the Waco 
system will continue to develop 
and require mains and storage.   

  

   

Owens Lane Tower   1.5 MG 
      

   

Fourth Pressure Plane   
    

Several times a year, major 
industrial prospects consider 
developing land along South 
Loop 340 and Interstate 
Highway 35 South; significant 
improvements will be needed on  
South  Loop  340  and Inter- 

  

   

Old McGregor Road Ground 
Storage 5.0 MG   

Richland Drive Tower   2.0 MG 
      

   

Fifth Pressure Plane   
      

   

Airport Ground Storage 0.5 MG  
F.M. 185 Tower   0.25 MG 
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state Highway 35 South if any 
large industrial uses develop in 
these areas.   
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RReeffeerreenncceess  ffoorr  tthhee  WWaatteerr  
SSuuppppllyy  PPoorrttiioonn  ooff  TThhiiss  SSeeccttiioonn  

 

♦ Lake Waco/Bosque River 
Watershed Institute Report: 
Tarleton State University, Texas 
Institute for Applied Environ-
mental Research, January 1998. 

♦ Letter Report to John Hatchel, 
Texas Institute for Applied 
Environmental Research, July 6, 
1999. 

♦ OSSF Report, Water Utilities, 
Environmental Services, City of 
Waco, January 20, 2000. 

♦ Draft Interim Report, Brazos 
County Regional Water Plan, 
HDR, December 1999. 

♦ Brazos River Authority – Waco 
Contract, 1997. 

♦ City of Waco, Study of the 
Regional Water Treatment and 
Distribution System, 1986. 

 

 

WWAASSTTEEWWAATTEERR  TTRREEAATTMMEENNTT 

 

Wastewater treatment for the city of 
Waco and neighboring cities is 
provided at a central location off of 
FM 434 on the south side of Waco 
(near the Brazos River) by the 
Brazos River Authority (BRA).  The 
regional wastewater treatment plant 
has a monthly average daily capacity 

of 37.8 MGD.  Texas Natural Re-
sources Conservation Commission 
has a “75-90 rule” that requires 
planning for capacity expansion 
when 75 percent capacity is 
exceeded for three consecutive 
months.  The current system 
exceeded 75 percent utilization 
during a wet weather period in 1997.  
Other than during that time, the 
system utilizes 50-60 percent of 
capacity.  The Brazos River 
Authority also owns and operates 
several major interceptor sewers and 
sewage lift stations that serve as 
major collection facilities from the 
various cities.  The Brazos River 
Authority facilities are shown on 
Plate 6-5.  
 
 

WWaasstteewwaatteerr  CCoolllleeccttiioonn  
 

The City of Waco has an extensive 
wastewater collection system that 
serves nearly all of the current 
development area.  The recently 
annexed areas to the west are not 
currently served.   Waco has a num-
ber of large major basins and several 
small basins in the area of Lake 
Waco.  The major basins generally 
drain towards the Brazos River or 
towards Lake Waco.  In the Lake 
Shore Drive area, where there are a 
number of major ravines, there are 
many minor basins.  Plate 6-6 is a 
schematic showing how the basins 
are tied together with wastewater 
flows on their way to the regional 
wastewater treatment plant. 
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Basin One (Bosqueville) and Two 
(Village Lake) primarily serve the 
Steinbeck Bend, Waco Airport, and 
the China Spring areas.  These 
facilities are fairly new and have 
capacity for growth.  They tie into 
the Brazos River Authority (BRA) 
facilities near the Brazos River on 
Martin Luther King Boulevard.  
Basin Three (Bosque River), which 
serves the Lake Shore Drive and 
McLennan County Community 
College (MCC) areas, also ties in at 
this location.  Basins Ten (Chaparral 
Hill), Nine (Park Lake), and Seven 
(Tinker's Branch), tie and pump into 
Basin Three (Bosque River).  All of 
these basins are also relatively new 
and while nearly fully developed, 
there is some room for additional 
development. Existing facilities 
should have the capacity needed to 
serve this development. 
 
The BRA east bank facilities contin-
ue downstream from Basin Three 
(Bosque River) into Basin Four (East 
Terrace).  Basin Four (East Terrace) 
is substantially developed with heavy 
industrial users on the northern end. 
This area is mostly developed, with 
some minor exceptions in the 
residential areas and the industrial 
areas on the end of the system.  
These systems have been recently 
upgraded on the northern end in an 
attempt to handle peak demand from 
the wet industries located there.  This 
area is limited in wet industrial 
development potential.  The BRA 
west bank collector interceptors 
extend from area Four (East Terrace) 
into area Five (South Loop) and 
pump across the Brazos River by a 
major Brazos River Authority lift 
station located near La Salle Street 

into the Brazos River Authority west 
bank system.  The Texas State 
Technical College (TSTC) extension 
built by Waco ties into the BRA’s 
system at the northern end of area 
Five (South Loop); this extension is 
relatively new and has substantial 
capacity.  The TSTC campus is now 
served by this extension.   
 
The BRA Cottonwood Creek 
interceptor connects to the west bank 
BRA system near the sewage 
treatment plant and extends up 
Cottonwood Creek into area Twenty-
Six (Flat Creek).  The city of 
Robinson is also connected to the 
BRA system at South 12th Street.  
The city of Hewitt is connected to 
the City of Waco facilities in area 
Twenty-Six (Flat Creek).  Areas 
Seventeen (Inverness), Eighteen 
(Wooded Acres), Nineteen (Lake 
Shore), and Twenty (Ridgewood) are 
connected to the BRA lift station 
near State Highway 6 (the same lift 
station where the city of Woodway is 
connected); these areas are pumped 
into the BRA facilities in area 
Twenty-Six (Flat Creek).  Seventeen 
(Inverness), Eighteen (Wooded 
Acres), Nineteen (Lake Shore), and 
Twenty (Ridgewood) are relatively 
fully developed and have adequate 
capacities.  Area Twenty-Six (Flat 
Creek) is relatively undeveloped and 
capacities must be improved on a 
periodic basis.  Currently, north Flat 
Creek, south Flat Creek, and the city 
of Hewitt pump over into the 
Cottonwood Creek interceptor.  The 
BRA facilities in this basin have 
been enlarged once.   
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 Ultimately, additional facilities may 
be needed.  Future facilities may be 
located in more southerly basins, to 
relieve the BRA Cottonwood Creek 
mains when they again become 
loaded.  The Brazos River Authority 
west bank system extends from the 
sewage treatment plant up to the area 
of La Salle Street.  Basin Twenty-
Five (Primrose) connects at this 
point.  The Primrose Basin is not 
completely developed and has 
capacity for development in some 
areas. 
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The BRA system for Central Waco 
ends on the West Bank of the Brazos 
at La Salle Street.  The remainder of 
the Waco collection system (from La 
Salle Street to Cameron Park, to 
Lake Shore Drive, to Valley Mills 
Drive) is an old system in a 
relatively fully developed area, and 
has in the past experienced 
inadequate capacity to handle wet 
weather flows.  An extensive rehab-
ilitation program is progress.  Initial 
work in several basins is complete.  
Work also continues in other basins. 
 
Rehabilitation of old collection 
systems is the preferred first 
alternative.  Identifying areas to 
reduce excess flows, where possible, 
is the most economic alternative.  If, 
after reducing flows, capacity 
problems on wet weather overflows 
remain, other alternatives must be 
considered.  These include (1) new 
or parallel collectors, (2) larger lift 
stations and force mains, (3) 
redirecting flows to basins with spare 
capacity, (4) equalization basins to 
hold and release excess flows, and 

(5) in some cases, stormwater 
treatment and discharge. 
 
From the Brazos River Authority 
system at La Salle Street, the City of 
Waco system extends up the west 
bank of the Brazos.  Basin 22 (Lower 
Waco Creek) connects to the west 
bank interceptor in several locations 
between La Salle Street and Franklin 
Avenue.  This basin has experienced 
lack of capacity for wet weather 
flows. 
 
Basin 23 (North Waco Creek) and 24 
(South Waco Creek) connect into 
Basin 22 (Lower Waco Creek).  The 
North Waco Creek Basin extends 
northwest to the area of Lake Air 
Drive and Cobbs.  This basin has 
experienced lack of capacity in wet 
weather.  Basin 24 (South Waco 
Creek) extends west to Loop 340 and 
Richland Mall area.  This basin also 
has experienced wet weather 
problems.   
 
Basin 27 (Upper Waco Creek) 
generally extends from near Lake 
Air and Valley Mills Drive up Lake 
Air to Cobbs, and up Valley Mills 
Drive to Charboneau.  This basin 
connects to Basin 24 (South Waco 
Creek).  This basin has some ident-
ified structural problems in the lower 
end of the basin and throughout the 
South Waco Creek Basin. 
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The City of Waco West Bank 
Interceptor, which has wet weather 
capacity and structural problems, 
continues from Basin 22 (Lower 
Waco Creek) up to Basin 21 
(Barron's Branch) and Basin 8 
(Lindsey Hollow).  Basin 21 (Bar-
ron's Branch) has experienced wet 
weather capacity problems.  Basin 8 
(Lindsey Hollow) has significant wet 
weather problems.  The problems are 
significant due to wet weather 
conditions in Lindsey Hollow, lack 
of capacity in the West Bank 
Interceptor, and a large volume of 
wastewater pumped into Lindsey 
Hollow from Basin 15 (Landon 
Branch). 
 
Landon Branch has wet weather 
problems and receives wastewater 
from Basin 16 (Deerwood), Basin 13 
(Windmill Hill #27), Basin 14 
(Windmill Hill #1), Basin 11 
(Greenleaf Peninsula), and Basin 12 
(Village Green). 
 
In general, recently completed 
extensions to new areas have ample 
capacity.  The U.S. Highway 84 
extensions, when completed, will 
have plenty of capacity.  The Waco 
sanitary sewer system has wet 
weather capacity problems in several 
areas.   
 
If proposed regulatory enforcement 
and documentation of: 1) adequate 
capacity; 2) proper management, 
operation, and maintenance; 3) 
prohibition of overflows; and 4) 
public notification of overflow, is 
adopted as is expected, and Waco is 
to comply and conform, then 
significant improvements are 

required.  Major areas of concern 
include: 
 

1. The West Bank Outfall along 
the Brazos River, 

2. Lindsey Hollow, 
3. Lower and North Waco Creek, 
4. Barron’s Branch 

 
The original master plan for the BRA 
Waco Metropolitan Area Regional 
Sanitary Sewer System envisioned 
future interceptors in West Waco 
down Flat Creek and Castleman 
Creek, as development occurred.  
The original West Waco Interceptor 
was to be installed along Cotton-
wood Creek.  The original master 
plan was prepared in 1966-67. 
 
Thirty-four years later, there is, 
through a contract between Hewitt 
and Waco, wastewater being pumped 
from Bull Hide Creek to Castleman 
Creek, from Castleman Creek to 
Waco facilities in Flat Creek, which 
pumps to Cottonwood Creek.  When 
the Waco-BRA State Highway 84 
system is placed into service, 
wastewater will be pumped from the 
Harris Creek and South Bosque 
basins into Cottonwood Creek. 
 
 

WWaasstteewwaatteerr  CCoolllleeccttiioonn  
RReeccoommmmeennddaattiioonnss::  

 

1. An initial step would be to 
consider transferring the majority 
of the waste stream from Lindsey 
Hollow/upstream end of the West 
Bank Interceptor across the 
Brazos River into the BRA East  
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Bank Interceptor.  The BRA East 
Bank Interceptor, below Herring 
Avenue, appears to have 
significant excess capacity.  The 
Waco West Bank Interceptor is 
overloaded and the overloading 
contributes to the problems in the 
major basins, Lindsey Hollow, 
Barron's Branch, and Waco 
Creek, which connect to the West 
Bank Interceptor.  Relieving the 
West Bank Interceptor would be 
the first step in the overflow 
problems in the older parts of the 
Waco sewer system. 

2. Barron Branch Drainage Basin 
Infiltration and Inflow Reduc-
tion Project, GSW and Assoc., 
1993. 

3. Landon Branch Drainage Basin 
Infiltration and Inflow 
Reduction Project, GSW and 
Assoc. 1994. 

4. North Waco Creek Drainage 
Basin Infiltration and Inflow 
Reduction Project, GSW and 
Assoc. 1994. 

5. Lower Waco Creek Drainage 
Basin Inflow and Infiltration 
Reduction Project, GSW and 
Assoc. 1997. 

2. After evaluating the benefit of 
reducing the flows in the West 
Bank Interceptor, capacity 
improvements in the major 
basins will still probably be a 
necessity. 

6. Upper Waco Creek Drainage 
Basin Inflow and Infiltration 
Reduction Project, GSW and 
Assoc., 1997. 

7. Facility Plan for Wastewater 
Collection - Waco, URS, 1981. 

3. A new interceptor down a major 
creek west of Cottonwood Creek 
will eliminate a great deal of 
pumping.  Prior to any major 
enlargement of the transfer 
facilities, an interceptor should 
be considered. 

8. Brazos River Authority Tri-
ennial Report Waco Metro-
politan Area Report Sewage 
System, HDR, 1998. 

 
 
Wastewater recommendations are 
graphically depicted on Plate 6-7. 
 

 

RReeffeerreenncceess  ffoorr  tthhee        
WWaasstteewwaatteerr  TTrreeaattmmeenntt      
PPoorrttiioonn  ooff  TThhiiss  SSeeccttiioonn    

 

1. Wilson Creek Drainage Basin 
Infiltration and Inflow Reduc-
tion Project, GSW and Assoc. 
1992. 
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In the last 15 to 20 years, some cities 
(Austin and College Station, for 
example) have adopted fairly 
detailed detention pond requirements 
intended for the purpose of flood 
control.  These facilities are some-
what land intensive, have a capital 
cost, and if they are not maintained, 
they can lose their effectiveness.  In 
many cases, depending upon the 
basin characteristics and even if the 
facilities are operating properly, little 
or no peak flood level reduction is 
realized.  The City of Waco, like the 
majority of Texas cities, only 
requires detention on a case-by-case 
basis. Waco may need to expand 
their policy as case law changes. 

SSTTOORRMMWWAATTEERR 
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FFlloooodd  CCoonnttrrooll  
 

A map of the city of Waco shows the 
100-year flood plains as delineated 
by the Federal Emergency 
Management Administration 
(FEMA) (refer to Plate 6-8). The 
City of Waco Engineering Services 
Division administers the floodplain 
regulations in Waco.  FEMA only 
designates 100-year flood and 
greater floodplains, and discontinues 
the study area when a basin becomes 
smaller than one square mile in area 
(640 acres).  
  
Most of Waco east of State Highway 
6/Loop 340 was developed before 
the FEMA floodplain regulations 
were developed.  The FEMA 
regulations require that all new 
habitat structures be at least one foot 
above the 100-year flood plain level, 
and that no encroachment be allowed 
in the floodway, which is considered 
to be the main water course that must 
be reserved to allow a 100-year flood 
to pass without raising that main 
water course by more than one foot. 
 
Waco has had a widely respected 
Storm Drainage Design Manual 
since 1959.  Unfortunately, most of 
Waco east of New Road was 
developed before 1959.  Many areas 
of Waco Creek and Barron's Branch 
were developed with inadequate 
drainage.  Many of the severe prob-
lems were addressed in the 1967 
Capitol Improvement Program.  
Some homes in these areas, however, 
are subject to flooding. 

SSttoorrmmwwaatteerr  
MMaannaaggeemmeenntt//EErroossiioonn  CCoonnttrrooll  

 

Two initiatives by the Environmental 
Protection Agency (EPA) have 
affected stormwater management in 
Waco.  Both initiatives are derived 
from the Clean Water Act.   
 
The first initiative is the designation, 
identification, and inventory of 
“wetlands” by the Fish and Wildlife 
Service.  Every drainage way, many 
low-lying areas, and many stock 
tanks have been identified and 
declared “Wetlands of the United 
States.”  A wetland does not have to 
be wet, ever.  The designation can be 
applied simply by the type of 
vegetation present, such as willow 
trees and certain weeds and grasses 
normally associated with excess 
moisture.  Wetland regulations state  
“Persons   intending    to   engage   in 
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activities involving modifications 
within or adjacent to wetland areas 
should seek the advice of appropriate 
Federal, State or local agencies 
concerning specified agency regula-
tory programs and proprietary 
jurisdictions that may affect such 
activities.” 
 
Provisions exist to allow construc-
tion work, such as drainage improve-
ments, in wetland areas.  These 
procedures are time-consuming, 
costly, and not totally without   
negative consequences.  In response 
to wetland issues, in some cases 
wide natural channels are being used 
that are calculated to carry the 
desired amount of drainage in lieu of 
improved drainage channels, leaving 
wetlands undisturbed. 
 
The second initiative is the require-
ment for Waco to comply with a 
permitting system for stormwater 
discharges in the city.  The Clean 
Water Act (CWA) provides that the 
stormwater discharges associated 
with industrial activity from a point-
source to waters of the United States 
are unlawful unless authorized by a 
National Pollutant Discharge Elimin-
ation System (NPDES) Permit.   
 
The proposed actions for the City of 
Waco require compliance activities 
from industries and construction 
sites.  Industries, particularly indust-
ries with outside storage or outside 
operations, must be permitted.  
Construction sites totaling more than 
five acres, including all phases, must 
comply (this will be reduced to one 
acre in 2003).  Contractors must use 
“Best Management Practices” 

(BMPs) in controlling the quality of 
stormwater discharge from their 
project. 
 

The EPA approval process involves 
months of testing stormwater run-off 
in selected streams.  Waco is not 
required by EPA regulators to 
implement structural features in the 
permanent stormwater drainage 
system to improve the quality of the 
stormwater.   

 

 

RREECCEENNTT  IINNIITTIIAATTIIVVEESS  
 

The U.S. Army Corps of Engineers 
is modifying city procedures for 
regulatory development in the 
wetlands and floodplains (refer to 
Plate 6-8 for floodplain areas in 
relation to Waco) of the United 
States.  Nation-wide permits may be 
limited to projects of 0.1 to 0.5 acres.  
Even these projects may require 
mitigation.  Larger projects will 
involve the more extensive in-
dividual process.  Apparently, pro-
jects in fringe areas of floodplains 
will require a Corps permit that will 
be processed only after approval by 
the Federal Energy Management 
Administration (FEMA). 
 

Stormwater permitting requirements 
are being increased by the U.S. 
Environmental Protection Agency 
(EPA).  Current proposals for resi-
dential construction require deve-
lopers, lot owners, and homebuilders 
to all have permits; to conform to an 
overall Stormwater Pollution Pre-
vention Plan (SWPPP); to follow 
Best Management Practices (BMPs); 
and to have an erosion control plan.   
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Projects must have qualified 
personnel performing biweekly 
inspections and inspections follow-
ing 0.5” or more of rainfall.  Addi-
tional requirements include signs, 
stabilized construction vehicle 
entrances to clean mud from 
vehicles, and detention ponds for 
sites greater than 10 acres. 
 
 

SSttoorrmmwwaatteerr  RReeccoommmmeennddaattiioonnss  
 
1. The City should continue to 

ensure that development activities 
are in accordance with Texas 
Water Law and are not causing 
damage to lakes, rivers, tribu-
taries, or down-stream properties 
due to an increase in runoff.  If the 
receiving stream is not adequate 
for the increased runoff caused by 
proposed development, mitigating 
facilities should be required. 

2. Waco should ensure that projects 
undertaken for the purpose of 
reducing flooding in older 
developed areas of the City should 
be funded on some schedule, 
based upon objective criteria 

  

  

  

  

  

  

  

  

  

  

UURRBBAANN  EEXXPPAANNSSIIOONN,,  
DDEEVVEELLOOPPMMEENNTT  SSTTAANNDDAARRDDSS,,  
AANNDD  EETTJJ  IISSSSUUEESS 

 

GGeenneerraall  
 

SSTTRREEEETTSS  
 

Since the implementation of 
Subdivision Ordinances in Texas in 
the mid-1950s, Waco has had a 
relatively successful development 
system.  In 1957, the City of Waco 
adopted a basic requirement for 
roadway construction: a cement-
stabilized base, a hot-mixed surface, 
curb and gutter, and storm drainage.  
Since 1957, through development of 
the private sector, and through 
construction and reconstruction 
programs by the City, hundreds of 
miles and thousands of blocks of city 
streets have been constructed.  
Normal city streets have a life span 
of approximately 20-30 years 
without reconstruction, if properly 
maintained.  In the last 43 years, less 
than 1/2 of one percent of the streets 
that were constructed using these 
methods has required reconstruc-
tion. With reasonable maintenance, 
these streets have significant 
remaining life.  Cement-stabilized 
base streets have served Waco very 
well. 
 
Within the city of Waco, the 
standards for all types of 
development are relatively similar.  
Conversely, in Waco’s ETJ area, 
most developments do not have curb 
and gutter and underground drainage 
or wastewater collection facilities.  
This represents tremendous 
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economic benefits to developers who 
are developing properties and 
building homes to compete with 
those inside the city of Waco.  In 
most cases, in the ETJ, cement 
stabilized base and hot-mixed streets 
have been required.  In some cases, 
under previous ordinances, flexible 
base streets have been constructed 
within the ETJ.  Outside the ETJ, in 
the County, almost always streets are 
rural sections (i.e., no curb and 
gutter, no underground drainage) 
with flexible gravel base and a seal 
coat surface.  Outside the ETJ, the 
water systems are normally rural 
water systems (2-inch to 4-inch, thin-
walled PVC).  Table 6-4 outlines 
comparative general costs of 
development relative to City of 
Waco urban standards, to current 
ETJ standards, and to County 
standards.   
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Some contractors, in areas with no 
clay soil and with access to good 

materials, are able to construct 
flexible base streets that will last 15 
to 20 years (approximately 1/4 to 1/3 
the expected life of cement-stabilized 
base streets).  Several major develop-
ments have occurred with expensive 
homes, flexible-base streets, and 
rural water mains.  The cost of 
maintaining and repairing streets and 
roads in the ETJ and the county area 
is borne by the county taxpayers, 
which includes Waco. 
 
 

UUrrbbaann  DDeevveellooppmmeenntt  
SSttrreeeett  RReeccoommmmeennddaattiioonnss  
  
1. The City of Waco should continue 

to require “permanent” street 
construction in the city limits and 
the ETJ. 

2. The City of Waco should work 
with the County to upgrade the 
county road requirements in new 
development. 

 
  

Table 6-4 
APPROXIMATE RELATIVE DEVELOPMENT COST (1/3 to 1/2 Acre Lots) 

City of Waco, Texas 
  

  

Rural-ETJ, Cement 
Stabilized Base, 
Hot-Mix, Urban 

Water 

Type of Service  
Urban Curb & Gutter, 

Cement Stabilized Base, 
Hot-Mix, Stormwater 

Rural-County, Flexible 
Base, Seal-Coat, Rural 

Water 
  
  

 Street Base and Paving 30% 30% 15% 

 Curb & Gutter/Drainage 20% 0 (ditches) 1 (ditches) 

 Water 25% 25% 5% 
Wastewater  25% 0 (OSSF)* 1 (OSSF)* 

  
  

Relative Cost  100% 55% 20% 
  

 
 

* OSSF costs are absorbed by the homebuilder at the time of homebuilding, not by the developer during the development of lots.  
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WWAATTEERR  
  

The City of Waco has a Certificate 
of Convenience and Necessity 
(CCN) for the city of Waco and for 
the city of Waco’s ETJ, as it existed 
when the CCN was granted in 1977 
(refer to Plate 6-9 for a graphic 
description of service areas).  The 
City of Waco is dually certified to 
serve its ETJ as it existed in 1977 
with all of the other water systems 
that exist within that area having a 
certification.  Waco is not dually 
certified to serve the city of Hewitt, 
city of Woodway, city of Bellmead, 
city of Lacy Lakeview, or the city of 
Robinson.  Within the city of Waco, 
as it currently exists, are a few small 
water supply corporations and 
publicly held water systems.  
Immediately outside the city of 
Waco are a number of significant 
water supply corporations, along 
with several significant privately 
held water systems.  
 
The CCN that Waco currently holds 
provides Waco both the authority to 
serve the CCN area (shown on Plate 
6-7), and the responsibility to serve 
the CCN area.  If these water 
systems become insolvent, a 
significant question would be: “Is 
Waco obligated to step in on an 
emergency- or a long-term basis and 
serve these areas?” 

 
The City of Waco, through its water 
system and Lake Waco, currently 
serves all of Waco and provides a 
supplementary wholesale source to 
the cities of Woodway, Hewitt, 
Bellmead, and Lacy Lakeview.  The 
cities and water systems to the 

extreme west of Waco (McGregor 
and further west) are currently 
receiving surface water from Lake 
Belton.  The city of Robinson and 
the city of Lorena currently receive 
surface water from the Brazos River 
and Lake Whitney.  Refer to Plate 6-
10 for illustration of areas that 
receive the majority of their water 
supply from surface water.  All of 
the other water systems receive all of 
their water from groundwater, 
including a majority of the water 
used by Woodway, Hewitt, 
Bellmead, and Lacy Lakeview.  
Groundwater in this area is clearly a 
declining and limited resource.  The 
City of Waco is the logical regional 
wholesale provider to most of these 
systems. 
 
There are approximately five 
categories of water systems in 
McLennan County outside of Waco.  
These can be described as follows:  
 

1. Water systems in the ETJ of Waco 
that are likely to be annexed 
within the next 20-40 years.  

2. Water systems in the ETJ not 
likely to be annexed, but likely to 
become wholesale customers. 

3. Water systems in the ETJ not 
likely to be annexed, and not 
probable wholesale customers.  

4. Water systems not yet in the ETJ, 
but probable wholesale customers; 
and,  

5. Water systems not yet in the ETJ, 
and not probable wholesale cus-
tomers. 
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Insert Plate 6-9: Service Area 
Map 
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Water systems in the ETJ that are 
likely to be annexed should be more 
closely scrutinized by the City of 
Waco than any others.  The City may 
encounter difficulties in annexing 
areas that are not served by City of 
Waco water systems when and if the 
annexed areas experience significant 
problems with their water service, 
especially considering that the 
annexed areas are likely to have 
subdivision development activity. 
 
Currently, developments served by 
water systems in the ETJ are 
required to have minimum City 
facilities within the subdivision (i.e., 
8-inch mains with fire hydrants).  In 
most cases, the water system 
providing water to these subdivisions 
cannot meet fire protection 
requirements.  They may, in fact, 
even have difficulty meeting peak-
day domestic requirements.  
 
 

UUrrbbaann  DDeevveellooppmmeenntt  WWaatteerr  
RReeccoommmmeennddaattiioonnss  
 

It is recommended that the following 
minimum activities be considered for 
water systems in the city limits or in 
the ETJ and areas likely to be 
annexed:  
 
1. Absolutely ensure that these water 

systems meet all current minimum 
TNRCC standards. 

2. Require substantial documented 
evidence that peak summer day 
requirements (which are often 
greater than TNRCC minimum 
requirements if the development 
is reasonably upscale) are met 

including future growth scenarios 
prior to approving new develop-
ments. 

3. Consider requiring fire protect-
ion, at least for subdivision areas, 
to include minimum flow 
requirements and loss of electric 
power provisions. 

4. Establish franchise fees for areas 
prior to their annexation. 

5. Identify means of using the City 
of Waco’s CCN as a growth 
management tool. 

6. Waco should pursue enabling 
legislation for the management of 
development in the unincor-
porated areas surrounding Lake 
Waco. 

   
The incorporation of the above 
requirements will ensure that these 
water systems meet standards of 
service that are relatively similar to 
those being provided to the 
customers of the City of Waco. 
 
 

WWAASSTTEEWWAATTEERR 
 

The City of Waco is currently 
extending wastewater service to 
recently annexed areas in order to 
protect Lake Waco.  This would 
involve putting in wastewater 
collection systems where on-site 
sewage facilities (OSSFs) currently 
exist.  Many of these OSSFs were 
installed prior to the current 
regulations.  As has been previously 
stated, the current minimum 
regulations may not be satisfactory 
to protect individuals and water 
sources.  The area between the North 
Bosque River and the Speegleville 
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Creek up to Highway 6, across to 
Hog Creek, to the Middle Bosque 
River (not including the recently 
annexed areas adjacent to Lake 
Waco) are a concern.   
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Rural water systems are adding 
many customers with on-site sewer 
facilities in this area.  A compre-
hensive solution for OSSFs to be 
permanent satisfactory solutions is 
needed so that additional facilities do 
not have to be constructed.  
However, there are many OSSFs in 
these areas that were built on small 
lots prior to the implementation of 
current regulations.  A long-term 
solution to the wastewater/OSSF 
needs in this area may become 
critical.  
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UUrrbbaann  DDeevveellooppmmeenntt  WWaasstteewwaatteerr  
RReeccoommmmeennddaattiioonnss  
 
1. The City should require lots that 

are less than one-acre in size to 
have a wastewater collection 
system connected to a treatment 
facility permitted by TNRCC. 

2. The City should require lots that 
are one- to two-acres in size, and 
that not are connected to a 
wastewater collection system 
permitted by TNRCC, to have a 
minimum width of 200 feet, and 
to be served by an aerobic OSSF 
with underground disposal; the 
City should also require the 
construction of a dry wastewater 
collection system in accordance 
with approved engineering plans 
to facilitate future connection to a 
central facility.   

3. The City should require lots that 
are greater than two-acres in size, 
and that are not connected to a 
wastewater collection system 
permitted by TNRCC, to have a 

width of greater than 250 feet, 
must be served by an OSSF (if 
aerobic, either underground or 
surface disposal); the City should 
also require the construction of a 
dry wastewater collection system 
in accordance with approved 
engineering plans to facilitate 
future connection to a central 
facility.    
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IINNTTRROODDUUCCTTIIOONN 
 

In June 1998, Carter & Burgess, Inc. 
prepared a Comprehensive Parks, 
Recreation and Open Space Master 
Plan for the City of Waco.  Carter & 
Burgess prepared this plan in two 
phases using a methodology as 
follows. 
 

 

TTHHEE  FFIIRRSSTT  PPHHAASSEE 

 

An inventory and supply analysis of 
existing parks and recreation 
facilities in the city was conducted 
that included: 
 

♦ The public park and recreation 
areas owned by the City,  

♦ Areas leased from U.S. Army 
Corps of Engineers, and  

♦ “Joint-use” facilities owned by 
the Waco School District. 

  

In addition, an inventory of the 
following was conducted: 
 

♦ Land proposed for park 
dedication;  

♦ Land targeted for disposal; 

♦ Streams and rivers for potential 
development; 

♦ Existing recreational associa-
tions and organizations;  

♦ Recreational programs offered 
by the City; 

♦ Recreational programs offered 
by the private sector; and, 

 

The City of Waco park system was 
then examined in relation to peer 
communities in Texas and to 
National Recreation and Park 
Association (NRPA) standards. 
 
Needs were assessed by the National 
Service Research Group, associates 
of Carter & Burgess. Based upon 
focus group sessions and local 
citizen surveys, priorities for park 
facilities were determined. 
 
 

TTHHEE  SSEECCOONNDD  PPHHAASSEE 

 

Using the information obtained 
during the first phase, a Five – Year 
Action Plan was written depicting 
the general location of recommended 
parks, and linkages between parks, 
recreation areas, and open spaces.  

 

The Plan includes guidelines and 
recommendations to direct the 
acquisition, development and 
maintenance of parks, recreational 
areas, and open spaces.  To facilitate 
plan implementation, budget 
estimates and a series of policy, 
ordinance and funding source 
recommendations were presented. 
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FFiinnddiinnggss  
 
The 1998 Master Plan documents 
existing park acreage in the city of 
Waco as follows: 

 

♦ 18 neighborhood parks with 
approximately 128 acres, which 
represents a ratio of 1.23 acres 
per 1,000 people based upon the 
1996 population of 103,590 
people.  The NRPA’s 
neighborhood park standard for 
neighborhood parks is between 
1.25-2.5 acres per 1,000 people. 

♦ 8 community parks totaling 
approximately 83.79 acres, 
which represents a ratio of 0.81 
acres per 1,000 people. The 
NRPA’s community park 
standard is 5-8 acres per 1,000 
people. 

♦ 9 metropolitan parks totaling 
286.23 acres, which represents a 
ratio of 2.76 acres per 1,000 
people. The NRPA’s 
metropolitan park standard is 
between 5-10 acres per 1,000 
people. 

♦ City-owned regional park 
acreage of approximately 
430.85 acres, 

♦ Approximately 4,241 acres 
owned by the Corps of 
Engineers,  

♦ 6 special-use areas of 
approximately 69.66 acres 
owned by the Corps of 
Engineers, and 

♦ City-owned open space and 
greenbelt areas of 
approximately 226.74 acres.  

Existing park facilities in Waco 
include: 

 

♦ 16 baseball fields, 
♦ 14 outdoor basketball courts, 
♦ 1 football field, 
♦ 29 pavilions/picnic shelters, 
♦ 331 picnic tables, 
♦ 29 playgrounds, 
♦ 5 recreation center/indoor 

activity places, 
♦ 25 soccer fields (league), 
♦ 5 softball fields (league), 
♦ 3 outdoor swimming pools, 
♦ 39 tennis courts, 
♦ 6.33 miles of trails (per 10,000 

population), and 
♦ 13 outdoor volleyball areas. 
 

Waco citizens then suggested new 
parks/facilities and prioritized them 
as follows: 
  
♦ Additional Outdoor Pool, 
♦ Hike/Bike/Walk Trails, 
♦ Playgrounds And Play 

Equipment, 
♦ Additional Softball Fields, 
♦ Outdoor Special Events Facility, 
♦ Nature Trails, 
♦ Upgraded Outdoor Pool, 
♦ Indoor Pool, 
♦ Benches/Seating Areas, 
♦ Picnic Shelters/Tables, 
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♦ Additional Outdoor Basketball 
Courts, 

♦ Indoor Special Events Facility, 
♦ Community Recreation Center, 
♦ Additional Tennis Courts, 
♦ Additional Football Fields, 
♦ Additional Sand Volleyball 

Courts, 
♦ Large Outdoor Open Spaces, 
♦ Additional Parking, 
♦ Additional Practice Fields, 
♦ In-Line Hockey Court, 
♦ Concession Stands, 
♦ Additional Soccer Fields, and 
♦ Additional Baseball Fields. 
 
 

FFIIVVEE--YYEEAARR  AACCTTIIOONN  PPLLAANN  

RREECCOOMMMMEENNDDAATTIIOONNSS 
 
The 1998 Parks, Recreation and 
Open Space Master Plan recom-
mendations are as follows: 

 

 

HHiigghh  PPrriioorriittiieess  
  

♦ Develop an additional outdoor 
swimming pool complex; 

♦ Create hike/bike/trail linkages to 
existing and new parks, as well 
as to other municipal and 
recreation destinations; 

 

 

♦ Develop new parks, with new 
playgrounds and play equip-
ment, in previously under-
served areas;  

♦ Upgrade facilities and equip-
ment in existing parks;  

♦ Provide access to additional 
facilities through joint-use 
agreements with Waco Inde-
pendent School District; 

♦ Construct a sports complex with 
additional softball fields; 

♦ Build a new outdoor special 
events facility; 

♦ Develop nature trails along 
drainage corridors and natural 
areas designated for presser-
vation/conservation such as 
Waco Creek, Cottonwood 
Creek, Flat Creek, the Brazos 
and Bosque Rivers, and Lake 
Waco; and, 

♦ Construct a new public indoor 
pool complex. 

 
 

MMooddeerraattee  PPrriioorriittiieess  
 

♦ Provide more benches and 
seating areas, picnic shelters and 
tables, outdoor basketball 
courts, tennis courts, football 
fields, and sand volleyball 
courts in all parks; 

♦ Through joint-use agreements 
with Waco Independent School 
District, Baylor University, and 
McLennan Community College, 
utilize existing outdoor basket-
ball courts, tennis courts and 
football fields; 
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♦ Develop a new centrally located 
Community Recreation Center 
to serve Waco residents; and, 
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♦ Develop a new Indoor Special 
Events Facility. 

 

 

LLooww  PPrriioorriittiieess    
 

♦ Identify options for acquisition 
of land for the development of 
large open spaces and parks; 

♦ Develop additional parking 
areas at existing parks and 
ensure adequate parking in 
newly developed parks; 

♦ Build new softball, soccer and 
baseball athletic practice fields; 
add additional soccer and 
baseball fields to existing parks; 

♦ Through joint-use agreements 
with Waco Independent School 
District, Baylor University, and 
McLennan Community College, 
increase community access to 
existing soccer, softball and 
baseball fields and outdoor 
practice facilities. 

♦ Add new soccer and baseball 
fields in newly developed parks. 

♦ Construct a new in-line hockey 
court. 

♦ Provide concession stands at all 
existing athletic complexes; 
upgrade existing concession 
facilities, as needed. 

 

 

OOTTHHEERR  RREECCOOMMMMEENNDDAATTIIOONNSS  
 

PPaarrkk  DDeeddiiccaattiioonn  
 

Many cities across Texas have 
incorporated mandatory park 
dedication ordinances in order to 
help meet the increasing need for 
park space as development occurs 
and population increases.  It is 
recommended that the City of Waco 
draft and adopt a park dedication 
ordinance into the City Subdivision 
Ordinance.  The parkland acreage 
requirement could be based on either 
the number of units within the new 
development, or developers could 
pay a fee to a City park fund, in lieu 
of land dedication. 

 

 

TThhee  EExxiissttiinngg  PPaarrkk  PPllaann 
 

The 1998 Parks, Recreation and 
Open Space Master Plan delineated 
five planning zones by which 
specific recommendations were 
made.  Since the Plan’s adoption, 
interest in developing the area west 
of Lake Waco has grown. It is 
recommended that the City adopt a 
park dedication ordinance as soon as 
possible in order to ensure that new 
residents have adequate and 
convenient access to parks and open 
spaces.  Accordingly, the City has 
added a new park planning zone to 
the existing Parks, Recreation and 
Open Space Master Plan that 
encompasses the area west Lake 
Waco (refer to Plate 7-1). 
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TThhee  UUssee  ooff  RReetteennttiioonn//    
DDeetteennttiioonn  PPoonnddss 

 

The City has an opportunity to 
incorporate environmental elements 
such as retention/detention ponds 
into local parks areas.  Serving the 
dual purposes of  lessening degra-
dation of the environment and 
creating aesthetic water feature 
amenities in park areas, the ponds’  
construction must accord with 
specific guidelines.  The City’s Parks 
and Recreation Department (PARD) 
has established preliminary recom-
mendations for the construction of 
these ponds.  Developers are re-
quired to follow the construction 
guidelines in order that the PARD 
can assume maintenance of the 
ponds after their official dedication 
to the City.  The guideline recom-
mendations are as follows:  

 
♦ The pond must be part of a 

dedicated park; 

 
♦ The dedicated land must be at 

least five acres; 
 

♦ The dedicated land must include 
acreage that is above the 100-
year flood plain, which may be 
utilized by the public for park 
and recreational enjoyment. 

 
♦ Pond dimensions should be 

approximately 20 feet of 
horizontal to every one foot of 
vertical. Side slopes should be 
approximately seven feet of 

horizontal to every one foot of 
vertical.  

 
♦ The portion of the dedicated 

land above the 100-year flood 
plain and/or is part of the side 
slope of the pond must be 
developed with trees, turf and 
an irrigation system. Erosion 
controls approved by the City 
Engineering Department and 
PARD must also be 
incorporated into these areas. 

 
Developers should have flexibility in 
the retention/ detention ponds’ 
design process to create features that 
will complement park areas.   For 
example, pond basins need not be 
rectangular in shape; design 
character that enhances the overall 
aesthetics of the park area is 
encouraged.  It is imperative that 
guidelines be followed, so that the 
City and PARD may avoid the larger 
problem of maintenance issues in 
connection with the dedication of 
such retention/detention pond 
facilities.  To ensure that the 
development of the design of the 
dedication will be harmonious and 
complementary to the project and an 
asset to the community, City staff 
and the developer’s work on the 
project should be closely aligned. 
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CCOONNCCLLUUSSIIOONN 
 

The 1998 Parks, Recreation and 
Open Space Master Plan by Carter 
& Burgess provides an expenditure 
analysis for each action item 
addressed in the recommendation 
section. In addition, this Plan 
identifies policies, ordinances, and 
funding methods to facilitate Plan 
implementation. 
 

Waco should continue its efforts to      
beautify the city by creating spaces 
for public enjoyment. New 
development should be prioritized 
and scheduled accordingly. 
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IINNTTRROODDUUCCTTIIOONN 
 

The Comprehensive Plan is a guide 
for development, implemented 
through zoning and subdivision 
ordinances and programs that 
address policy objectives.  Through-
out the comprehensive planning 
process, the community has 
identified important development 
issues.  These, in turn, have been 
formulated into goals and objectives, 
and into policy and guideline 
recommendations – noted throughout 
the various sections of the 
Comprehensive Plan. 
 
Future land use planning is a process 
by which a community can anticipate 
and accommodate change, and in a 
sense, shape its future.  A composite 
of the Comprehensive Plan, the 
Future Land Use Plan is a frame-
work.  Its   structuring elements are 
the various recommendations made 
within each respective section, such 
as the Transportation Plan, the 
Housing Strategies, from which the 
preferred pattern of development for 
the city of Waco is derived. 
 
The Future Land Use Plan is not a 
plan unto itself, nor is it a zoning 
document, which deals with specific 
development requirements and 
specific parcels.  Graphically depict-
ed for use in conjunction with City 
policies and guidelines applied 
during the development plan review 
process, the Future Land Use Plan 
depicts the desired patterns of 
development identified throughout 
the comprehensive plan process.  It 
is a comprehensive ‘footprint’ of the 
City’s vision for its future 

composition.  The Future Land Use 
Plan, as illustrated by Plate 8-1 and 
Plate 8-2, is the composite of all the 
structuring elements of the 
Comprehensive Plan, which form the 
framework upon which the future 
land use pattern of the city can 
develop. 
 
 

LLAANNDD  UUSSEE  CCOOMMPPAATTIIBBIILLIITTYY 
 

The Future Land Use Plan provides 
direction to the overall configuration 
development will take. Compatibility 
of land use is the result of planning 
that interrelates many factors; it is 
not assured by zoning and 
subdivision ordinances alone.  As 
noted above, zoning ordinances 
apply to specific conditions relative 
to specific parcels of land.  The 
cumulative effect of zoning, 
however, may be negative.  For 
example, the intense concentration of 
non-residential   land uses along 
Highway 77, a major thoroughfare 
offering high visibility to 
commercial enterprises, demon-
strates that well reasoned zoning 
may yield unintended consequences, 
such as visual clutter and increased 
traffic congestion.   
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Taking into account the Compre-
hensive Plan goals for balanced 
development and unimpeded traffic 
circulation, the Future Land Use Plan 
guides the allocation of land uses in 
a pattern that will yield greater 
opportunity for compatibility of land 
use throughout the community.   
Specific techniques for harmonizing 
land uses are further discussed in the 
Urban Design and Community 
Image section of the Comprehensive 
Plan.   
 

 

LLAANNDD  UUSSEE  QQUUAANNTTIITTYY 
  

The Future Land Use Plan has been 
formulated with the objective of 
creating a balanced land use pattern.  
In order to maximize the benefits 
from the Future Land Use Plan, City 
planners must monitor the quantity 
of land allocated to a specific use, or 
“overzoning” may result.  This 
occurs when more land is allocated 
to a specific use than is justified by 
demand.  Overzoning can result in 
shortages of available land for other 
uses for which there is demand, 
depressed land values, and reduced 
tax revenues for the City.  In 
addition, large tracts of vacant or 
underutilized land, subdivided to 
defray carrying costs, parcels 
rezoned to secondary (more 
marketable) uses, and incompatible 
land uses can result from overzoning.   
 
It is difficult, if not impossible, to 
predetermine the amount of land that 
should be allocated to a specific use.  
In many cases, overzoning is dictated 
by contingencies, such as the 

construction or expansion of 
thoroughfares, or the presence of 
man-made or natural barriers.  These 
realities underscore the importance 
of a thorough plan review process 
that operates in conjunction with the 
Comprehensive Plan. Plates 8-1 and 
8-2 graphically depict preferred 
ratios for various types of land 
allocation. 
 
 

FFUUTTUURREE  PPOOPPUULLAATTIIOONN  

IINNCCRREEAASSEE 

 

Expansion of the housing inventory, 
including more affordable units, 
balanced with the availability of new 
employment opportunities will influ-
ence the rate of growth the city can 
expect over the coming decades.   
 
Growth projections form the basis of 
planning decisions such as, how 
much land will be required to 
support a given population, and to 
what uses should land be allocated. 
As census information becomes   
available, analysis of the hard data 
may reveal population shifts or 
subtle demographic trends.   For ex-
ample, while present data suggests 
that Waco is decreasing in popula-
tion relative to the growth of the 
county as a whole, overall demand 
for housing in the city is increasing.  
The trend toward smaller family size 
is translating into a demand for more 
housing, as more (smaller) family 
units seek housing.  As new inform-
ation becomes available and assump-
tions are modified, the Future Land 
Use Plan should be amended 
accordingly. 
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FFUUTTUURREE  LLAANNDD  UUSSEE  

RREEQQUUIIRREEMMEENNTTSS 

 

Based upon three population growth 
scenarios, shown in Table 8-1, the 
estimated acreage that will be 
allocated to particular types of uses 
as the population of Waco increases 
is shown in Table 8-2.  Plan B, 
which projects growth at an annual 
rate of 1.5 percent, forms the basis of 
the population projections used to 
develop the Future Land Use Plan 
recommended for the City of Waco. 
 

How much of a population increase 
could the city support within its 
present city limits? Assuming that 

the current rate of residential 
development continues, with its 
present population of approximately 
110,000, and with total land 
availability of approximately 58,917 
acres, the city of Waco could 
accommodate a population increase 
of 25,000 residents. 
 

Will Waco have enough land to 
support growth over the next twenty 
years?  Assuming a moderate growth 
rate of 1.5 percent, by the year 2015, 
the city will have reached its 
maximum capacity or build-out 
population of 138,000.  Taking that 
scenario further, by the year 2020 the 
population of the city of Waco is 
projected to be 150,000 (refer to 
Table 8-1).   

             

       

Table 8-1 
PROJECTED POPULATION GROWTH 

City of Waco, Texas 
              

 

Plan A Plan B Plan C 
Year 

1% Growth Rate 1.5% Growth Rate 2% Growth Rate 
       
    

  1980(1) 101,261 101,261 101,261 
  1990(1) 103,590 103,590 103,590 
   1999(2) 110,000 110,000 110,000 

2000 111,000 111,600 112,000 
2005 117,000 120,000 123,000 
2010 123,000 129,000 135,000 
2015 130,000 138,000 150,000 
2020 137,000 150,000 165,000 

          
       

Building Permits 
Per Year(3) 380 570 780 

       
       

    Source: (1) U.S. Census. 
(2) Waco Economic Development Plan, Angelou Economic Advisors, Inc., 1999. 
(3) Based on 3 persons per household and a 90% occupancy rate. 
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Land needed to support a population 
of 150,000, assuming future land use 
development at similar proportions 
as is currently occurring, is 60,000 
acres refer to Table 8-2).  Of the 
58,917 acres within the city’s 
corporate limits today, approximate-
ly 30 percent is vacant or unused.  
Some land will not be developed, 
because of physical constraints (i.e., 
flood plain restrictions, etc).  For 
planning purposes, it is assumed that 
approximately 10 percent of land 
area will remain vacant. Unless a 
higher density rate was to occur by 
2020, the land within the city’s 
current city limits could not support 
the projected population of 150,000. 

HK-C:/Waco/CompPlan/ WFuLaUsCP8.doc (12/14/00) 
 

 
By the year 2010, therefore, the 
city’s corporate limits must be 
expanded in order to plan, budget 
and implement the required 
infrastructure programs necessary to 
support the population projected for 
the year 2020.  The comparisons 
shown in Table 8-2 facilitate a better 
understanding of the land use 
relationships shown on the Future 
Land Use Plan.   
 
 

FFUUTTUURREE  LLAANNDD  UUSSEE  PPLLAANN  

RREECCOOMMMMEENNDDAATTIIOONNSS 
 
Tables 8-3 and 8-4 list the categories 
of land use by acreage for the city of 
Waco and its ETJ, respectively, 
based upon Plates 8-1 and 8-2.  This 
graphic portrayal of land use 
objectives within the community has 
been blended with other components 
of the Plan such as parks/open space 

and thoroughfares.  Proposed land 
uses have been reflected not only for 
the existing city limits, but also 
within the city's ETJ.  The following 
sections outline important features of 
Waco’s Future Land Use Plan. 
 
 

RReeccoommmmeennddeedd  
FFuuttuurree  LLaanndd  UUsseess

                                                     

  
 
Most of the current land use category 
allocations/percentages will remain 
approximately the same propor-
tionately as they now exist; however, 
in the next decades a few of the 
categories may experience adjust-
ment based on market need.  Land 
allocated to industrial uses, for 
example, is expected to increase.  
The Waco Economic Development 
Plan1 of the Comprehensive Plan, 
discussed further in this section, has 
targeted light industry as Waco’s 
major economic impetus. Moreover, 
the availability and suitability of land 
for industrial development, i.e., 
strategically located, proximity to 
infrastructure, etc., are other factors 
that will prompt a shift in demand 
for this particular land use.   Other 
land uses may, conversely, shift 
downward.  The requirements for 
traditional retail space, for example, 
may lessen on account of innovative 
development patterns (through the 
use of planned unit developments, 
for example).  Also, the growth of 
Internet marketing (e-commerce) 
may impact traditional retail land 
use. Demand for warehouses near 

 
8-1 Waco Economic Development Plan, Angelou Economic 

Advisors, Inc., 1999. 
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transportation centers may be one 
result, for example, of local e-
commerce entrepreneurship. 
 
The following discussion of prefer-
red land use allocation is based 
primarily upon current percentages 
of various land uses within the city, 

and upon future desired development 
scenarios. Tables 8-3 and 8-4 list 
categories of land use allocations by 
gross acreage for the city of Waco 
and its ETJ, respectively.  Plates 8-1 

and 8-2 graphically depict the 
recommended land use patterns. 
  

 
 
 
 

 

Table 8-2 
LAND USE PROJECTIONS 

City of Waco, Texas 
  

  

Future Acres Required 
  

 Land Use Category  
Acres Per 

100 
Persons(1) 150,000 Persons 165,000 Persons 

  
  

Residential Use  16.31 25,465 27,911 
Low Density  15.07  23,605 25,866 

Medium Density  0.32  480 528 
High Density  0.92  1,380 1,518 

Mixed Use  3.09 4,635 5,098 

Public/Semi-Public(2)  14.09 21,135 23,248 
Commercial/Office  2.41 3,615 3,976 
Office Only  0.29 435 478 
Service Commercial  0.34 510 561 
Office and Commercial  0.11 165 182 
Light Industrial  1.75 2,625 2,888 
Heavy Industrial  0.36 540 594 
Planned Unit Development  0.05 75 84 
  

  

Total Developed   38.8 59,200 65,020 
  
 
(1) Based upon the number of acres per 100 persons listed in Table 8-3. 
(2) Includes Lake Waco, parks areas, and existing golf courses. 
(3) Acres per 100 persons based on the average industrial land use that a city can generally support. 
Source: Dunkin, Sefko & Associates, Inc. 
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AAGGRRIICCUULLTTUURRAALL  AARREEAASS   
 

There are many areas within the city 
of Waco and its ETJ that are utilized 
for agricultural purposes; these areas 
are principally to the north and west 
of the city, including such areas as 
Steinbeck Bend.  Characterized by 
rich, tillable soils, this prime 
farmland is predominant in the 
northern part of the city and ETJ.  
These areas’ contribute to the region 
not only economically; they also 
serve as present reminders of Waco’s 
past.  
 
 

 CCoonnsseerrvvaattiioonn  EEaasseemmeennttss  
 

It should be noted that one way for 
the City to successfully protect these 
areas is through the use of 
conservation easements.  A conserv-
ation easement is a way of 
purchasing development rights for 
land, in perpetuity, in exchange for 
the purchase price of that land.  After 
establishment of the easement, no 
one may develop the property to 
which the easement is attached.  The 
key advantage of conservation 
easements is that the landowner may 
realize the equity of the land without 
having to either sell it or develop it.  
The City could pursue the establish-
ment of conservation easements 
directly, or through public/private 
partnerships.  In addition, the City 
should coordinate with the County to 
adopt a surface mining ordinance to 
address existing and future surface 
mining operations and the reuse of 
such areas. 

LLOOWW  DDEENNSSIITTYY  RREESSIIDDEENNTTIIAALL  AARREEAASS  
 

One of the objectives of the 
Comprehensive Plan is the protection 
and preservation of existing neigh-
borhoods and the development of 
new residential areas.  Currently, 
only a moderate supply of attractive 
undeveloped vacant residential lots is 
available.  This limitation accounts, 
in part, for the residential expansion 
to the west and outside the city limits 
of Waco. 

 

Table 8-3 
ULTIMATE FUTURE LAND USE 

City of Waco, Texas 
  

  

Land Use Category Gross 
Acres Percent

  
  

Residential Use 22,501 38.19% 
Low Density 20,791 35.29% 

Medium Density 435 0.74% 
High Density 1,275 2.16% 

Mixed Use(1) 4,260 7.23% 

Public/Semi-Public(2) 19,447 33.01% 
Commercial/Office 3,331 5.65% 
Office Only 403 0.68% 
Service Commercial 466 0.79% 
Office and Commercial 145 0.25% 
Light Industrial 7,810 13.26% 
Heavy Industrial 491 0.83% 
Planned Unit 
Development 63 0.11% 
  
  

Total Acreage(3) 58,917 100.00%
  
 
(1) Includes the following categories of land use as shown on the 

Future Land Use Map: Mixed Use, River Corridor, and Austin 
Avenue Corridor. 

(2) Includes Lake Waco (6,961 acres), parks areas, and existing 
golf courses. 

(3) Includes an estimated 14,730 acres of rights-of-way (25% of 
the total acreage). 

Source: Dunkin, Sefko & Associates, Inc. 
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Utilization of existing infrastructure 
and access to City services through 
an aggressive, innovative residential 
program of rebuilding, renovation, 
and rehabilitation of existing neigh-
borhoods should be pursued and 
supported.  It is equally important 
that land be available for traditional 
residential subdivision development 
in order for continued growth to be 
accommodated with the adequate 
provision of affordable, quality 
housing. 
 

 
 

MMUULLTTII--FFAAMMIILLYY  AARREEAASS  
 
Approximately 30 percent of Waco’s 
housing stock is multi-family. As 
noted in previous sections, Waco’s 
three institutions of higher education 
attract large student populations that 
require housing in close proximity to 
campuses; thus there is a 
disproportionate density of multi-
family housing in these areas. 
However, the overall ratio of multi-

family to single-family residential 
development of 30 percent is 
satisfactory. Zoning ordinances 
should be regularly reviewed to 
ensure that this proximate ratio is 
maintained.  In addition, the 
following guidelines for city-wide 
multi-family development are re-
commended8-2: 
 
♦ The tract should be adjacent to a 

collector or major thoroughfare. 
♦ The tract should not be less than 

ten acres in size. 
♦ If the tract is adjacent to single-

family residential dwellings, 
transition areas (greenspace, 
buffer areas, etc.) must be 
incorporated into the project. 

♦ Access from the development to 
local residential streets or alleys 
should be prohibited. 

♦ Based upon the density of the 
complex, an appropriate amount 
of usable open space should be 
required of multi-family resi-
dential developments. 

 
 

CCOOMMMMEERRCCIIAALL  AARREEAASS

                                                     

  
 
While essential to the continued 
growth and vitality of the com-
munity, commercial land uses should 
not be unattractive or diminish the 
value of adjacent retail or residential 
properties.    
 
An abundance of commercial land 
uses blanket the frontage along 
major thoroughfares in the city of 

 
8-2  These standards may not be applicable to the college and 

university areas within Waco. 

 

Table 8-4 
ULTIMATE FUTURE LAND USE 

City of Waco's Extraterritorial Jurisdiction 
  

  

Land Use Category  Gross 
Acres Percent

  
  

Low Density Residential  200,684 98.13% 
Retail  2,564 1.25% 
General Industrial  1,250 0.61% 
  
  

Total Acreage(3)  204,498 100.00%
  
 

Source: Dunkin, Sefko & Associates, Inc. 
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Waco.  It is recommended that new 
commercial areas be oriented in 
proximity to existing nonresidential 
areas.  Mixed-use development – 
office, light commercial, and retail – 
should be encouraged along major 
thoroughfares and as buffers between 
nonresidential and residential areas.  
Special site requirements such as 
spacious setbacks, additional land-
scaping with buffering or screening, 
should be implemented.  Similarly, 
plan review scrutiny should be 
applied to parking and ingress/egress 
plans to ensure minimal roadway 
congestion.  Design criteria, discus-
sed in the Community Image 
Guidelines section, should be strictly 
enforced (i.e., signage, exterior 
lighting, specifications regarding 
wastewater runoff from parking lots, 
etc.).  In addition, the locational 
criteria of telecommunications 
towers within the city should be 
carefully planned and monitored.  
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IINNDDUUSSTTRRIIAALL  AARREEAASS  
 
In a recently conducted survey of 
area industry, The Waco Economic 
Development Plan identified oppor-
tunities and strategies for continued 
growth and sustainable economic 
development.  Light industrial uses 
were identified as target industries 
for Waco/ McLennan County, 
specifically in the areas of light 
manufacturing and related technol-
ogy, logistics and distribution, 
medical services; and high-tech 
support, (software/telecommunica-
tions). 
 

Waco has considerable land zoned 
for industrial use.  The recruitment 
of  “heavy industry” is a policy 
decision to be made by community 
leaders. The land use requirements 
for light and heavy industry are 
generally the same: 
 

♦ Access to an existing or 
proposed major arterial; 

♦ Access to a railroad or the 
airport; 

♦ Relatively flat or gently sloping 
terrain; 

♦ No negative impacts on existing 
or proposed land use in the 
vicinity; and/or 

♦ A reasonably large assembly of 
land in one area. 

 
Most industrial use areas identified 
by the Future Land Use Plan are 
located within the city limits in areas 
currently zoned for industrial and 
heavy commercial uses.  Few new 
industrial areas have developed 
within the city limits, with the 
exception of a few expansions that 
have occurred.   
 
 

SSPPEECCIIAALL  UUSSEE  AARREEAASS  
 

BBrraazzooss  RRiivveerr  CCoorrrriiddoorr 
 

Several areas around the Central 
Business District (CBD) are approp-
riate for a mixture of uses.   The 
zoning pattern – a combination of 
residential and non-residential uses - 
has developed on a lot-by-lot basis.  
The City has established an overlay 
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district for one of these areas, which 
encourages a mix of compatible land 
while advancing specific develop-
ment objectives for the Brazos River 
Corridor. 
 
With the adoption of the Brazos 
Corridor Development Plan, the City 
designated by ordinance over ten 
miles of the Brazos River Corridor, 
which includes parts of the CBD, as 
a Special Use Area. The “Brazos 
Corridor Overlay Zone” ordinances 
and guidelines, applied throughout 
the planning and review processes, 
have been implemented to insure 
coordinated quality development of 
this Special Use Area, the boundary 
of which is depicted on Plate 8-1. 
 
 
AAuussttiinn  AAvveennuuee  CCoorrrriiddoorr    
&&  EEllmm  SSttrreeeett  CCoorrrriiddoorr  
 
Other historic corridors include the 
Elm and Austin Avenue Districts.  
The Elm Avenue Corridor is an 
historic area joining the east side of 
the Brazos River Corridor at old 
“Bridge Street”.  Part of the Elm 
Corridor is included in the Brazos 
Corridor Overlay Zone.  Several 
blocks of Elm Street, including the 
old railroad depot and warehouse, 
have the potential to serve as 
“gateways” to the Brazos River 
Corridor and as catalysts for 
development in this area.  Specific 
recommendations for development 
may be referenced in the Brazos 
Corridor Development Plan (refer to 
Appendix A).  The blocks of Elm 
Street outside of this Special Use 
Area are recommended for inclusion 
into the “Brazos River Corridor 

Overlay Zone” as an extended 
secondary zone of the BRC or as 
some other type of Special Use Area 
designation. 
 
The Austin Avenue Corridor is an 
area of historical significance and 
local charm.  A concentration of 
stately homes and tranquil neighbor-
hoods predominate a large part of the 
avenue.  Proximity to the Central 
Business District and non-residential 
uses of the older residential 
structures has added to the ambiance 
of this gracious old area.   An over-
lay zone designation providing both 
protection and development guid-
ance for Austin Avenue is recom-
mended. 
 
 
NNeeiigghhbboorrhhoooodd  CCoonnsseerrvvaattiioonn  
 

The City’s existing Neighborhood 
Conservation Overlay District has 
proven a successful model for the 
preservation of older neighborhoods 
where historic homes mark the 
grandeur of Waco’s past.  To encour-
age maintenance and infill develop-
ment or redevelopment of older 
residential areas, including a   variety 
of housing that harmonizes in style 
and scale with the environment, the 
Neighborhood Conservation Overlay 
District guidelines and standards 
promote both revitalization and 
preservation of historically signifi-
cant neighborhoods. 
 

 The establishment of a similar 
special district designation for areas 
where neighborhood identity is 
distinguished by other unique 
features (i.e., neighborhoods noted 
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for boulevards, bungalows, etc.) is 
also recommended  (refer to the 
Housing Strategies section). 
 
 

HK-C:/Waco/CompPlan/ WFuLaUsCP8.doc (12/14/00) 
 

CCoolllleeggee  aanndd  UUnniivveerrssiittyy  DDiissttrriicctt 
 

College and university districts have 
their own flavor and uniqueness.  
While allowing some flexibility in 
site development requirements8-3, 
this Special Use Area designation 
imposes restrictions and guidelines 
that encourage an overall higher 
quality of development. Proposed 
boundaries for this district, with 
three varying degrees of density, are 
depicted on Plate 8-1.  
 
  

LLaanndd  UUssee  iinn  tthhee  EETTJJ  AArreeaa

                                                     

  
 

Plate 8-1 shows more detailed land 
use patterns for the city on a parcel-
by-parcel basis.  An increased 
challenge for cities in Texas arises in 
the areas surrounding corporate city 
limits due to the fact that most cities 
have zoning control only within their 
corporate limits.  Therefore, a more 
definitive representation of the future 
land use pattern within the city of 
Waco is more applicable as a tool for 
guidance than a documentation of 
the future land use pattern outside 
the city limits where the municipal 
government has limited control.  
Plate 8-2 shows the generalized land 
use pattern for the ETJ area.  
 

 
8-3  Specific requirements are outlined in the Baseline 

Analysis section within the discussion of existing zoning 
regulations.  

As areas are annexed into the city, 
the Plan should be amended to 
address proposed development plans.  
It is recommended that areas outside 
of the city’s corporate limits gener-
ally be allowed flexibility in the 
creation of future development plans.  
As future development plans are 
refined and unincorporated parcels 
are annexed into the city, the Future 
Land Use Plan should be amended to 
reflect these changes.   
 
Due to the fact that Lake Waco is the 
primary source of drinking water for 
Waco, the City should do all it can to 
protect the quality and quantity of 
water in the Lake.  Special legisla-
tion has enabled several Texas cities 
to control and manage land uses in 
adjacent unincorporated areas (see 
Hood County: Local Government 
Code Sections 231.221-231.231).  In 
order to protect this irreplaceable 
resource, Waco should pursue 
enabling legislation for the manage-
ment of development in the 
unincorporated areas surrounding 
Lake Waco. 
 
 

IINNCCOONNSSIISSTTEENNCCIIEESS    
BBEETTWWEEEENN  DDEEVVEELLOOPPMMEENNTT  

PPRROOPPOOSSAALLSS  &&  
TTHHEE  FFUUTTUURREE  LLAANNDD  UUSSEE  PPLLAANN 

 

At times, the City will likely 
encounter development proposals 
(inside the city’s limits) that do not 
directly reflect the purpose and intent 
of the land use pattern shown on the 
Future Land Use Plan.  Review of 
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such development proposals should 
include the following considerations: 
 

♦ Will the proposed change 
enhance the site and the 
surrounding area? 

♦ Is the proposed change a better 
use than that recommended by 
the Future Land Use Plan? 

♦ Will the proposed use impact 
adjacent residential areas in a 
negative manner?  Or, will the 
proposed use be compatible 
with, or enhance, adjacent 
residential areas? 

♦ Are uses adjacent to the 
proposed use similar in nature in 
terms of appearance, hours of 
operation, and other general 
aspects of compatibility? 

♦ Does the proposed use present a 
significant benefit to the public 
health, safety and/or welfare of 
the community? Would it 
address a physical or social need 
of the community? Would it 
contribute to the City’s long-
term economic well being? 

 
Development proposals inconsistent 
with the Future Land Use Plan should 
be examined within the context of the 
environment (i.e., physical changes, 
economic trends, etc.).  It is, however, 
incumbent upon the applicant to 
provide evidence that the proposal 
meets the aforementioned consider-
ations and supports community goals 
and objectives, as set forth in the 
City’s Comprehensive Plan.  
  
  
  

FFuuttuurree  LLaanndd  UUssee  MMaapp  
IInntteerrpprreettaattiioonn  PPoolliicciieess  

 

Proper management of existing land 
use patterns addresses current needs. 
However, long-term, the City must 
envision what it will look like as 
annexation and extension of the ETJ 
occurs. As unincorporated parcels 
are annexed into the city, modi-
fications may be necessary due to 
changing markets, economic trends 
and land use patterns, and unan-
ticipated events. The Future Land 
Use Plan should be amended accord-
ingly. 
 
Rezoning or other development 
approvals for land uses not 
consistent with the Future Land Use 
Plan, or Comprehensive Plan, should 
not be approved until the Plan has 
been amended, as appropriate, to 
provide for such land uses. 
 
If a rezoning request is consistent 
with the Plan, the routine review 
process would follow. Staff 
recommendation of the project to the 
Plan Commission or City Council 
must include notation in the staff 
report that the proposed request is 
consistent with the Plan.  Other 
review criteria (i.e., traffic impact, 
compatibility with surrounding uses, 
etc.) would be applied as usual. 
 
If a rezoning request is inconsistent 
with the Plan, but staff recommends 
approval, the Future Land Use Plan 
must be amended prior to approval 
of the request.   It is the applicant’s 
responsibility to justify the proposed 
rezoning, specifically, why it is an 
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improvement or is more consistent 
with surrounding land uses than 
recommendations presented in the 
Plan.  In order to expedite the 
process of amending the Future 
Land Use Plan, the related 
amendment recommendation(s) may 
be forward-ed simultaneously with 
the rezoning request(s). 
 
The Plan should be reviewed 
annually to insure that the document 
reflects all amendments made 
subsequent to its adoption. 
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FFuuttuurree  LLaanndd  UUssee  PPoolliicciieess  
 
The following recommendations are 
presented to guide Waco’s future 
land use planning: 
 

1. The City should utilize the 
Future Land Use Plan and the 
associated policies in this report 
to establish the general pattern 
of development within the 
community.  This pattern of 
development should be 
implemented through adopted 
policies, enacted ordinances, 
and established guidelines (as 
appropriate) as recommended in 
the Comprehensive Plan. 

 
2. The Future Land Use Plan 

provides the general description 
of land use categories, and the 
text in this report provides 
explanation of key components 
of the Plan.  The Plan estab-
lishes the general pattern of 

future land use, as appropriate, 
to achieve the community's 
goals and objectives. The Future 
Land Use Plan should be 
dynamic – flexible and respons-
ive to changing land uses, 
development intensities, and 
impacts upon infrastructure. 

 
3. Residential and nonresidential 

development areas should be 
identified to accommodate pro-
jected growth with adequate 
provision for market choice and 
flexibility. 

 
4. Waco should plan areas for a 

variety of residential housing 
types and densities. 

 
5. To support the community’s 

economic development goals 
and strategies, industrial areas 
of sufficient size and with 
adequate access to infrastructure 
should be provided. 

 
6. Preservation and protection of 

the community’s neighborhoods 
should be pursued through 
planning oversight and develop-
ment requirements. 

 
7. Residential development pro-

jects adjacent to park or public 
open spaces should be designed 
to facilitate public access to and 
use of the park/recreational area, 
while minimizing potential 
conflicts between park users and 
residents of the neighborhood. 
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8. During project review, consid-
eration should be given efficient 
service provision (utilities, light-
ing and security), compatibility 
of land use, and congruence 
with community character. 

 
9. The City should encourage 

future patterns of development 
and land use that would reduce 
infrastructure construction costs 
and would make efficient use of 
existing and planned public 
facilities. 

 
10. The official copy of the Future 

Land Use Plan map is on file at 
the City.  The boundaries of 
land use categories as depicted 
on the official map should be 
used to determine the appro-
priate land use category for 
areas that are not clearly 
delineated on the smaller scale 
Future Land Use Plan 
contained in the Compre-
hensive Plan document. 

 
11. In rezoning requests, density 

factors must comply with 
recommendations presented in 
the Future Land Use Plan.  
Plan review should include 
adjacent land uses, the nature 
of proposed development, and 
other relevant factors noted in 
the Comprehensive Plan. 

 
12. Nonresidential development 

proposals should be evaluated 
according to the types of uses 
proposed, their compatibility 
with surrounding uses, and the 
ability of existing or planned 

infrastructure to provide ade-
quate services to these uses. 

 
13. The Planning Department 

should establish design stand-
ards and guidelines for 
industrial uses to ensure high 
quality, compatible design.  
Standards and guidelines 
should address elements in-
cluding, but not limited to, 
minimum lot size, building 
scale, building setbacks, 
lighting, landscaping, screening 
and fencing, signage, internal 
circulation, and building 
materials. 

 
14. The Planning Department 

should periodically evaluate its 
development review and 
approval process to ensure the 
following components are 
adequately addressed:   (1) op-
portunity for public input as 
appropriate;  (2) consistency of 
the process; and  (3) compli-
ance of the process with the 
goals, objectives and adopted 
policies recommended by the 
Comprehensive Plan. 

 
The Future Land Use Plan is not 
the community's official zoning 
map.  Rather, it is a guide to 
decision making in the context of 
the city’s future land use patterns.  
The Future Land Use Plan should 
be used consistently and updated as 
needed, as the city’s coordinated, 
quality development continues over 
time. 
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IINNTTRROODDUUCCTTIIOONN 
 

The complex process of ordering the 
natural and man-made features of the 
community into a distinct commun-
ity identity is an activity in which 
every citizen can participate.  Daily 
decisions - to pick up litter from the 
sidewalk, to stroll through the park 
during the lunch hour, to participate 
in curb recycling efforts – contribute 
to Waco’s community image, its 
“sense of place.” Urban design 
principles facilitate the functional 
expression of community image, its 
‘livability’.   The effects of good 
urban design are tangible:  attractive, 
carefully planned and executed 
development, as well as an enhanced 
environment that reinforces a sense 
of community among those who live 
there. The intangible effects of good 
urban design application include the 
sensory responses people have to 
their environment and to one 
another, the bolstered sense of well 
being and civic pride, an awareness 
of places, sights and sounds to be 
found within the community, and 
new opportunities for social 
interaction. 
 
Urban design principles applied 
through urban planning processes 
benefit the community in numerous 
ways.  The quality of the environ-
ment, both natural and man-made, is 
enhanced, as is the quality of life of 
those who live there.  
 
The Community Images Guidelines 
Section of the Comprehensive Plan 
presents a foundation for the creative 
application of good urban design 

principles and practices in Waco.  It 
integrates urban design consider-
ations into the City’s growth and 
development processes to create an 
attractive physical environment that 
complements the functional organ-
ization of the community and 
stimulates civic investment. Issues of 
appropriate housing densities and of 
various types of residential 
development design are presented.   
Methods of integrating residential 
and local retail components with 
pedestrian and neighborhood link-
ages, and opportunities for managing 
urban sprawl are also explored.  
 
The creative application of specific 
urban design improvements, no 
matter how large or small, affects the 
community in positive ways. The 
Community Image Guidelines 
Section of the Comprehensive Plan 
offers recommendations for broad-
ening and strengthening the city’s 
image as a community of quality and 
progress.   
 
 

TTHHEE  ““LLIIVVAABBLLEE””    CCOOMMMMUUNNIITTYY  

 

The physical appearance of a 
community and the overall 
impression it imparts are “livability” 
factors.  The following areas 
represent opportunities available to 
the City to develop and strengthen 
Waco’s livability factors: 
 
♦ Opportunities for the improve-

ment of existing neighborhoods: 
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 Neighborhood Conservation 
Overlay District 

♦ Site Design Criteria for New 
Residential Development: 

 Typical New Neighborhood/ 
Subdivision Design 

 Clustering Principles 
 Multi-Family Design Guide-
lines 

♦ New Urbanism and Traditional 
Neighborhood Design (TND) 

♦ The Establishment of Linkages 
♦ The Use of Special Zoning 

Districts 
♦ Design Criteria for Non-Resi-

dential Development: 
 Site Design Criteria 
 Building Materials 
 Articulation of Building Fa-
cades 

 Signage 
 Landscaping 
 Screening  

♦ Community Identity 
♦ Related Policies. 

 

Systematic review of current liv-
ability factors, derived from the 
Goals and Objectives identified by 
the Vision 2020 Commission and the 
Comprehensive Plan Steering 
Committee, should be made annually 
to reestablish and prioritize City 
initiatives.  
 
 

  
 
 

UURRBBAANN  DDEESSIIGGNN  EELLEEMMEENNTTSS 
 

Residential dwelling units account 
for approximately fourteen percent 
of the land use in the city of Waco.  
Over sixty-six percent are single-
family residences.  The following 
discussion of urban design elements 
provides examples of preservation 
and restoration of existing 
neighborhoods, new residential 
development modeled after turn-of-
the century traditional neighbor-
hoods, and examples of best 
practices for multi-family residential 
development design.   

  

 

 

ILLUSTRATION 9-1 
 Existing Residential Home in Waco, Landscaped 

With Xeriscape Materials 

OOppppoorrttuunniittiieess  ffoorr  tthhee  
IImmpprroovveemmeenntt  ooff  EExxiissttiinngg  
NNeeiigghhbboorrhhooooddss    

 

Reminiscent of the charm and pace 
of turn-of-the-century life, Waco’s 
older neighborhoods are unique.  Not 
only are these older homes beautiful, 
visible reminders of Waco’s past, but 
they cannot be replicated.  The 
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ambiance of these older 
neighborhoods enhances the city 
with unique character and charm.     

♦ Added a requirement that a 
minimum of 25 percent usable 
open space, either public 
(common open space) or private 
be provided; 

 

Recognizing the significance of older 
residential areas, the City of Waco 
has initiated programs to revitalize 
and restore them.  The Sanger 
Heights Conservation Overlay 
District was initially established to 
ensure the harmony and compat-
ibility of infill and renovated housing 
development with the existing 
architectural and historical character 
of the neighborhood.  The Neigh-
borhood Conservation District is one 
of three Special Zoning Overlay 
Districts established by the City to 
ensure quality, coordinated develop-
ment and redevelopment through the 
establishment of special ordinances 
and guidelines. 

♦ Additional standards related to 
traffic and access: 

 Provisions for ingress, egress 
and off-street parking must be 
compatible with the existing 
residential character of the 
neighborhood. 

 
The establishment of this special 
overlay district is an effective 
strategy for maintaining and 
preserving older neighborhoods. It is 
recommended that the City 
strengthen the intent of the Special 
Area District designation by 
broadening the requirements.  The 
guidelines should be expanded to 
include the following: 

 
 

 NNEEIIGGHHBBOORRHHOOOODD  CCOONNSSEERRVVAATTIIOONN  

OOVVEERRLLAAYY  DDIISSTTRRIICCTT    
  
EExxiissttiinngg  GGuuiiddeelliinneess      
 
♦ Established standards related to 

structures, specifically relation-
ships and scale, including: 

 Use of materials that are 
consistent with surrounding 
structures; 

 Continuity of major architect-
ural elements, such as roof 
lines, length of walls, etc.; 

 Use of elements that 
harmonize with the 
architectural features or style 
of existing structures; 

 
 

RReeccoommmmeennddeedd    
AAddddiittiioonnaall  GGuuiiddeelliinneess  
 
♦ Require site plan review for all 

new construction; 
 Setbacks and other 
development standards, 
established by site plan, 
should be consistent with 
overall area objectives; 

♦ Establish density requirements:  
 Ensure that new infill housing 
is constructed at densities that 
conform with the existing 
character of the neighborhood; 

♦ Establish guidelines for single-
family residential development, 
including: 
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 Architectural review of new 
homes and renovated homes 
upon which alterations made 
represent 25 percent or more 
of their appraised exterior 
structure value; 

♦ Utilizing innovative paving 
materials, such as brick or 
patterned concrete; 

♦ Constructing landscaped med-
ians on residential streets or at 
the center of cul-de-sacs; 

♦ Allow the consolidation of two 
lots into one: 

 Pursue ways to expedite the 
platting process to encourage 
this; 

 All other standards for new 
construction would remain 
applicable, including compat-
ible design and character 
requirements, as well as site 
plan and architectural review 
requirements; 

♦ Establish similar Special Area 
Districts in other older 
neighborhood areas. 

ILLUSTRATION 9-2 

 Existing Residential Street With Landscaped Median in 
Waco  

In addition to the inclusion of these 
guideline recommendations, it is 
recommended that the City set the 
standard for infill development/ 
redevelopment by acquiring lots, 
constructing or renovating homes, 
and selling them.  This recommen-
dation is discussed in detail in the 
Housing Strategies section of the 
Comprehensive Plan. 

♦ Incorporating a cohesive street 
lighting system to enhance 
visual quality and security of 
older residential areas; 

♦ Burying existing utility lines to 
reduce visual clutter; 

♦ Continuing City improvement 
projects in local neighborhood 
parks and recreation areas; 

 
♦ Retrofitting pedestrian and 

bicycle facilities, like sidewalks, 
trails, benches, and bike lanes 
along residential roadways.  

Other ways in which the City of 
Waco can direct improvement efforts 
in older residential areas are 
described as follows:    
 These improvements could be 

facilitated through the Capital 
Improvement Program (CIP), and 
through incentives programs (such as 
adjustment of density requirements 

♦ Marking neighborhoods with 
gateways/ entrances; 

♦ Planting trees and landscaping 
along residential streets; 
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in exchange for site improvements, 
matching grant funds, etc.).  
Public/private partnerships and 
volunteer assistance could be 
encouraged.   

 
While the City should allow 
developers options appropriate to the 
development and marketing of their 
subdivisions, it should also strive to 
maintain continuity among the 
various residential subdivisions.  
Maintenance of older neighborhoods 
and quality design and development 
of newer residential areas are 
mutually beneficial, adding aesthetic 
and monetary value to the overall 
area. 

 
An example of community partic-
ipation is the “sign-your-support” 
program. For example, in return for 
financial support, citizens’ names are 
stamped into brick pavers used for 
construction/improvements of local 
streets. Another example is the 
signing of boards used in infill 
redevelopment projects.  Working 
with existing neighborhood asso-
ciations, the City and neighborhoods 
can be mutually supportive in 
identifying problems and opportun-
ities, and working together to 
improve the community. 

 
  

  

  

SSiittee  DDeessiiggnn  CCrriitteerriiaa  ffoorr  NNeeww  
RReessiiddeennttiiaall  DDeevveellooppmmeenntt  

 
The design and character of 
residential neighborhoods are central 
to the overall image of the 
community.  Design factors, whether 
applied to new residential devel-
opments or to older neighborhoods, 
are inherent in the creation of a 
visually attractive and cohesive 
community image.  Such factors 
include the use of open space, 
adjacency compatibility, screening 
and landscaping, as well as the 
design layout of the subdivision 
itself; these should be carefully and 
collectively considered in the 
planning and design review process.   
 
 

TTYYPPIICCAALL  NNEEWW  NNEEIIGGHHBBOORRHHOOOODD//  

SSUUBBDDIIVVIISSIIOONN  DDEESSIIGGNN    
 

As previously discussed, a 
neighborhood should be predom-
inantly residential.  It may be bound-
ed by thoroughfares and collector 
streets, and/or by natural or man-
made features such as creeks, fields, 
etc.  Neighborhoods should include 
open space and should have access to 
churches, schools, retail areas, etc. 
 
The blueprint of a neighborhood is 
the subdivision layout, that is, the 
arrangement of lots relative to 
internal streets and major 
thoroughfares.  The orientation of 
lots is a major factor in the extent to 
which a neighborhood “feels” 
residential.  Orientation of residential 
development along major thorough-
fares also affects the general 
appearance of the neighborhoods and 
the image of community as whole. 
 
The following is a discussion of the 
various types of residential layouts.  
These layouts are designed to protect 
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the neighborhood from intrusive 
traffic and to preserve it from 
decline, which can occur when 
neighborhoods are adjacent to or are 
too closely oriented to major arteries 
and thoroughfares. 
 

As noted in the Future Land Use and 
Transportation Plans, nonresidential 
land uses, such as retail and other 
commercial uses, are best suited to 
areas adjacent to or along major 
arteries, thoroughfares or larger 
collector streets.  Fronting residences 
on major arterials and thoroughfares 
reduces not only the efficiency of 
these roadways,  (via driveway curb 
cuts, cross-streets, and access/ingress 
congestion) but poses potential 
traffic safety risks.  
 

These residences are not only 
exposed to noise, traffic safety and 
parking problems, but, over time 
may decrease in value and/or submit 

to urban pressures to convert from 
residential to office or retail uses. 
Examples of residential lot 
arrangements designed to minimize 
disruption to neighborhoods and 
preserve the capacity and function of 
adjacent thoroughfares are shown in 
Illustration 9-3. 
 

A preferred approach is to “side” 
residential lots onto major streets. 
This orientation provides views into 
the neighborhood, rather than onto 
the busy thoroughfare.  This method 
of mediating the adjacency of major 
thoroughfares to residential develop-
ments is a plan design in which 
residences are oriented to parallel 
residential streets, thus “turning their 
backs” on the thoroughfares.  
Adequate setbacks (at least 15 feet 
deep), screening, and landscaping 
ensure privacy and buffer the 
neighborhood from traffic and noise. 
 

ILLUSTRATION 9-3 
Single-Family Residential Lot Layouts Adjacent to Major Thoroughfares 

Approx.15’ 
Setback 

from the 
Roadway

for 
Landscaping

Approx.15’ 
Setback 

from the 
Roadway

for 
Landscaping

Lots Rearing on  
Major Thoroughfares  

Lots Siding on Major Thoroughfares 
and Fronting on Cul-de-Sacs 
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The interior subdivision design 
should permit access but discourage 
through traffic.  The technique of 
spacing or jogging the   intersections 
of collector streets and subordinate 
roadways is another way of 
discouraging excessive traffic 
through the neighborhood and 
increasing security. (Refer to Plate 
3-1 in the Thoroughfare Plan 
section.) 
 
Illustration 9-3 also shows how 
short, "open-" ended cul-de-sac 
streets may be used to create lots that 
do not have direct access onto a 
major thoroughfare.  This technique 
offers a practical and economical 
way to protect the capacity of the 

major thoroughfare, while preserving 
the integrity of the residential 
neighborhood. Another method of  
"siding", this design protects 
residential lots without screening 
walls.  It is, therefore, one of the 
more practicable and desirable 
options utilized by developers. 
Alternating cul-de-sac streets with 
through collector streets that 
intersect with thoroughfares 
minimizes traffic congestion while 
maximizing land use. 
 
The maximization of land is an 
important design factor.  Lots should 
include at least 24 feet of frontage 
from residential streets, and 
impervious surface coverage should 
be minimized.  Illustration 9-4 
depicts comparative examples of 
pavement (impervious cover) versus 
lot yield for several residential 
configurations adjacent to major 
thoroughfares. 
 
Illustration 9-5 shows a typical, 
generalized neighborhood layout, 
including proposed subdivision 
treatments and thoroughfare 
standards. Note that the thor-
oughfares that bound or frame   the 
development are not allowed to 
penetrate the neighborhood.  
Instead, residences are buffered, and 
cul-de-sacs, designed to calm traffic 
circulation, are used to open up the 
neighborhood for limited access 
from interior streets.   

26 Lots 
72,354 S.F. of Pavement 

28 Lots 
67,990 S.F. of Pavement 

 28 Lots 
67,894 S.F. of Pavement 

28 Lots 
57,872 S.F. of Pavement 

It is essential that Waco develop 
additional design criteria for typical 
subdivision developments, such as: 

ILLUSTRATION 9-4 
Comparison of “Pavement” vs. “Lot Yield” 

For Suggested Residential Street 
Configurations Adjacent to Major Thoroughfares
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♦ Developing a Tree Pres-
ervation Ordinance, limiting 
where and when trees may be 
removed and providing 
incentives for mature tree 
preservation; 

♦ Requiring trees to be planted 
at a distance of 30 to 40 feet 
along both sides of residen-
tial subdivision streets;  

♦ Requiring all housing units to 
have a two-car garage with 
off-street parking provisions 
in driveways, preferably with 
side- or rear-facing garages; 

♦ Developing a street cross 
section for rural density 
neighborhoods. (Refer to the 
Type "E" Local Street within 
the Thoroughfare Plan 
section.); 

ILLUSTRATION 9-5 
Typical Residential Neighborhood Layout 

  ♦ Requiring all lighting elements 
(i.e., street lighting, trail 
lighting) within neighborhoods 
to be low-intensity (without 
jeopardizing security), to 
minimize the potential of light 
pollution; 

♦ Requiring sidewalks or ped-
estrian connections to be 
constructed in all new 
residential areas to encourage 
pedestrian circulation.  Street-
scape enhancements such as 
decorative lighting, benches, 
and planters should be required 
for all new subdivision plans. 

  

  

  

  
  

CCLLUUSSTTEERR  DDEESSIIGGNN  
 

The clustering concept is an 
environmentally sensitive, pedes-
trian friendly design, which has been 
used in Europe for centuries. This 
design promotes the conservation of 
open space.  Although houses are 
closely clustered at high densities in 
some sections of the development 
(often at higher densities than are 
normally allowed by most zoning 
ordinances), large pockets of planned 
open areas provide opportunity for 
social interaction and visual 
enjoyment.  This type of develop-
ment may be used in areas where the 
base density is relatively low, as the 
City could require the average 
density of the development to be 
low.   
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The City of Waco could provide 
developers with incentives for the 
utilization of this design technique.  
For example, a “density bonus” 
allows developers to design at higher 
density levels in exchange 
for the provision of open 
space.  Another incentive is 
to allow smaller street 
widths, which reduces the 
developer’s initial 
infrastruc-ture development 
costs.  In exchange, the 
neighborhood would benefit 
from the resulting 
pedestrian friendly streets.  
As previously discussed, 
the requirement of street 
amenities, attractive 
grading designs and mater-
ials (such as brick or 
cobbled stones) makes this 
concept an attractive 
alternative to the traditional 
grid pattern.  Criteria for the 
clustering design model 

should include the following: 
♦ It should not be permitted on 

develop-ment tracts of less than 
20 acres; tracts of this size do 
not allow for enough open space 
in relation to the reduced lot 
sizes (with fewer acres, the 
cluster concept would in fact be 
“high” density).   

♦ Impervious surface coverage, 
including all roadways, 
driveways and building “foot-
prints”, should not exceed 35 
percent of the total tract acreage.  
Allowing a greater percentage of 
imper-vious cover would 
threaten critical drainage areas.   

♦ The calculation of open space 
should not include areas 
currently protected by local 

ordinance, such as creek setbacks, 
floodplains, etc.   

ILLUSTRATION 9-6 
Typical Large-Lot Subdivision Design Without Provision of Open Space 

Nort

Nort

ILLUSTRATION 9-7 
Preservation of Open Space Through Cluster Design 
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♦ Provide a “density bonus” 
incentive for garages which are 
directly attached to the dwelling 
unit, for example: 

MMUULLTTII--FFAAMMIILLYY  RREESSIIDDEENNTTIIAALL  DDEESSIIGGNN  

GGUUIIDDEELLIINNEESS  
 

Certain areas within the city of Waco 
are suitable for multi-family 
development, as designated on the 
Future Land Use Plan and by the 
City Zoning Ordinance.  Multi-
family developments can be 
designed in ways that enhance the 
community.  The following design 
guidelines are recommended for 
inclusion in the City’s Subdivision 
and Zoning Ordinances to ensure the 
development of high-quality multi-
family land uses in areas designated 
by the Future Land Use Plan.  These 
guidelines are especially applicable 
in the proposed College and 
University District areas, which are 
discussed within the “Special Zoning 
Overlay Districts” portion of this 
section of the Comprehensive Plan.  

 Allow an increase in density 
of 18 units per acre (total) 
when 50 percent of the 
dwelling units are constructed 
with attached garages; 

 
♦ Require 80 percent of the 

exterior finish to be constructed 
with masonry materials; 

ILLUSTRATION 9-8 
Multi-Family Land Use 

♦ Require façade offsets of at least 
5 feet in depth for every 50-foot 
length of flat surface. 

♦ Ensure that landscaping is in 
conformity with City Landscap-
ing Ordinance; 

♦ Require the construction of one 
covered parking space for each 
dwelling unit; 

♦ Establish a limit of 16 dwelling 
units per acre, which could be 
increased under certain condi-
tions, as provided in the 
“density bonus” description 
below; 

ILLUSTRATION 9-9 
Garages Attached To Multi-Family Units 
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 Allow an increase in density 
of 20 units per acre (total) 
when 100 percent of the 
dwelling units are constructed 
with attached garages. 

en 100 percent of the 
dwelling units are constructed 
with attached garages. 

♦ Require the provision of usable 
open space and the protection of 
selected natural areas. 

♦ Require the provision of usable 
open space and the protection of 
selected natural areas. 

♦ Require integration of side-
walks/walkways in order to 
further the City’s objective of 
creating a pedestrian-friendly 
environment in Waco. 

♦ Require integration of side-
walks/walkways in order to 
further the City’s objective of 
creating a pedestrian-friendly 
environment in Waco. 

♦ Incorporate special parking 
criteria for multi-family 
development within the College 
and University Overlay District. 
(Refer to Plate 9-2 for 
locations.)  Mass transit and 
pedestrian access considerations 
should be integral to all 
development that occurs within 
the overlay district. 

♦ Incorporate special parking 
criteria for multi-family 
development within the College 
and University Overlay District. 
(Refer to Plate 9-2 for 
locations.)  Mass transit and 
pedestrian access considerations 
should be integral to all 
development that occurs within 
the overlay district. 

  
  
  
  

NNeeww  UUrrbbaanniissmm  &&  TTrraaddiittiioonnaall  
NNeeiigghhbboorrhhoooodd  DDeessiiggnn  ((TTNNDD))::  
NN

  

New Urbanism and Traditional 
Neighborhood Design (TND) are 
similar residential development 
models designed to encourage social 
interaction in a mixed use, 
pedestrian-friendly environment.  
The motivation for the New 
Urbanism movement is the intent to 
revive a sense of community in 
today’s increasingly urbanized 
culture. Typical, traditional 
neighborhoods are laid out in grid 
patterns.  Tree-lined streets, alleys, 
public squares, mixed-use 
neighborhood centers, and varying 
residential densities exemplify the 
average neighborhood. Pedestrians 
are welcome in the traditional 
neighborhood.  The “new urbanism” 
and “traditional neighborhood 
design” concepts attempt to 
recapture the ambiance of early 
twentieth century American towns. 
The features that characterize TND 
could be easily integrated into 
Waco’s urban form, specifically 
within the area designated “Priority 
1” on Plate 10-1.  Features include 
the following: 

New Urbanism and Traditional 
Neighborhood Design (TND) are 
similar residential development 
models designed to encourage social 
interaction in a mixed use, 
pedestrian-friendly environment.  
The motivation for the New 
Urbanism movement is the intent to 
revive a sense of community in 
today’s increasingly urbanized 
culture. Typical, traditional 
neighborhoods are laid out in grid 
patterns.  Tree-lined streets, alleys, 
public squares, mixed-use 
neighborhood centers, and varying 
residential densities exemplify the 
average neighborhood. Pedestrians 
are welcome in the traditional 
neighborhood.  The “new urbanism” 
and “traditional neighborhood 
design” concepts attempt to 
recapture the ambiance of early 
twentieth century American towns. 
The features that characterize TND 
could be easily integrated into 
Waco’s urban form, specifically 
within the area designated “Priority 
1” on Plate 10-1.  Features include 
the following: 
  

♦♦  LLIIMMIITTEEDD  IINN  SSIIZZEE    ((AAPPPPRROOXX--
IIMMAATTEELLYY  4400  TTOO  225500  AACCRREESS))  

♦

The optimal neighborhood size 
is an approximate radius of 1/4 
or 1/3 of one mile. 

The optimal neighborhood size 
is an approximate radius of 1/4 
or 1/3 of one mile. 
  

♦♦  PPEEDDEESSTTRRIIAANN--OORRIIEENNTTEEDD  

EENNVVIIRROONNMMEENNTT

5- to 10 minutes. 

  
♦

The entire area can be walked at 
an easy pace in approximately 
The entire area can be walked at 
an easy pace in approximately 

eeww  UUrrbbaanniissmm  &&  TTrraaddiittiioonnaall  
NNeeiigghhbboorrhhoooodd  DDeessiiggnn  ((TTNNDD))::  

ILLUSTRATION 9-10 
Multi-Family Land Use 

♦  LLIIMMIITTEEDD  IINN  SSIIZZEE    ((AAPPPPRROOXX--
IIMMAATTEELLYY  4400  TTOO  225500  AACCRREESS))  

♦  PPEEDDEESSTTRRIIAANN--OORRIIEENNTTEEDD  

EENNVVIIRROONNMMEENNTT

5- to 10 minutes. 
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♦♦  NNAARRRROOWWEERR  SSTTRREEEETTSS  
onnecting 

♦♦  

A network of interc
streets and alleys, varied in size 
and form, and smaller than 
conventional streets are design-
ed to calm traffic and provide 
character; as well as to 
encourage pedestrian circula-
tion. (Note: parking restrictions 
may be necessary.); 
 

DDEENNSSIITTYY  

nsities than are typical 

♦♦  

ILLUSTRATION 9-11 
Pedestrian-Friendly Elements Higher de

for conventional developments 
are encouraged.  Structures have 
narrower setbacks, creating a 
more distinct street edge and 
definitive border between public 
and private spaces. 
 

A♦♦  A  CCEENNTTEERR  OORR  FFOOCCAALL  PPOOIINNTT  
tral 

♦ 

The neighborhood has a cen
or significant area such as a 
public square, a courthouse, a 
school, i.e., a public facility or 
public building serving as the 
central or significant element of 
a neighborhood or community. 
 

RREEGGIIOONNAALL  VVEERRNNAACCUULLAARR  

AARRCCHHIITTEECCTTUURREE  AANNDD  

LLAANNDDSSCCAAPPIINNGG

t to the Conser-

♦♦  

  

Similar in effec VVAARRIIEETTYY  OOFF  HHOOUUSSIINNGG  TTYYPPEESS  

w Urb i /TND evelop-
vation Overlay District, the New 
Urbanism/TND design reflects 
the history and culture of the 
surrounding region. 
 

Ne an sm d
ments include mixed residential 
housing, such as single-family 

MMIIXXEEDD  UUSSEESS  

d uses in close Differing lan
proximity include a variety of 
housing types, retail stores 
and services, and public 
facilities “mixed” together 
for residents’ convenience; 
these uses could be arranged 
around a public square or 
other physical focal point. 
 

 ILLUSTRATION 9-12 
A Mixed-Use Pedestrian-Oriented Development 
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ILLUSTRATION 9-13 

Focal Point and Pedestrian-Friendly Elements 

homes, townhouses, condomin-
iums and multi-family units, 
along with open spaces such as 
small squares, pocket parks, and 
greenbelts that invite pedestrian 
activity.  

 
riented toward reducing urban 

 this discussion of Neighborhood 

O
sprawl and encouraging pedestrian 
activity, while facilitating the 
efficient provision of community 
facilities, the traditional neighbor-
hood design (TND) could be 
developed on a small scale in several 
areas in Waco.  However, large-scale 
implementation of the TND is not 
recommended due to the higher 
density requirement and the 
impermeability of large surface 
areas.  The TND design should be 
limited to the area designated as 
“Priority 1” on Plate 10-1.  This area 
is targeted for redevelopment and 
would provide an opportunity to 
introduce the TND concept as a 
model that could be easily 

implemented in this area.  Further, 
mixed-use development is also 
encouraged in the “Priority 1” area, 
specifically downtown.  In addition, 
the Planned Unit Development 
District concept (PUD) would work 
well in conjunction with the TND. It 
is recommended that the City permit 
higher density within the “Priority 1” 
area as an incentive for development.  
 
In
Design, it is clear that well designed, 
well ordered, safe and secure neigh-
borhoods provide a setting for social 
interaction and a sense of well being 
and belonging to which all 
communities aspire.  The key to the 
creation of sustainable neighbor-
hoods, however, is the ongoing 
private/civic commitment to residen-
tial neighborhoods, supported by 
public investment in parks, 
greenbelts, pedestrian linkages, and 
infrastructure. 

CC
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TThhee  EEssttaabblliisshhmmeenntt  ooff  
LLiinnkkaaggeess  

 
The appearance of city streets 
and the physical form and 
condition of adjacent 
developments are some of the 
first images of the community 
that people notice.  Overhead 
power lines, traffic signals, 
signs, light fixtures, plant 
materials, and street paving are 
some of the most noticeable 
physical aspects associated with 
the typical streetscape.  
 
The City should improve the 
thoroughfares and upgrade the 
image of the community now, before 
additional deterioration occurs, and 
before population growth and new 
development gather momentum.  
Well maintained thoroughfares and 
rights-of-way are as important to the 
city’s image as the sites and features 
tourists come to Waco to see. 

ILLUSTRATION 9-14 

Typical Thoroughfare in Waco That Would Benefit From the 
Incorporation of a Landscaped Median 

 
To further this objective, several 
different types of “linkages” have 
been proposed for various roadways 
in the city.  These thoroughfares, 
amendable to landscape and 
streetscape treatments, have been 
selected to convey common themes 
that symbolize  “Waco” (refer to 
Plate 9-1).  The following sections 
outline the different types of linkages 
proposed for the city. 
 
 
 
 

GGAATTEEWWAAYY  LLIINNKKAAGGEESS  
 
The roadways designated as 
Gateway Linkages are the most 
commonly traveled thoroughfares to 
and from Waco.  They are often 
conveyers of the first, and sometimes 
only, impression of the community 
that travelers may experience. Most 
cities, however, lack visual 
individuality, especially as exper-
ienced from major interstate 
corridors.  Homogeneity of style and 
similar development trends tend to 
create anonymity; one community 
looks like another.  While larger 
cities may have less of a challenge 
than smaller ones in distinguishing 
their uniqueness, all communities 
want to convey a positive image, and 
their own  “signature” or identity.  
The thor-oughfares designated as 
Gateway Linkages are listed in 
Table 9-1, and are graphically 
depicted in Plate 9-1. 
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TThhee  CCoonnssttrruuccttiioonn  ooff  GGaatteewwaayyss  
 

 Many cities across Texas have 
communicated their identities 
through the construction and place-
ment of special “gateway” features at 
the threshold of the city limits and at 
other strategic locations.  They mark 
the geographical boundaries of a 
community and symbolize the 
community’s image of itself, its 
identity.  For visitors and people 
traveling through the area, gateways 
provide an orientation to the city, a 
point of reference. Gateways impart 
a strong sense of  ‘arrival’; they are 

the first thing travelers see when they 
enter the community and the last 
impression they have when leaving.  
 

The location of gateways, or entry 
points, in and around Waco should 
be guided by several factors.  The 
most heavily traveled roadways 
should be prioritized for gateway 
treatment, one for each entry/exit.  
Waco’s most heavily traveled 
roadway is Interstate Highway 35. 
Entry features should be located at 
the northeastern and southwestern 
corporate limits of the city along 
Interstate Highway 35.  Other 

 

Table 9-1 
PROPOSED GATEWAY LINKAGES 

City of Waco, Texas 
  

 

FACILITY FROM TO 
  
 

Bellmead Dr (US 84) IH-35 State Highway 31 
East Loop 340 Robinson Rd (US 77) Bellmead Dr (US 84) 

FM 3400 East Loop 340 University Parks Dr (FM 434) 
IH-35 FM 2063 / FM 2113 North Loop 340 

Karl May Dr Steinbeck Bend Dr (FM 3051) Waco Airport Terminal 
Lake Shore Dr (FM 3051) IH-35 M L King Dr 
M L King Dr (including 

proposed) Spur 484 (Old Marlin Hwy) Lake Shore Dr (FM 3051) 
New Rd IH-35 North Valley Mills Dr 

North Loop 340 Bellmead Dr (US 84) IH-35 
Robinson Rd (US 77) Waco Circle South Loop 340 / SH 6 

South Loop 340 Waco Dr (US 84) Robinson Rd (US 77) 
State Highway 6 East Loop 340 State Highway 164 
State Highway 6 North River Crossing (FM 185) Waco Dr (US 84) 

Steinbeck Bend Dr (FM 
3051) Lake Shore Dr (FM 3051) Airport Dr / Karl May Dr 

University Parks Dr (FM 
434) FM 3400 Herring Ave 

US 84 Cotton Belt Pkwy (FM 2188) South Loop 340 / SH 6 
Waco Dr (US 84) South Loop 340 / SH 6 IH-35 

  

Source: City of Waco Planning Department 
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possible gateway sites 
include major intersec-
tions.  Four intersections 
ideal for gateway treat-
ment locations are:  
University Parks Drive 
and Interstate Highway 
35; the intersection of East 
Waco Drive and Interstate 
Highway 35; the area near 
the intersection of New 
Road and Interstate 
Highway 35; and the 
intersection of Loop 
340/State Highway 6 and Interstate 
35.  A gateway would also be 
effective in the southwestern area of 
the city, along State Highway 6 and 
West Waco Drive (U.S. Highway 
84). 

ILLUSTRATION 9-15 

A GATEWAY LINKAGE: University Parks Drive 

 
The design of entry points or 
gateways must both symbolize and 
project the community’s identity.  
Gateways may be as simple as 
carefully sculpted landscape features 
with special signage (such as the 
Waco “W”) or as elaborate as a 
water feature.  Other elements may 
include lighting, fencing, paving 
patterns, or art/sculptural elements.  
Consideration should be given to 

establishing a uniform design 
concept for all gateway treatment 
areas; however, there should be 
hierarchical distinction between 
major corridor and intersection 
gateways. 
 
The effectiveness of gateways 
depends primarily upon the quality 
of design and placement strategy. 
Gateway design, size, boldness and 
scale depend upon the setting in 
which each entry feature will be 
placed and the traffic speed of the 
roadway from which it will be 
viewed. Gateways located at 
intersections must be placed in a way 
that does not conflict aesthetically 
with adjacent retail uses. 

ILLUSTRATION 9-16 

Example of City Gateway Treatments 
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Prioritization of funding and 
scheduling of construction of entry 
features are directly related to the 
number of viewers the gateway(s) 
will capture. Gateways are good 
public relations tools.   Civic groups 
and businesses can assist in the 
funding of specific gateways and/or 
their maintenance, such as an “adopt 
a gateway” program.  Solicitation of 
volunteers and donations might be 
sought through formal initiatives 
such as “adopt your gateway” 
programs. 

  
  

OOTTHHEERR  TTYYPPEESS  OOFF  LLIINNKKAAGGEESS  
 

The integrity and visual quality of 
other transportation corridors in 
Waco are also important to the 
overall perception of the city.  
Because of their locations, adjacent 
land uses, and general function the 
roadways listed in Table 9-2 are 
proposed neighborhood linkages. 
 

NNeeiigghhbboorrhhoooodd  LLiinnkkaaggeess  
 

Waco’s neighborhoods are, in 
essence, microcosms of the city 
itself.  Like the city, their unique 
identities and sense of cohesiveness 
should be conveyed.  It is also 
important to ensure that neighbor-
hood areas are inviting to both 
residents and visitors, and that a 
sense of cohesiveness is conveyed. 
 

Neighborhood linkages are corridors 
that should be pedestrian-oriented 
and inviting, allowing people to walk 
to corner stores and area parks. 
Special signage and other visual 
elements, such as landscaping and 
medians, should be used to mark the 
streets, parks, and other features.   

ILLUSTRATION 9-17 

Example of a Community Gateway 
Treatment 

ILLUSTRATION 9-18 

A Neighborhood Linkage: Elm Avenue 
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Table 9-2 
PROPOSED NEIGHBORHOOD LINKAGES 

City of Waco, Texas 
  

 

FACILITY FROM TO 
  
 

  

Bagby Ave S 12th St University Parks Dr (FM 434)
Bagby Ave South Loop 340 / SH 6 S 26th St 

Bosque Blvd State Highway 6 North Valley Mills Dr 
Bosque Blvd / Homan Ave N 17th St New Rd 

Chapel Rd Hewitt Dr (FM 1695) Ritchie Rd 
China Spring Rd (FM 1637) Steinbeck Bend Dr (FM 3051) North River Crossing (FM 185)

Cobbs Dr Bosque Blvd New Rd 
Colcord Ave N 4th St N 18th St 

Crest Dr (FM 2417) IH-35 TSTC Entrance 
Elm Ave M L King Dr IH-35 

Garden Ave (including proposed) University Parks Dr (FM 434) IH-35 
Garrison St Elm Ave Faulkner Lane 

Herring Ave / Lyle Ave MacArthur Dr Gholson Rd (FM 933) 
Hillcrest Dr MacArthur Dr Lake Shore Dr 

J J Flewellen St Faulkner Lane Herring Ave 
Kendall Lane Orchard Lane East Loop 340 
Lake Shore Dr M L King Dr North Valley Mills Dr 
MacArthur Dr Herring Ave Lake Shore Dr 

N 17th St / N 19th St Austin Ave Bosque Blvd 
N 18th St / N 19th St Bosque Blvd Steinbeck Bend Dr (FM 3051)
N 25th St / N 26th St Austin Ave Herring Ave / Lyle Ave 

N 41st St Cobbs Dr Hillcrest Dr 
N 4th St / N 5th St Waco Dr (US 84) Herring Ave 

New Rd North Valley Mills Dr Cobbs Dr 
North Valley Mills Dr Lake Shore Dr Cobbs Dr 

Orchard Lane M L King Dr Kendall Lane 
S 16th St / S 18th St East Loop 340 LaSalle Ave (US 77 Bus) 

S 17th St / S 18th St (Loop 2) LaSalle Ave (US 77 Bus) Austin Ave 
S 25th St / S 26th St Bagby Ave Austin Ave 

S 8th St Bagby Ave IH-35 
  

Source: City of Waco Planning Department 
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CCoommmmeerrcciiaall  LLiinnkkaaggeess    

   

Roadways in Waco designated as 
commercial linkages are generally 
highly traveled thoroughfares that 
are less likely to be utilized by 
pedestrians.  Because of the high 
traffic volumes of commercial 
corridors, their visual quality is 
particularly important in conveying 
the image of the community.  It is 
recommended that the following 
design features be incorporated into 
general layout of Waco’s 
Commercial Linkages:  landscaped 
medians and rights-of-ways, under-
ground utilities, screening and 
buffering elements, increased 
setbacks, and high quality signage. 
Table 9-3 lists the roadways that 
have been designated as Commercial 
Linkages, and they are illustrated on 
Plate 9-1. 

 

Table 9-3 
PROPOSED COMMERCIAL & INDUSTRIAL LINKAGES 

City of Waco, Texas 
  

  

FACILITY FROM TO 
  

Commercial Linkages 
Bosque Blvd North Valley Mills Dr       New Rd 
Franklin Ave Waco Dr (US 84) M L King Dr 

Hewitt Dr (FM 1695) US 84 Panther Way 
LaSalle Ave (US 77 Bus) Waco Circle University Parks Dr (FM 434)

Valley Mills Dr Cobbs Dr Waco Circle 

Industrial Linkages 

Aviation Pkwy US 84 Ted Maehr Rd 
Imperial Dr (FM 3223) South Loop 340 / SH 6 Hewitt Dr (FM 1695) 

Old Temple Rd (FM 3476) Texas Central Pkwy South Loop 340 / SH 6 
Texas Central Pkwy US 84 Old Temple Rd (FM 3476) 

  

Source: City of Waco Planning Department 

ILLUSTRATION 9-19 

A Commercial Linkage: Valley Mills Drive 
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ILLUSTRATION 9-20 

An Industrial Linkage: Texas Central 

IInndduussttrriiaall  LLiinnkkaaggeess      In
  

Roadways designed as industrial 
linkages either currently have 
industrial land uses along them, or 
are located within areas designated 
for industrial land uses (refer to the 
Future Land Use Plan, Plate 8-1).  
The incorporation of visual elements 
along these linkages is similar to that 
which has been recommended for 
commercial corridors.  The follow-
ing roadways, listed in Table 9-3, 
have been designated as Industrial 
Linkages, as shown graphically on 
Plate 9-1. 

Roadways designed as industrial 
linkages either currently have 
industrial land uses along them, or 
are located within areas designated 
for industrial land uses (refer to the 
Future Land Use Plan, Plate 8-1).  
The incorporation of visual elements 
along these linkages is similar to that 
which has been recommended for 
commercial corridors.  The follow-
ing roadways, listed in Table 9-3, 
have been designated as Industrial 
Linkages, as shown graphically on 
Plate 9-1. 
    

    

EELLEEMMEENNTTSS  IIMMPPOORRTTAANNTT  TTOO  

EENNHHAANNCCIINNGG  LLIINNKKAAGGEESS 
E

  
There are a number of ways that the 
City could begin to improve the 
visual quality and reduce visual 
clutter along the various linkages in 
Waco.  Specific design criteria 
should be applied to all non-
residential uses along the city’s 
designated major corridors, and 

commercial and industrial 
linkages.  It is important 
that these guidelines be 
included in the City’s 
Subdivision and Zoning 
Ordinances. 

There are a number of ways that the 
City could begin to improve the 
visual quality and reduce visual 
clutter along the various linkages in 
Waco.  Specific design criteria 
should be applied to all non-
residential uses along the city’s 
designated major corridors, and 

commercial and industrial 
linkages.  It is important 
that these guidelines be 
included in the City’s 
Subdivision and Zoning 
Ordinances. 
  
  
UUnniiqquuee  SSiiggnnaaggee  UU
    

Many cities across Texas 
have initiated street 

enhancement pro-grams for 
which have been designed 
unique banner signs touting 

special tourist sites, advertisements 
for unique areas of the city, historic 
areas, the City logo, special events, 
etc.   

Many cities across Texas 
have initiated street 

enhancement pro-grams for 
which have been designed 
unique banner signs touting 

special tourist sites, advertisements 
for unique areas of the city, historic 
areas, the City logo, special events, 
etc.   
  
The community has recognized the 
benefits of these colorful heralds, 
incorporated into the city’s urban 
fabric several years ago by 
Downtown Waco, Inc. It is 
recommended that the City utilize 
this type of signage along its 
gateway linkages.  Visitors and 

The community has recognized the 
benefits of these colorful heralds, 
incorporated into the city’s urban 
fabric several years ago by 
Downtown Waco, Inc. It is 
recommended that the City utilize 
this type of signage along its 
gateway linkages.  Visitors and 

ndduussttrriiaall  LLiinnkkaaggeess      

ELLEEMMEENNTTSS  IIMMPPOORRTTAANNTT  TTOO  

EENNHHAANNCCIINNGG  LLIINNKKAAGGEESS 

nniiqquuee  SSiiggnnaaggee  

ILLUSTRATION 9-21 

Unique Signage in Downtown Waco 
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residents alike may be 
made aware that the area 
is special, well ordered, 
and unique.   
 
Interstate Highway 35, a 
heavily traveled major 
state corridor, has been 
scheduled by the Texas 
Department of 
Transportation (TxDOT) 
for expansion in the near 
future. This represents an 
opportunity for the City to 
obtain assistance from the 
state for the incorporation 
of quality design elements 
into related   infrastructure 
and rights-of way.  The 
City of Waco should work 
closely with TxDOT to 
ensure that the expansion 
includes plans for 
landscaping, setbacks, 
imprints of the City logo 
into concrete supporting 
walls, etc. to enhance the 
view quality of the 
corridor and convey a positive image 
of the city.  
 
 
DDiivviiddeedd  MMeeddiiaannss  
 
As traffic increases in Waco and the 
surrounding area, the City must 
continue its active involvement with 
the Metropolitan Planning Organiz-
ation and TxDOT in the planning 
and construction of new roadways or 
improvements to existing roadways 
(refer to the Transportation Plan 
section). 

 
With increased traffic and congestion 
in the area, the need for divided 
medians has increased.  As discussed 
in previous sections, divided 
roadways are safer; medians control 
traffic flow and protect the integrity 
of residential areas by limiting 
access to many collector streets. 
Medians also provide an opportunity 
to incorporate aesthetic treatments 
into the city’s thoroughfare rights-of-
way. The City should coordinate 
with TxDOT for the addition of 
landscaped medians to all newly 
constructed roadways as well as the 
retrofitting of existing roadways with 

ILLUSTRATION 9-22 

Typical Texas Highway Without Improvements 

Source: Bosse & Compton Assoc., Inc. 

ILLUSTRATION 9-23 

Conceptual Illustration of a Highway With Proper Design Elements In Place 

Source: Bosse & Compton Assoc., Inc. 
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landscaped medians.  Both form and 
function would be well served by the 
incorporation of landscaped medians 
in the city’s major linkages  

 
SSeettbbaacckkss 
 
All structures, parking and related 
buildings should be set back at least 
15 feet from major roadways  (from 
the edge of the street right-of-way 
line).  This is especially important 
along Gateway, Commercial and 
Industrial Linkages.  The elimination 
or reduction of visual clutter 
caused by adjacent expanses 
of concrete (parking lots) 
will be softened by the 
landscaped edge.  In 
addition, increasing pervious 
surface areas may mediate 
some of the runoff from 
these areas. 
 
 
 
 
 
 

PPllaacceemmeenntt  ooff  AAcccceessssoorryy  EElleemmeennttss  
 
Gateway, Commercial and Industrial 
linkages should not be degraded by a 

hodgepodge of exposed storage 
areas, equipment, waste and/or 
loading docks. Care should be 
taken in the design and 
construction of facilities along the 
corridors to ensure that the view 
from the road is as attractive and 
well ordered as possible. 
  
LLooaaddiinngg  aarreeaass should be located 
at the rear of the primary non-
residential structure.  They should 
be screened with a six- to eight-
foot masonry wall, the effect of 
which is the shielding these areas 

not only from the “linkages”, but 
also from adjacent land uses. 

ILLUSTRATION 9-24 
Retail Area Setback From A Major Thoroughfare 

 Protecting the “View From The Road” 

 
RReeffuussee  ccoonnttaaiinneerrss should also be 
placed at the rear of the primary non-
residential structure, and should be 
screened with a masonry wall of a 
minimum height of six feet. 
 

ILLUSTRATION 9-25 

Shields Refuse Containers From Public View Screening Wall 
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PPaarrkkiinngg for non-residential areas 
along the “linkages” should be 
placed to the side or to the rear of the 
site to shield these views from the 
corridors. 
 
 
GGeenneerraall  SSiiggnnaaggee  
 

The effective use of signage is one of 
the least expensive ways in which 
the City can establish a sense of 
cohesiveness and order along the 
corridor linkages. In addition to the 
provision of helpful information, 
uniform signage along the city’s 
thoroughfares would enhance the 
appearance of rights-of-way.  It is 
recommended that monument style 
signage, of uniform height and 
construction (preferably, masonry) 
be established as the standard for 
corridor linkages. The creation of 
incentives for non-residential land 
use construction of monument signs 
is also recommended. For example, 
an incentive to encourage 

construction of uniform signage, 
might include an allowance of more 
sign area than is generally permitted; 
or a reduction of the percentage of 
landscaping normally required may 
be given in exchange for the 
construction of preferred signage.  In 
addition, shared signage between 
neighboring land uses should be 
encouraged. 
 
 
LLaannddssccaappiinngg  
 

The City should promote an 
abundance of landscaping along its 
corridor linkages. Many commun-
ities across the state have planted 
native Texas wildflowers along their 
highway rights-of-way.   An expan-
sive carpet of bluebonnets or other 
flowers indigenous to the area would 
provide a seasonal transformation of 
the major access corridors to and 
from Waco.  For Gateway, 
Commercial and Industrial Linkages 
within the city, a required 15-foot 

setback should provide 
ample opportunity for 
the incorporation of a 
variety of landscaping 
features.  Landscaping 
around monument signs 
and throughout the 
parking areas will 
greatly improve the 
appearance of large 
swaths of corridor.  
Further, it is imperative 
that the current 
Landscape Ordinance 
be enforced. 

ILLUSTRATION 9-26 

Monument-Style Sign With Multiple Users 
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ILLUSTRATION 9-27 

 Examples of Landscaped Highway Frontage in Texas 

As discussed above, initial 
construction for the expansion of 
Interstate Highway 35, expected to 
begin in the near future, may open an 
opportunity for the City of Waco and 
the Texas Department of Trans-
portation (TxDOT) to plan altera-
tions and additions to highway 
frontage and infrastructure.  The 
incorporation of artistic pavers at 
interchanges, landscaped medians 
and setbacks, and the impression of 
the City logo in concrete supporting 
walls will establish a sense of 
orderliness and identity of which the 
City can be justifiably proud. 

The City should establish a program 
specifically designed to address this 
challenge. With a focus on high-
pedestrian traffic areas, i.e., around 
parks, schools, and retail shopping 
areas, the City should plan and 
schedule projects targeting an equal 
percentage of older areas where 
pedestrian walkways have yet to be 
constructed or are in need of repair. 
 
General funds, development impact 
fees, sales tax revenue, bond 
referenda, and the Capital Improve-
ments Program (recommended in the 
Implementation Plan Section) are 
some of the funding avenues that can 
be examined. Reconstruction, 
replacement, or new construction 
should be performed on an as-needed 
basis.  In addition, through Site and 
Plan Review processes for new 
developments, the City should 
ensure that it does not incur a 
disproportionate amount of the costs 
of pedestrian walkways and 
circulation systems. 

 

 

HK-C:/Waco/CompPlan/WComImgCP9.doc (12/14/00) 

PPeeddeessttrriiaann  AAcccceessss  
 

Ensuring the accommodation of 
pedestrian circulation is especially 
important within corridors desig-
nated as Neighborhood Linkages. 
Retrofitting older neighborhoods 
with pedestrian lanes, paths, and 
sidewalks may pose a challenge.  
However, the long-term benefits – 
the creation of a community of 
pedestrian-oriented neighborhoods - 
will outweigh the initial costs and 
effort.  

 



CC oo mm mm uu nn ii tt yy   II mm aa gg ee   GG uu ii dd ee ll ii nn ee ss   
 
 
 
 

Waco should make the provision of 
pedestrian access a priority in order 
to make the vision of a pedestrian-
oriented community a reality. 

 
 
SSccrreeeenniinngg  
 

Because major transportation 
corridors within the city designated 
as linkages are the most heavily 
traveled thoroughfares, views of 
them and from them should be 
mediated or enhanced in order to 
advance a desirable image of the 
community. Non-residential land 
uses along Gateway, Commercial 
and Industrial linkages, tend to have 
large open storage facilities, loading 
areas, and industrial-size refuse 
requirements. Screening of these 
accessory areas and structures is an 
effective way to shield views of 
exterior operations and functions of 
non-residential uses. It is recom-
mended that these accessory areas be 
screened with masonry walls in 

combination with appropriate 
landscaping to soften the view from 
the road and adjacent land uses.  The 
various types of linkages, including 
Gateway, Neighborhood, Commer-
cial, and Industrial Linkages are 
represented graphically on Plate 9-1. 
 
 

TThhee  UUssee  ooff  SSppeecciiaall  ZZoonniinngg  
OOvveerrllaayy  DDiissttrriiccttss  

 
The City of Waco has made 
significant strides in establishing 
stringent design guidelines and 
development criteria for its Special 
Zoning Overlay Districts.  One of 
these districts, the Neighborhood 
Conservation Overlay District, was 
previously discussed within the 
“Opportunities for the Improvement 
of Existing Neighborhoods” portion 
of this Community Image Guidelines 
section.  

ILLUSTRATION 9-28 

 Examples of Pedestrian Access Provided in Waco 

 
The urban design recommendations 
made for the city’s neighborhoods 
and linkage corridors are based in 
part on the standards established for 
these special districts.  A review of 
those guidelines follows. 
 
 
BBRRAAZZOOSS  RRIIVVEERR  CCOORRRRIIDDOORR  DDIISSTTRRIICCTT    

 
This district was established to 
ensure quality development of the 
Brazos River Corridor, an 8.5 square 
mile area that traverses the center of 
the city.  Sustainable development 
targeting recreation, tourism, 
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♦ Requirement that refuse/waste 
containers must be screened 
from public view by appro-
priately designed landscaping or 
fencing; 

commercial, residential and office 
uses is encouraged.  Preservation of 
the distinctive character, natural 
beauty, charm and ambiance of the 
Brazos River Corridor is ensured by 
the adoption by the City of the 
Brazos Corridor Development Plan 
and requisite Overlay District 
ordinances and guidelines.  Some of 
the guidelines unique to this district 
include: 

♦ Requirement that loading docks 
must be screened from public 
view through the use of 
landscaping or fencing, as 
above;  

♦ A provision for walkways, 
constructed of concrete, 
masonry, or stone (wood or 
compacted granular materials 
allowed by approval from the 
City Plan Review Committee); 

 

♦ A 25-foot setback requirement 
for land uses adjacent to Martin 
Luther King, Jr. Boulevard and 
University Parks Drive; 

♦ A requirement for underground 
utilities; 

♦ Numerous requirements for 
landscaping. 

♦ Prohibition of off-premise 
signs, and stricter standards for 
on-premise signs; 

 
 

♦ Requirements that signage must 
reflect the character, natural 
beauty and historic charm of the 
district.  In addition, the 
type, shape, color, 
construction and materials 
must be compatible with 
the Brazos River Corridor 
Development Plan. 
Standards pertaining to 
sign area and height are 
also included; 

♦ A provision for pedestrian 
access (20 feet in width) 
on the west side of the 
Brazos River between 
Franklin Avenue and 
Interstate Highway 35; 

♦ Requirement that all 
lighting supports and 
fixtures must be 
compatible in design and 
ap-pearance with the character 
of the area; 

ILLUSTRATION 9-29 

 Pedestrian Access Provided in the Brazos River Corridor 
District in Waco 
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It is recommended that College and 
University District be applicable to 
areas in and around the institutions 
of higher learning, their campuses 
and associated campus residential 
and non-residential.  Plate 9-2 shows 
the application of this concept 
around Baylor University.  Areas A, 
B, and C represent areas in which 
varying degrees of density should be 
allowed, with Area A of the highest 
allowable density due to its 
proximity to the Baylor University 
campus, to Area C with the lowest 
allowable density due to its distance 
from the main campus.   

CCOOLLLLEEGGEE  AANNDD  UUNNIIVVEERRSSIITTYY  DDIISSTTRRIICCTT  
 

This overlay district was established 
with the intent to encourage high 
quality development through a 
system of density and site 
improvement incentives.  Area 
boundaries have not as yet been 
formally determined.  However, the 
purpose of the overlay zone 
designation and development 
guidelines is to direct a higher 
standard of development of projects 
in areas that are in close proximity to 
campuses. 
 

 Some of the guidelines that are 
unique to this district include: It is further recommended that the 

City develop adjacency standards for 
these areas in order to ensure quality 
development and transition between 
the existing neighborhoods (which 
are predominantly single-family) and 
these areas of higher density.  The 
following specific recommendations 
should be developed into guidelines 
for development within these areas: 

♦ For Multi-Family Residential 
Districts or O-2 Office Districts, 
the reduction of yard setbacks is 
allowed with certain provisions, 
including:  

 Placement of buildings must 
maximize internal orien-
tation of dwellings; 

 Usable open space, other 
than that required by the City, 
must provided in the ratio of 
at least one square foot for 
every five square feet of 
residential floor area; 

♦ Increased landscaping and 
buffer treatment requirements 
for lots/parcels that abut single-
family residential land uses; 

♦ Requirement that parking areas 
will not negatively impact 
single-family residential uses, 
especially with regard to 
lighting and noise. Specifically 
require that automobile/vehicle 
headlights be screened such that 
an opaque visual barrier is 
created; 

 Parking areas located at the 
front of the development 
must be screened with a 
landscaped berm or land-
scaped masonry wall (other 
comparable materials may 
also be used); 

 Pedestrian access between 
frontages is required when 
land uses are located with 
frontage on more than one 
roadway. 
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♦ Requirement that screening and 
landscaping elements will be 
utilized along the perimeter of 
parking areas adjacent to single-
family residential uses; 

♦ Requirement that structures will 
be limited to a height of one-
story on lots less than one-half 
acre, or within 150 feet of 
single-family residential uses; 

♦ Requirement that access to mass 
transit facilities must be 
provided for all development 
within these areas for the 
purpose of minimizing the 
traffic impact that densely 
populated areas often create.   

 
The Special Zoning Overlay Districts 
have been revisited in this section in 
order to document the steps the City 
of Waco has taken to improve 
specific areas of the city. Their 
guidelines should serve as a general 
guide for some of the 
recommendations made in this 
Comprehensive Plan for the 
establishment of more intensive 
urban design standards throughout 
the city of Waco. 
 
 

RReeccoommmmeennddeedd  DDeessiiggnn  
GGuuiiddeelliinneess  ffoorr  NNoonn--  
RReessiiddeennttiiaall  DDeevveellooppmmeenntt  
TThhrroouugghhoouutt  tthhee  CCiittyy  

 

The City of Waco should explore 
the following guideline 
recommendations for the 
development of non-residential 
areas.  Many of the recommend-
ations made are based upon the 

guidelines currently in place for 
Waco’s Special Overlay Zoning 
Districts.  These recommend-ations 
should be incorporated into City 
Subdivision and Zoning Ordinances 
of Waco.   
 
 

SSIITTEE  DDEESSIIGGNN  CCRRIITTEERRIIAA  
 
Numerous site design criteria can be 
addressed by the private sector 
during the site plan review and 
development review processes.  
Often, the view from the street could 
be improved by better site design 
planning of the development. An 
overview of site design elements 
applicable to non-residential uses 
and specific recommendations for 
the city of Waco are presented 
below:  
 
 

ILLUSTRATION 9-30 

Retail Area With Wide Setback & Landscaping Enhances the 
“View from the Road” 
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Insert Plate 9-2: 
Proposed College & 
University District Areas 
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BBuuiillddiinngg  SSeettbbaacckkss  
  

PURPOSE:P :URPOSE   
 

♦ Provide a positive visual image 
of Waco along all major 
thoroughfares. 

 
SSUUGGGGEESSTTIIOONNSS::  
 

♦ All non-residential buildings 
and related accessory buildings 
constructed on any tract within 
the city located along any of the 
major thoroughfares should be 
set back from the roadway at a 
minimum distance of approx-
imately 15 feet.  Any required 
landscaping and/or screening 
elements should be placed 
within this 15-foot setback. 

 

 

PPllaacceemmeenntt  ooff  PPaarrkkiinngg  AArreeaass  
  

PPUURRPPOOSSEE::  
 
♦ Provide a positive visual image 

of Waco along all major 
thoroughfares. 

 
SSUUGGGGEESSTTIIOONNSS::  

♦ Related parking areas/facilities 
for all non-residential uses 
located along any of the major 
thoroughfares should be placed 
either at the side or at the rear of 
the primary structure (away 
from the major thoroughfares) 
whenever possible.  An excep-
tion to this requirement may be 
made when the protection of 
natural vegetation is necessary 
or when site constraints make 
such design impractical.  The 

City may also require additional 
landscaping and/or screening 
elements to further shield 
parking areas from the view of 
those traveling along major 
thoroughfares. 

 

  

ILLUSTRATION 9-31 

Parking Behind Office Land Use: Not Visible From the 
Road, and Screened From Adjacent Residential Land 

Uses 

EEddggee  TTrreeaattmmeennttss  
  

PPUURRPPOOSSEE::  
 
♦ Provide a positive visual image 

of the city along all major 
thoroughfares. 

♦ Provide buffering elements 
between residential and non-
residential land uses. 

 
 

SSUUGGGGEESSTTIIOONNSS::  
 

♦ Require all non-residential uses 
located along any of the major 
thoroughfares to landscape all 
frontages within the setback 
area.  

♦ Screening walls should be 
required between non-
residential and residential land 
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uses.  The non-residential use 
entity would be responsible 
for the construction and 
mainte-nance of the wall.  The 
screening may be one of three 
types:  

  AA  CCOOMMBBIINNAATTIIOONN  MMAASSOONNRRYY  

AANNDD  WWOOOODDEENN  WWAALLLL  – 6 feet 
in height, constructed with 
50 percent masonry 
materials and 50 percent 
wood materials; all wood 
materials would have to be 
maintained in a state 
acceptable to the City of 
Waco;  

  MMAASSOONNRRYY  WWAALLLL  WWIITTHH  LLAANNDD--
SSCCAAPPIINNGG – 6 feet in height, 
constructed of rock, brick or 
stone;  

  WWRROOUUGGHHTT--IIRROONN  WWAALLLL  WWIITTHH  

LLAANNDDSSCCAAPPIINNGG – 6 feet in height 
with City-approved landscap-
ing materials;  

 
All landscaping undertaken by non-
residential uses must comply with 
the requirements established by the 
Landscape Ordinance, which was 

recently adopted by the City.  In 
addition, when landscaping elements 
are used as the primary screening 
material or as part of a screening 
device, the following requirements 
should be included: 

(1) Each of the three screening 
alternatives must ensure the 
provision of a continuous, 
opaque screen within two years 
of initial planting, and  

(2) Earth berms may be used to 
provide additional screening to 
further shield the view from the 
road. 

ILLUSTRATION 9-32 

Masonry Wall and Landscaping Treatments 
Provide Screening 

ILLUSTRATION 9-33 

Stone Wall and Trees Provide Screening Between Retail 
Land Uses and A Major Thoroughfare 

 
CCiirrccuullaattiioonn  
  

PPUURRPPOOSSEE::  
 

♦ Provide continuous pedestrian 
and vehicular access to all 
residential and non-residential 
areas throughout Waco (refer to 
the Waco Urbanized Area 
Bicycle and Pedestrian Plan). 
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SSUUGGGGEESSTTIIOONNSS::  

♦ Require all non-residential 
developers to consider pedestrian 
and vehicular access to and from 
adjacent land uses.  The City 
may require the developer to 
construct a pedestrian walkway 
through the developing property 
that connects to existing 
sidewalks/ walkways or rights-
of-way for sidewalks/ walkways 
on adjacent properties. 

 
♦ Require cross-access between 

non-residential land uses (refer to 
Illustration 9-34 and Illustra-
tion 9-35). 

  

  

  

  
  
  

LLaayyoouutt  ooff  SSttrruuccttuurreess  
  
PPUURRPPOOSSEE::  
 
♦ Ensure the maintenance of the 

existing character of Waco. 
♦ Maintain the existing integrity 

of water quality and stormwater 
runoff in the Waco area by 
reducing the percentage of 
impervious cover. 

  
SSUUGGGGEESSTTIIOONNSS::  
 
♦ Encourage non-residential de-

velopers to construct small-
scale, pedestrian-friendly areas 
with small building “footprints” 
(refer to Illustration 9-36), 
parking areas, and impervious 
sidewalk cover.  Materials other 
than concrete may be used (such 
as gravel, which can both serve 
as a pedestrian walkway and 
provide drainage).   

 
The City should create incentives for 
additional landscaping, thereby 
increasing the amount of pervious 
cover; in exchange, a reduction in 
the number of parking lot spaces 
would be allowed on a sliding scale 
basis 9-1.  
 
 

                                                      
9-1  Buildings with a large amount of square footage often do 

not use all of their required parking spaces except at peak 
times of the year; the City should consider reducing the 
number of parking spaces required for large-scale 
buildings. 

ILLUSTRATION 9-34 
Example of Cross-Access Requirement 

Between Adjacent Non-Residential Land Uses 

 

 

Cross-
Access 

Required 
at 

Corner of 
Property 
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Screening Wall 

Residential Land Use 

Non-Residential 
Land Use 

Pedestrian Walkway 
Connects Differing Land 
Uses ILLUSTRATION 9-35 

Allows Pedestrian Access Between Residential and Non-
Residential Land Uses

ILLUSTRATION 9-36 

Site Design Guidelines Help To Enhance Retail Areas 

Typical Retail 
Site Design With 

Large Building 
Masses

Retail Site 
Lay-Out With 
Less Building 

Mass Increases 
Visual Quality 
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BBuuiillddiinngg  MMaatteerriiaallss  
 
PPUURRPPOOSSEE::  
 
♦ Ensure the aesthetic value of 

non-residential land uses. 
♦ Create cohesiveness throughout 

the city by encouraging the use 
of building façade materials that 
contribute to Waco’s desired 
image and identity. 

 
SUGGESTIONS: 
 
♦ Include within the Zoning 

Ordinance a list of acceptable 
materials, unacceptable mater-
ials, and materials that require 
further examination, thereby 
requiring a Special Permit. 

♦ Allow the use of materials other 
than masonry, or material of 
equivalent quality, by Special 
Permit. 

 

 

AArrttiiccuullaattiioonn  ooff  BBuuiillddiinngg  FFaaccaaddeess    
  

PPUURRPPOOSSEE::  

 

♦ Ensure the aesthetic quality of 
non-residential land uses, 
especially those that are larger 
in scale. 

 

ILLUSTRATION 9-38 
Façade Offset of a Major Retail Land Use 

SSUUGGGGEESSTTIIOONNSS::  
 

♦ Require façade offsets of at 
least 5 feet in depth for every 
50-foot length of flat surface. 

 
 
SSiiggnnaaggee    
  

PPUURRPPOOSSEE::  
 

♦ Create a sense of cohesiveness 
throughout the community, in 
congruence with the city’s 
desired image and identity as 
a well ordered, carefully 
design-ed, and attractive 
community. 

ILLUSTRATION 9-37 

Different Land Uses Designed With Various Types of 
Masonry Materials 
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SSUUGGGGEESSTTIIOONNSS::  
  

♦ Encourage the use of monument 
signs, where applicable and 
feasible. 

♦ Require the sign to be the same 
color as or similar to the color 
of the primary structure. 

♦ Encourage shared signage. 
♦ Construction of new highway 

billboards should be prohibited 
within the city. 

♦ Encourage all non-residential 
developments to utilize monu-
ment-style signs that are 
proportional to the size and 
scale of the primary building 
structure.  Maximum allow-able 
height should be approximately 
eight feet.  The City may allow 
construction of additional signs 
as an incentive if monument-
style signs are used. 

♦ Require the use of masonry 
materials as the primary 
building materials.  Limit the 
use of wood materials to not 
more than 50 percent of the 
sign.  All wood material must be 

p

satisfactorily maintained. 

LLaannddssccaapiinngg    
  

PPUURRPPOOSSEE::  

♦ Enhance the view and image 

♦ overall 

♦ he percentage 

 

 

of Waco, especially along the 
major thoroughfares. 
Contribute to the 
quality and visual appearance 
of individ-ual non-residential 
developments. 
Contribute to t

ILLUSTRATION 9-39 
Monument-Style Sign Enhanced With Landscaping 

Materials and Ground Cover of pervious cover within 
individual non-residential 

developments. 

ILLUSTRATION 9-40 

Non-Residential Land Uses Enhanced With 
Landscaping Materials and Ground Cover 

PP aa gg ee                        CC oo mm pp rr ee hh ee nn ss ii vv ee   PP ll aa nn   22 00 00 00  99 -- 33 66   

HK-C:/Waco/CompPlan/ WComImgCP9.doc (12/14/00) 
 



    CC oo mm mm uu nn ii tt yy   II mm aa gg ee   GG uu ii dd ee ll ii nn ee ss   
 
 

HK-C:/Waco/CompPlan/WComImgCP9.doc (12/14/00) 

SSUUGGGGEESSTTIIOONNSS::  
  

♦ Provide incentives to existing 
non-residential land uses to 
persuade them to comply with the 
newly adopted Landscape 
Ordinance (possible incentives 
could include: matching grant 
funds, tax abatement programs, 
and allowed reduction of parking 
areas in exchange for increased 
landscaping). 

♦ Encourage the use of xeriscape 
techniques to reduce demands for 
watering and irrigation. 

 

 

SSccrreeeenniinngg  aanndd  LLooccaattiioonn  ooff  LLooaaddiinngg  
AArreeaass  aanndd  OOuuttssiiddee  SSttoorraaggee  AArreeaass  
 

PPUURRPPOOSSEE::  
 

♦ Improve the appearance of the 
community as viewed from 
public streets and neighboring 
properties. 

♦ Prevent public access to loading 
and storage areas. 

 

SSUUGGGGEESSTTIIOONNSS::  
 

♦ Loading docks, service doors, 
and outside storage areas 
should be screened; they 
should not face onto or be 
visible from any thorough-
fare.   

♦ Loading docks and service 
areas should be located at the 
rear of buildings. 

♦ When loading docks and/or 
outside storage areas are 
located in a side yard, they 
should be screened from 
adjacent prop-erties and 
public rights-of-way through 

the use of masonry walls in 
combination with land-scaping 
materials. 

  

  

SSccrreeeenniinngg  ooff  RReeffuussee  CCoonnttaaiinneerrss  
 

PPUURRPPOOSSEE::  
 

♦ Maintain and enhance the 
appearance of non-residential uses 
as viewed from public streets and 
neighboring properties (Illustra-
tion 9-42). 

♦ Prevent public access to solid 
waste containers. 

 
SSUUGGGGEESSTTIIOONNSS::  
 

♦ Limit the use of wood materials in 
screening walls to not more than 
50 percent.  Wood materials must 
be satisfactorily maintained. 

♦ Solid waste containers should not 
be placed in parking space areas; 
proper access and appropriate 
vehicular circulation space should 
be provided for service trucks. 

ILLUSTRATION 9-41 

Screening Surrounding A Refuse Container 
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RReellaatteedd  PPoolliicciieess  
 

The following policies are recom-
mended to inform decisions made 
during plan development and review 
processes as may be applicable to      
community image goals and 
objectives: 
 

♦ Incorporate recommended pub-
lic area improvements into the 
City’s Capital Improvement 
Program. 

♦ Use the recommendations pro-
posed by the Comprehensive 
Plan to guide future develop-
ment decisions. 

♦ Use the City’s planning and 
development regulations and 
review process to ensure that 
individual residential and non-
residential development pro-
posals make a positive 
contribution to the image of 
Waco as a whole. 

♦ Integrate the recommendations 
made herein into the City’s 
Zoning and Subdivision 
Ordinances, as applicable. 

♦ Review and update all design-
related ordinances and regula-
tions at periodic intervals, in 
order to ensure their viability 
and continued contribution to 
the image and design of the city. 

  
  
  
  

CCOONNCCLLUUSSIIOONN  
 
These guidelines are recommended 
for the improvement of the overall 
quality and image of Waco.  As 
property is developed, the guidelines 
should be consistently applied in 
accordance with the stated goals and 
objectives pertaining to community 
image presented in this Compre-
hensive Plan. 

  

ILLUSTRATION 9-42 

Example of Wide Setback and Landscaping Within the 
Brazos River Corridor District in Waco 
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IINNTTRROODDUUCCTTIIOONN 
 
As recently as 1994 the City has 
undertaken extensive review and 
analysis of annexation and growth 
management issues.  The status of 
infrastructure, fiscal impacts of 
annexation, and recommended 
growth management strategies have 
been documented and some 
subsequently realized (i.e., along 
U.S. Highway 84).  Key findings and 
recommendations of previous 
studies, including goals and 
objectives and related strategies, are 
incorporated within this Annexation 
and Growth Management Plan.   
 
 

PPUURRPPOOSSEE 

 
Historically, the management of 
growth has been associated with 
annexation.  Yet, the growth man-
agement concept is related to 
numerous development issues and 
strategies apart from annexation.  For 
example, accommodating a growing 
population and broadening the tax 
base can be achieved through a well 
planned infill development and 
redevelopment program rather than 
through annexation.   
 
This section of the Comprehensive 
Plan addresses two aspects of 
Waco’s physical development: (1) 
infill development/redevelopment of 
the city’s central core areas, and (2) 
expansion of existing city limits.   

 

AANNNNEEXXAATTIIOONN  AANNDD  GGRROOWWTTHH  

MMAANNAAGGEEMMEENNTT  SSTTRRAATTEEGGIIEESS 
 

As noted in previous sections, by the 
year 2020, Waco, in its current 
configuration, will probably lack 
adequate acreage to accommodate a 
projected population of 150,000.  
Notwithstanding the utilization of 
available acreage within the city 
limits through infill development and 
redevelopment, additional land will 
be required 
 
Moreover, challenges posed by new 
annexation laws will demand more 
intensive, long-term planning, 
budgeting and implementation 
processes that will affect the entire 
community.  New legislation 
requires equal application of subdivi-
sion regulations within the ETJ.   
Full municipal services, including 
water and wastewater services, must 
be provided within two-and-a-half 
years of annexation.  It would follow 
that the City’s infrastructure be 
expanded into areas where growth is 
anticipated, and that the City should 
not provide utilities to an area unless 
annexation is imminent, in process or 
an agreement has been effected.  
Voluntary annexation would also be 
desirable. 

 

However, the larger challenge is 
long-range planning that is 
responsive to new realities and 
change, but is simultaneously and 
equally effective in managing 
existing community infrastructure – 
specifically, planning for growth, 
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reinvestment, and revitalization of 
the inner city. If the city’s projected 
growth is to be accommodated in a 
manner that incorporates desired 
“quality of life” features – sustain-
able economic development, divers-
ity of housing, educational and 
employment opportunities, environ-
mental integrity, and aesthetic appeal 
– a balanced plan of annexation and 
growth management is required. 
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The City’s Economic Development 
Plan10-1 recommends a two-tiered, 
balanced approach to city expansion 
and growth management. Comple-
menting the long-range planning 
required for expansion of the city is 
the need for planning that 
incorporates older inner-city areas.  
This brings a “multiplier effect” to 
revitalization strategies, such as 
neighborhood preservation and the 
availability to citizens of a diversity 
of housing opportunities. Most of the 
areas amenable to this strategy have 
access to necessary utilities.  Some 
areas may require additional 
incentive-based strategies, while 
others (i.e., special districts like the 
Brazos River Corridor, discussed in 
previous sections of this plan) are 
ideal for both revitalization and 
development.  The catalytic effect of 
the resurgent interest and investment, 
including residential development, in 
downtown Waco attests to the 
success of balanced growth 
management. 

 

 

                                                      
10-1  Angelou Economic Advisors, Inc. City of Waco 

Economic Development Plan. September, 1999.   

The Annexation and Growth 
Management Plan for Waco consists 
of the following goals and 
objectives: 

 
 

GGooaall  11::    
Encourage growth, quality develop-
ment, and redevelopment within the 
existing city limits of Waco.  Utilize 
existing infrastructure and revitalize 
extant commercial and potential 
growth centers. 
  

OOBBJJEECCTTIIVVEESS::  

1.1 Employ various growth 
management strategies and 
implementation measures for 
different areas of the city, such as 
the city’s center, urban 
neighborhoods, infill develop-
ment areas, suburban growth 
centers, and low-density residen-
tial areas. 

 
1.2 Promote development of the 

historic center, while emphasiz-
ing the uniqueness of special 
architectural and design features. 

 
1.3 Coordinate with and support 

educational institutions’ pro-
vision of educational and cultural 
opportunities for the diverse local 
population. 

 

1.4 Coordinate the City’s housing 
strategy with growth manage-
ment objectives. 
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1.5 Target infill development in key 
areas and establish development 
criteria for each area.   

 
1.6 Develop standards and criteria to 

allow small-scale light manufac-
turing, as appropriate, in 
residential infill areas. 

 
1.7 Support primary and secondary 

education in the city, especially 
within the Waco Independent 
School District. 

 
1.8 Encourage and facilitate develop-

ment in areas where existing 
infrastructure is underutilized 
(i.e., identify potential inner-city 
growth centers). 

 

1.9 Encourage the use of Planned 
Development Zoning to facilitate 
innovative projects. Utilize new 
inner-city development concepts 
such as “new urbanism and neo-
traditional neighborhoods”. 

 
1.10 Prioritize development of areas 

where there are vacant lots 
serviceable by existing sewer and 
water utilities. Establish 
guidelines and incentives for 
infill development. 

 
AAccttiioonnss  RReeqquuiirreedd::  

 Identify areas suitable for 
both commercial and 
residential infill develop-
ment, and develop appro-
priate programs and/or 
incentives for implemen-
tation. 

 Identify vacant tracts within 
the city’s corporate limits 
suitable for target industries 
and businesses referenced in 
the Economic Development 
Plan10-2. 

 

 Update policies that require 
urban density development 
for recouping costs of 
infrastructure expansion to 
specific areas.  Develop 
guidelines for analyzing and 
evaluating low-density devel-
opments, weighing the en-
vironmental benefits as well 
as the fiscal impacts, and 
ensuring consistency with 
existing City growth manage-
ment policies.  

 
 

GGooaall  22::    
Ensure orderly and timely city 
expansion through targeted annex-
ation, efficient utility provision, and 
consistent development policies. 

 

OOBBJJEECCTTIIVVEESS::  
2.1 Develop a strategy for providing 

utility services within the city’s 
ETJ prior to or simultaneous with 
annexation. 
  

AAccttiioonnss  RReeqquuiirreedd

                                                     

::  

 Prior to annexation, coor-
dinate and direct wholesale 
water contracts with other 
service providers (to the 
degree permitted by TNRCC) 

 
10-2  Angelou Economic Advisors, Inc. City of Waco 

Economic Development Plan. September, 1999. 
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to facilitate quality develop-
ment in Waco’s ETJ. 

 
 Develop a funding strategy 

for acquisition of water and 
wastewater providers within 
the city’s ETJ. 

 
 Enact ordinances requiring 

consent of nearby residents 
prior to the formation of 
special districts (i.e., Mixed 
Use Development Districts). 
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 Enforce subdivision regula-

tions in the city’s ETJ areas. 
 

 Enforce on-site sewer facility 
(OSSF) lot size requirements. 

 
 Restrict the granting of vari-

ances or waivers to subdivi-
sion regulations to ensure 
quality development in the 
ETJ. 

 
 Tailor the Capital Improve-

ments Program (CIP) to 
implement growth manage-
ment strategies. 

 
 In accordance with the 

anticipated land uses 
delineated in the Comprehen-
sive Plan, prioritize and 
schedule infrastructure/utility 
extensions. 

 
 
 

 Explore “smart growth 
concepts”, such as clustering, 
and other efficient minimal-
acreage design strategies/ 
standards. 

 

2.2 Develop a comprehensive annex-
ation strategy that identifies and 
prioritizes areas for future city 
expansion based upon establish-
ed criteria. 

 

AAccttiioonnss  RReeqquuiirreedd:: 
 Develop a system and 

specific criteria to identify 
growth centers and areas for 
future annexation (i.e., 
proximity to utilities, protec-
tion of corridors, rate of 
growth, development activity 
and trends, etc.). 

 
 Continue to utilize fiscal 

impact analyses in deter-
mining the feasibility of 
annexation. 

 
 Develop a rapid response to 

annexation of strategic areas 
that enables the City to 
facilitate and fast-track the 
provision of utilities, to 
negotiate annexation agree-
ments with property owners 
over prospective land use, 
etc. 

 

2.3 Encourage preservation of 
environmental resources in the 
city’s extraterritorial jurisdiction 
(ETJ). 
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AAccttiioonnss  RReeqquuiirreedd:: 
 Establish policy and 

guidelines for the identifi-
cation and protection, insofar 
as possible, of important 
landmasses, such as farm and 
ranchland. 

 
 Utilize conservation ease-

ments to protect ecologically 
sensitive areas. 

 
 Explore City acquisition of 

floodplain areas or encourage 
the designation of privately-
owned floodplain areas for 
greenbelts, transition areas, 
and linear park corridors. 

 
 Develop watershed manage-

ment ordinances for key 
drainage basins. 

 
 Adopt a surface mining 

ordinance for the City of 
Waco and explore its 
applicability in the ETJ. 

 
 Add an Agricultural Zoning 

District to the Zoning 
Ordinance. 

 
 Work with state 

representatives and state 
legislature in order to seek 
special legislation regarding 
the protection of the 
watershed area around Lake 
Waco. 

 
  

2.4 Regulate development within the 
ETJ in a manner consistent with 
the City objectives for future city 
expansion and managed growth. 

 

AAccttiioonnss  RReeqquuiirreedd:: 
 Consistently enforce the 

Subdivision Regulations out-
side the city’s corporate 
limits. 

 
 Increase on-site sewer facility 

(OSSF) lot size requirements. 
 
 Avoid granting variances or 

waivers from the Subdivision 
Regulations that would tend 
to encourage substandard 
development within the ETJ. 

 

2.5 Use the Capital Improvements 
Program (CIP) as a growth 
management tool, and tailor the 
CIP to meet adopted growth 
management strategies. 

 
AAccttiioonnss  RReeqquuiirreedd:: 
 Prioritize needed capital 

improvements for targeted 
areas in the city and its ETJ 
(see Goal 1, above). 

 
 Explore and evaluate possible 

funding alternatives for 
capital improvements: 
1) Impact fees, 
2) Improvement districts, 
3) General obligation funds. 
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GGooaall  33::    

Encourage regional cooperation in 
development efforts. 

 

OOBBJJEECCTTIIVVEESS::  
3.1 Develop a county-wide database 

to monitor and track growth 
within the County and in 
adjacent cities. 

 

AAccttiioonnss  RReeqquuiirreedd:: 
 Build data into the City’s 

geographic information 
system (GIS); appoint a 
department/staff responsibil-
ity for the maintenance of the 
program. 

 

 Identify sources of inform-
ation to provide necessary 
input into the regional 
database. 

 
3.2 Negotiate “spheres of influence” 

boundaries (i.e., areas of 
jurisdiction or responsibility) 
with neighboring incorporated 
areas, where possible. 
  
AAccttiioonnss  RReeqquuiirreedd:: 
 Develop cooperative service 

agreements with McLennan 
County and cities in the 
County. 

 

 Identify or confirm boundary 
agreements with adjacent 
cities. 

 
 

3.3 Encourage regional economic 
development initiatives to attract 
business and industry to the area. 
  

AAccttiioonnss  RReeqquuiirreedd::   
 Utilizing the Economic 

Development Plan as a 
framework, develop a coop-
erative plan with surrounding 
cities and the county. 

 
 Develop a list of targeted 

industries and employers to 
which to market and promote 
the region. 

 
 

RREECCOOMMMMEENNDDEEDD    
GGRROOWWTTHH  AARREEAASS  
 

Plate 10-1 shows anticipated or 
potential growth areas.  Priority areas 
are ranked in order of importance 
based on the preceding goals and 
objectives.  Areas ranked “one” 
should be considered first for 
development, “two”, second for 
development, and so forth.  Priority 
Area 1 is considered the most 
desirable areas for development or 
redevelopment because of the 
available infrastructure and econom-
ic development benefit for the inner 
city area.  Other areas are based or 
predicated on two factors.  First, they 
are in a location that is either 
currently experiencing growth or in 
which anticipated development 
projects are known.  Second, al-
though infrastructure may not be 
available in these areas, in many 
cases infrastructure can be extended  
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from existing lines.  Most of these 
areas will likely be residential, but a 
few will be non-residential.  Major 
residential areas for potential growth 
include areas west and north of Lake 
Waco, such as the China Springs 
area and the Speegleville area, 
among others.  The area south of 
U.S. Highway 84 and north of 
Hewitt also has great potential for 
residential growth.  Non-residential 
areas for growth include areas along 
Highway 6, Loop 340 and Interstate 
Highway 35. 
 

Waco’s ETJ generally confines many 
area cities from expanding.  It will be 
important for Waco to retain its ETJ 
rights in these growth areas if it 
wishes to expand.  Other areas east 
and northeast of the city are less 
critical because terrain constraints 
and other issues will make it more 
expensive to develop in this area, 
thereby creating less market demand. 

 
 

GGrroowwtthh  AArreeaass  IInn    
RReellaattiioonn  ttoo  IInnffrraassttrruuccttuurree 

 

RREESSIIDDEENNTTIIAALL  
 

Currently, the U.S. Highway 84 area 
west of Waco is experiencing 
significant residential growth; this is 
likely to continue.  Utility provision 
is being planned at this time to serve 
significant future capacity require-
ments.  In addition, with scheduled 
highway improvements this area will 
have better access to Interstate 
Highway 35. 
 

The area along Chapel Road west of 
Waco and north of Hewitt is 
experiencing growth.  Waco water is 
available to most of this area, but 
wastewater access is very limited at 
this time.   
 

The Speegleville area to the west of 
Lake Waco continues to grow.  
Growth is in two forms: subdivisions 
developed to City standards and 
multi-acre large-lot development.  
The area is served by rural or private 
water systems, all of which are on 
well water, and no wastewater 
service is available.  The area around 
the China Spring highway is also a 
growth area.  This area has some 
access to Waco water and Waco 
wastewater.  The water system will 
need additional capacity in the 
future. 
 
 

OOFFFFIICCEE//RREETTAAIILL//CCOOMMMMEERRCCIIAALL  
 

The area around Loop 340 and 
Interstate Highway 35 is likely to be 
a mixture of office, commercial, and 
industrial growth.  The area currently 
has very little water service. 
 

 

IINNDDUUSSTTRRIIAALL  
 

The Texas Central Industrial District 
continues to attract new industry.  
Most of this area has reasonable 
access to major water and waste-
water facilities.  The major exception 
is at Interstate Highway 35 and Loop 
340, where water service is generally 
nonexistent.  
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Another area where industrial 
prospects exist, and that will likely 
require provision of major raw water 
supplies and major power supplies, is 
located along State Highway 6, south 
of Loop 340.  While this area has 
access to the Brazos River, shallow 
ground water, and major power lines, 
City of Waco water and wastewater 
facilities are not readily available.  
Refer to Plate 10-2 for a graphic 
depiction of growth areas in relation 
to infrastructure. 
  

  

C
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COONNCCLLUUSSIIOONN 

 

To facilitate expansion, the City 
must use its Capital Improvement 
Planning Process (see Objective 2.5) 
to control its ETJ and future 
development.  The ability to provide 
infrastructure improvements has 
often been the single most important 
issue in annexation, but it is now 
even more important.  Most water 
service providers in the ETJ use 
groundwater as a source for their 
water supply.  This practice is 
generally discouraged by the Texas 
Natural Resources Conservation 
Commission and not part of their 
long-range water planning.  These 
systems generally are best suited to 
serve low-density (i.e. one-acre lot 
sizes or greater) development.  If the 
growth areas are to develop at urban 
densities, the City of Waco may be 
able to better serve these areas long-
term.  Therefore, long-range infra-
structure planning in the anticipated 
growth area is important. 

 

Blended with these efforts are infill 
and development issues.  The City 
should balance both efforts, which 
can be substantially different in 
terms of timing and funding 
strategies.  Incentives will be neces-
sary for some infill development, but 
will likely not be necessary for 
growth north of U.S. Highway 84, 
and north and west of Lake Waco. 
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IINNTTRROODDUUCCTTIIOONN 
 

With the publication and adoption of 
this Comprehensive Plan document, 
the City of Waco has taken another 
important step in shaping the vision 
of the community.  The updated Plan 
will provide a very important tool for 
City staff and civic leaders to use in 
making sound planning decisions 
regarding the long-term growth and 
development of the community.  The 
various elements of the Plan are 
based upon realistic growth object-
ives and goals for the City of Waco 
resulting from an intense compre-
hensive planning process that 
involved citizens, City staff, elected 
and appointed officials, major stake-
holders, business interests and the 
development community. 
 

TThhee  ffuuttuurree  qquuaalliittyy  ooff  lliiffee  
wwiitthhiinn  WWaaccoo  aanndd  tthhee  
eennvviirroonnmmeenntt  ooff  tthhee  
ccoommmmuunniittyy  wwiillll  bbee  

ssuubbssttaannttiiaallllyy  iinnfflluueenncceedd  bbyy  
tthhee  mmaannnneerr  iinn  wwhhiicchh  
CCoommpprreehheennssiivvee  PPllaann  
rreeccoommmmeennddaattiioonnss  aarree  

aaddmmiinniisstteerreedd  aanndd  
mmaaiinnttaaiinneedd..  

  
TThhee  CCoommpprreehheennssiivvee  PPllaann  

sshhoouulldd  nneevveerr  bbee  ccoonnssiiddeerreedd  
aa  ffiinniisshheedd  pprroodduucctt,,  bbuutt  

rraatthheerr  aa  bbrrooaadd  gguuiiddee  ffoorr  
ccoommmmuunniittyy  ggrroowwtthh  aanndd  

ddeevveellooppmmeenntt  tthhaatt  iiss  aallwwaayyss  
eevvoollvviinngg  aanndd  cchhaannggiinngg  iinn  

ssccooppee.. 
 
 
 

Planning for the community's future 
is a continuing process. Unantici-
pated changes in the socioeconomic 
climate and development trends will 
occur from time to time, and 
subsequent adjustments will be 
required.  The Comprehensive Plan 
is designed to be a dynamic tool that 
can be modified and periodically 
updated to keep it in tune with 
changing conditions and trends.   
 
The effectiveness of the City of 
Waco’s Comprehensive Plan can be 
realized through its utilization and 
maintenance as a dynamic document.   
 

AAss  cchhaannggeess  ooccccuurr  aanndd  nneeww  
ddaattaa//ttrreennddss  bbeeccoommee  aappppaarreenntt  

((ssuucchh  aass  iinnffoorrmmaattiioonn  ffrroomm  tthhee  22000000  
CCeennssuuss)),,  tthhee  PPllaann  sshhoouulldd  bbee  

rreevviisseedd  iiff  iitt  iiss  ttoo  rreemmaaiinn  ccuurrrreenntt  
aanndd  eeffffeeccttiivvee  iinn  mmeeeettiinngg  tthhee  

ccoommmmuunniittyy’’ss  ddeecciissiioonn--mmaakkiinngg  
nneeeeddss  ffoorr  ffuuttuurree  ggrroowwtthh  aanndd  

ddeevveellooppmmeenntt.. 
 
 

TTHHEE  PPLLAANN  AASS  AA  GGUUIIDDEE  FFOORR  
DDAAIILLYY  DDEECCIISSIIOONN--MMAAKKIINNGG  

 
The current physical layout of Waco 
is a composite of past and present 
efforts expended by numerous 
individuals and groups.  In the 
future, each subdivision that is 
platted, each home that is built, each 
new school, church or shopping 
center will represent an addition to 
the city's physical form.  If planning 
is to be effective, it must guide every   
decision, from that of the private 
homeowner to the City Plan 



II mm pp ll ee mm ee nn tt aa tt ii oo nn   SS tt rr aa tt ee gg ii ee ss   
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Commission. The City departments’ 
daily decisions pertaining to whether 
to surface a street, to approve a 
subdivision, to amend a zoning 
ordinance, to enforce a building code 
or to construct a new utility line, 
should be made in the larger context 
of the goals and objectives set forth 
in the City’s Comprehensive Plan.  
Investments in Waco – public, civic, 
or private – will, over the years, be 
reinforced and enhanced by Waco's 
form, development pattern, and 
economic well being. 
 
 

CCOOMMPPRREEHHEENNSSIIVVEE  PPLLAANN    
AAMMEENNDDMMEENNTTSS  &&  
PPEERRIIOODDIICC  RREEVVIIEEWW 

 
The Comprehensive Plan is a 
dynamic planning document – 
responsive to changing needs and 
conditions.  Plan amendments should 
not be made without thorough analy-
sis of immediate needs and 
consideration of potential long-term 
effects.  
 

TThhee  CCiittyy  CCoouunncciill,,  CCiittyy  PPllaann  
CCoommmmiissssiioonn  aanndd  ootthheerr  CCiittyy  

ooffffiicciiaallss  sshhoouulldd  ccaarreeffuullllyy  ccoonnssiiddeerr  
eeaacchh  pprrooppoosseedd  aammeennddmmeenntt  ttoo  

ddeetteerrmmiinnee  iittss  ccoonnssiisstteennccyy  wwiitthh  tthhee  
ggooaallss  aanndd  oobbjjeeccttiivveess  ooff  tthhee  PPllaann        

aanndd  tthhee  lloonngg--tteerrmm  hheeaalltthh  aanndd  wweellll  
bbeeiinngg  ooff  tthhee  CCiittyy  ooff  WWaaccoo.. 

 
At approximate one-year intervals, a 
periodic review of the Compre-
hensive Plan should be performed.  
Ongoing, scheduled reevaluations 

will provide a basis for adjusting 
capital expenditures and priorities, 
and reveal changes and additions that 
should be made to the Plan in order 
to keep it current and viable.     
 

IItt  iiss  rreeccoommmmeennddeedd  tthhaatt  tthhee  CCiittyy  
PPllaann  CCoommmmiissssiioonn  ccoonndduucctt  aann  

aannnnuuaall  mmeeeettiinngg  ffoorr  tthhee  ppuurrppoossee  ooff  
rreevviieeww  ooff  tthhee  CCoommpprreehheennssiivvee  PPllaann  

aanndd  pprreeppaarraattiioonn  ooff  aann  aannnnuuaall  
rreeppoorrtt  ffoorr  tthhee  CCiittyy  CCoouunncciill.. 

 
Items that require special attention 
should be examined in more detail, 
and changes and/or additions should 
be made   accordingly.  Through 
periodic reevaluations, the Plan will 
remain functional, and will continue 
to provide civic leaders effective 
guidance in decision-making 
processes.  Periodic reviews of the 
Plan should include consideration of 
the following: 
 
♦ The City's progress in imple-

menting the Plan; 
♦ Changes in conditions that form 

the basis of the Plan; 
♦ Community support for the 

Plan's goals, objectives and pol-
icies; 

♦ Changes in local, state and 
federal laws; and, 

♦ Incorporation of various City 
plans or projects. 

 
IInn  aaddddiittiioonn  ttoo  ppeerriiooddiicc  aannnnuuaall  

rreevviieeww,,  tthhee  CCoommpprreehheennssiivvee  PPllaann  
sshhoouulldd  bbee  tthhoorroouugghhllyy  rreevviieewweedd  
aanndd  uuppddaatteedd  eevveerryy  ffiivvee  yyeeaarrss.. 
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The review and updating process 
should begin with the formation of a 
citizen committee (similar to the 
Comprehensive Plan Steering 
Committee).  Specific input should 
be sought from various entities, 
including property owners, 
neighborhood groups, civic leaders 
and major stakeholders, developers, 
merchants, and other citizens and 
individuals who are interested in the 
long-term growth and development 
of Waco. 
 
 

CCOOMMMMUUNNIITTYY  IINNVVOOLLVVEEMMEENNTT 
 
An informed, involved citizenry is 
essential to a democratic society.  
Citizen participation takes many 
forms, from meeting with a City 
Councilperson to serving on City 
boards and commissions. The broad 
range of perspectives and ideas that 
issue from public hearings helps City 
leaders, the City Plan Commission 
and the City Council make more 
informed decisions for the 
betterment of the community as a 
whole.  The Comprehensive Plan is 
the product of a broad-based process. 
 
 

IIMMPPLLEEMMEENNTTAATTIIOONN  SSTTRRAATTEEGGIIEESS  
 
There are two primary methods of 
implementing the Comprehensive 
Plan -- proactive and responsive 
methods.  Both must be used in an 
effective manner in order to 
successfully achieve the recommen-
dations contained within the Plan.   
 

Examples of proactive implement-
ation methods include: 
♦ Expenditure of funds through 

the Capital Improvements 
Program (CIP), to finance 
public improvements, e.g., 
public buildings, roadways, etc;  

♦ Review and enforcement of the 
existing Zoning Ordinance; 

♦ Review and enforcement of the 
existing Subdivision Ordinance;  

♦ Coordination with the Metro-
politan Planning Organization 
(MPO) and the Texas 
Department of Transportation 
(TxDOT) to influence roadway 
planning, funding, and construc-
tion; and, 

♦ Drafting legislation that 
addresses growth management 
objectives.  

 
Examples of responsive implemen-
tation methods include: 
♦ Rezoning (i.e., because of a 

development proposal that 
would enhance the community); 

♦ Site plan review; 
♦ Subdivision review.   

 

Specific implementation strategies 
for the City of Waco's Compre-
hensive Plan are described within the 
following sections. 
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CCaappiittaall  
IImmpprroovveemmeennttss  PPrrooggrraammmmiinngg  

 

The Comprehensive Plan makes 
recommendations on the various 
public improvements that will be 
needed to accommodate growth and 
development envisioned for the city 
over the next 20 years or more.  
Many of the changes involve 
improvements that will be financed 
by future improvement programs.  
Specific recommendations pertaining 
to this will be included in a section 
(to be included later) dedicated to the 
City’s Capital Improvements 
Program.  
 
 

AAddmmiinniissttrraattiivvee  PPrroocceesssseess  
 

The Comprehensive Plan is a 
document professionally developed 
through a systematic and thorough 
planning process. It is also a tool that 
gives guidance to official review 
procedures.  The usual methods for 
reviewing and processing zoning 
amendments, development and 
subdivision plans provide significant 
opportunities for implementing the 
Comprehensive Plan.   Each   deci-
sion concerning zoning, infrastruc-
ture development, and subdivision 
review should be evaluated in the 
context of the goals and objectives 
and recommendations presented in 
the Plan.  Decisions inconsistent with 
the Comprehensive Plan should be 
accompanied by statements justify-
ing the deviation, and actions 
initiated to amend the Plan 
accordingly. The function, effective-

ness and viability of the Plan depend 
upon its maintenance and utilization. 
 
The subdivision of land is an area 
that will probably have the greatest 
effect on the overall design and 
image of the city.   The physical 
form of the city is the result of the 
layout of streets, easements, alleys, 
and lots.  Waco’s physical form and 
infrastructure will be shaped by new 
developments and infrastructure 
demanded by growth, including 
changes effected by the imple-
mentation of the Transportation Plan.  
Both a proactive and responsive 
approach to Plan implementation 
will be required.   
 
The importance of the plan review 
process cannot be overstated.   
Proposals for major thoroughfare 
rights-of-way, drainage easements, 
setbacks, etc. can be altered, 
adjusted, or abandoned during the 
review process. Once a subdivision 
of land has been filed and 
development has begun, it becomes a 
permanent, integral part of the urban 
fabric. 

 
 

RREECCOOMMMMEENNDDAATTIIOONNSS    
FFOORR  IIMMPPLLEEMMEENNTTAATTIIOONN 

 

Plan implementation is the activation 
and realization of recommendations 
presented herein.  Methods to ensure 
implementation of the City of Waco 
Comprehensive Plan follow: 
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RReeccoommmmeennddaattiioonnss::  
 

Adopt an ordinance to mandate 
periodic updating of the Compre-
hensive Plan.  
 
Amend the City Zoning Ordinance 
document to incorporate the 
guidelines, proposals, and standards 
recommended within the Compre-
hensive Plan. 
 

Amend the City Subdivision Ordi-
nance text to implement the 
guidelines, proposals, and standards 
recommended within the Compre-
hensive Plan. 
 

Adopt review procedures to 
implement policies and guidelines 
not   incorporated into or addressed 
by current codes and ordinances. 
 

Prepare an annual report identifying 
new challenges, items for implemen-
tation, or items for further study; the 
City Plan Commission would 
prepare such a report with 
assistance from City staff. 
 

Develop the Capital Improvement 
Program with the City Plan 
Commission; schedule and initiate 
programs recommended in this 
Comprehensive Plan. 
 

Evaluate the feasibility of developing 
an impact fee ordinance (as 
prescribed by the Texas Local 
Government Code) to assist in the 
financing of capital expenditures 
(especially roadways) due to new 
development. 

 

Establish a regular, proactive 
program of planning and 
coordination with the MPO and 
TxDOT for transportation and 
roadway planning, funding, and 
construction.  

 
Provide to the City Council, the City 
Plan Commission, City Staff and 
citizens educational seminars 
relating to planning and zoning 
procedures. 
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