WOODBRIDG

78

MURPHY RD

TO BRECKENRIDGE
PARK

E
NK
BU

R
R
LL
HI

MILES RD

MERRITT RD

SACHSE RD

D

TO FIREWHEEL

NT GEORGE BUSH TU
PRESIDE
RNPIK
E

A C OM PR EH EN SIV E P LA N | MATO
RC
H 2017
ROWLETT

N

0

S

Sachse Trail & Pedestrain Connectivity

S

ACKNOWLEDGMENTS
CITY COUNCIL

EDC BOARD OF DIRECTORS

Mike Felix, Mayor
Charlie Ross, Mayor Pro Tem
Bill Adams
Jeff Bickerstaff
Brett Franks
Cullen King
Paul Watkins

Spencer Hauenstein, President
Mike VanBuskirk, Vice President
Jeff Bickerstaff, Council Liaison
Marcia Harris-Daniel
Karlos McGhee
Lyndsey Rhode
Niloufer Watkins

CITY OF SACHSE

COMPREHENSIVE PLAN ADVISORY COMMITTEE (CPAC)

Gina Nash, City Manager
Dusty McAfee, Community Development Director
Greg Peters, Director of Public Works + Engineering
Lance Whitworth, Director of Parks + Recreation
Michelle Lewis Sirianni, City Secretary
Charlotte Youngblood, Community Development Technician
Billy Ho, Environmental Health Specialist
PLANNING + ZONING COMMISSION
Scott Everett, Chairman
David Hock, Vice Chairman
Scott Ohman
Louie Carter
Chance Lindsey
Wendy Stewart
Fernando Gutierrez
Bill Adams, City Council Liaison
SACHSE ECONOMIC DEVELOPMENT CORPORATION

Ed Brown
Lindsay Buhler
CW Butch Cernosek
Norman Hall
David Hock
Tricia Lindsey
Jeanie Marten
Paul Pakebusch
Charles Smith
Niloufer Watkins
CITY OF SACHSE RESIDENTS AND STAKEHOLDERS

CONSULTANT TEAM
GATEWAY PLANNING
Scott Polikov, FAICP, Project Manager
Kelsey Berry, Deputy Project Manager
Brad Lonberger, LEED AP
Rob Parsons, AICP
Guang Ai
Blake Young
CATALYST COMMERCIAL
Jason Claunch
Reid Cleeter
VERDUNITY
Mikel Wilkins, P.E.
Kevin Shepherd
LIVABLE PLANS + CODES
Jayashree Narayana, AICP
LA TERRA STUDIO
Brad Moulton, ASLA
Robert Cunningham, ASLA
CIVICBRAND
Ryan Short

Leslyn Blake, CEO

Edited by: Tammy VanBuskirk (Library)

3

THIS PAGE INTENTIONALLY LEFT BLANK

S

TABLE OF CONTENTS
I.

AN AUTHENTIC FUTURE................................................................................................7
The Details Matter to the Community..................................................................................9		
Outcome-Driven Scenarios for Decision-Making................................................................9
Comprehensive Implementation..........................................................................................10

II.

CATALYTIC AREAS..........................................................................................................17

Catalytic Areas....................................................................................................................19
PGBT Area..........................................................................................................................20
		 Retail-Oriented Scenario...............................................................................................20
		 Campus Commercial Scenario.....................................................................................21
		 Traditional Retail + Medical Scenario............................................................................24
Industrial/Ranch Road Area................................................................................................25
		
Neighborhood Concept 1..............................................................................................25
		 Neighborhood Concept 2..............................................................................................28
Old Town.............................................................................................................................29
		 5th Street Improvements...............................................................................................32
IV.

V.

PUBLIC ENGAGEMENT..................................................................................................11
Brand Reinforcement..........................................................................................................13
Stakeholder Interviews........................................................................................................13
Town Hall Meetings.............................................................................................................14
Comprehensive Plan Advisory Committee (CPAC).............................................................14
Online Surveys....................................................................................................................15

III.

		 Industrial/Ranch Road - Neighborhood Scenarios 1 + 2...............................................40
		 Old Town.......................................................................................................................41
Merchandising Strategies to Realize the Preferred Scenarios............................................42

MARKET CONTEXT.........................................................................................................33

Market Context + Development Potential Analysis.............................................................35
		 Local Assets Set the Stage to Capture Regional Opportunity.......................................35
Market Conditions...............................................................................................................36
Consumer Characteristics...................................................................................................36
Opportunity to Harness Demand.........................................................................................36
Catalytic Area Analysis........................................................................................................37
		 PGBT: Retail-Oriented Scenario...................................................................................37
		 PGBT: Campus Commercial Scenario..........................................................................38
		 PGBT: Traditional Retail + Medical Scenario................................................................39
		 Phasing + Activation......................................................................................................40

BUILD-OUT FISCAL IMPACTS.......................................................................................43
Setting Up the Analytical Framework for Decision-Making..................................................45
Conclusions + Summary.....................................................................................................51

VI.

FUTURE LAND USE PLAN..............................................................................................55

Existing Land Use...............................................................................................................55
Revised Future Land Use Recommendations.....................................................................56
		 Southeast Quadrant......................................................................................................57
		 Miles Road Infill.............................................................................................................57
		 Zoning + FLUP Relationship.........................................................................................57
Turnpike Commercial..........................................................................................................58
Turnpike Mixed-Use............................................................................................................60
Single Family Urban Residential.........................................................................................61
Neighborhood Retail Mixed-Use.........................................................................................62
Old Town Mixed-Use...........................................................................................................63
VII.

PARKS, TRAILS + OPEN SPACE...................................................................................65

Recommendations..............................................................................................................67
		 Sidewalks......................................................................................................................67
		Trails..............................................................................................................................69
		 Landfill Site....................................................................................................................69
		 Muddy Creek.................................................................................................................69
		 Soil Conservation Lakes Opportunities.........................................................................69
		 Facilities Assessments..................................................................................................69
		 Establishment of a Community Development Corporation...........................................69
		 New Development.........................................................................................................70
Catalytic Areas....................................................................................................................70
VIII. MASTER THOROUGHFARE PLAN................................................................................71
Recommendations..............................................................................................................72
		 Sable Hills.....................................................................................................................72

5

		
		
		
		
IX.

Streetscape Program....................................................................................................72
CIP Program Road Reconstruction...............................................................................72
Non-Conforming Existing Streets..................................................................................72
Light Rail Transit...........................................................................................................72

UTILITIES + INFRASTRUCTURE...................................................................................73

PGBT Area..........................................................................................................................73
		 Stormwater....................................................................................................................73
		 Utilities...........................................................................................................................73
		 Streets...........................................................................................................................73
Industrial/Ranch Road Area................................................................................................73
		 Stormwater....................................................................................................................73
		 Streets...........................................................................................................................73
Old Town.............................................................................................................................73
		 Stormwater....................................................................................................................73
Recommendations..............................................................................................................74
		 CIP Program..................................................................................................................74
		 Stormwater Management Program...............................................................................74
X.

IMPLEMENTATION...........................................................................................................75

Overall Citywide Priorities...................................................................................................77
		 SH 78 Corridor..............................................................................................................77
		 Northern and Southern Gateways.................................................................................78
		 Central Corridor Section................................................................................................78
		 Merritt Road Corridor.....................................................................................................79
Neighborhood Integrity + Housing Policy............................................................................79
		 Health Services.............................................................................................................83
A Revised Zoning Framework.............................................................................................84
		 PGBT Corridor...............................................................................................................84
		 Old Town.......................................................................................................................85
		 Overall Zoning Ordinance Amendments.......................................................................86
City Management + Governance Structure.........................................................................87
		 Implementation + Fiscal Integrity..................................................................................87
		 Key Criteria + Performance Project Matrix....................................................................87
XI.

APPENDIX.........................................................................................................................93
Survey Questions + Responses..........................................................................................95
The Historical Context.........................................................................................................109
Overall Demographics.........................................................................................................111

6

AN AUTHENTIC
FUTURE
U

Plan Sachse represents a new approach to comprehensive planning. This Plan translates the community’s vision into realizable and actionable
items that can support investments and sustainable placemaking within the community. This Plan embodies the Sachse community’s vision and
long-term goals to reinforce the authentic reinvention of neighborhoods and quality tax base. This section introduces the authenticity that emerged
through the engagement process as well as the catalytic concepts crafted based on this expansive community feedback.

S

AN AUTHENTIC FUTURE
Plan Sachse represents a new approach to comprehensive planning.
The Plan establishes a vision for Sachse that will be immediately
translatable to real projects, investments and sustainable place
making. The Plan not only embodies the excitement of the Sachse
community, it also speaks to Sachse’s place within North Texas.
THE DETAILS MATTER TO THE COMMUNITY
Unlike most comprehensive plans, the Plan Sachse planning process
related the community’s vision to create a market-feasible plan that
reflects the community’s specific goals and serves as a marketing
tool for the City to obtain the type and quality of development it wants
within the context of the community’s preferences.
The 2016 Strategic Plan adopted by the City Council at the onset of
this Initiative identified the key indicators for change and advancement
in the Sachse community. These indicators included enhancing
infrastructure and design standards, Sachse’s development reputation,
uncovering partnership opportunities and implementing public
facility investments. Each of these indicators—factors in crafting a
“business plan” for the city—is a significant guiding component of the
comprehensive plan for sustained quality of life.
These strategic factors—while bold—build on the prior planning work
that has been undertaken the last two decades. Sachse’s current
comprehensive plan was undertaken in 2001, and much has changed
in the 15 years since it was adopted. Plan Sachse emboldens that
2001 vision by crafting catalytic development opportunities in the
remaining undeveloped places along PGBT and SH 78.
Plan Sachse is market-driven and infill-focused in order to
take advantage of the growing North Texas Region, which is
continuously evolving and expanding. Sachse can either ignore
that growth or harness it. This Plan and Initiative represents the
latter by focusing on key investment strategies and policies
for implementation. This is not to say the Plan abandons the
community’s focus on high quality development and regulatory

Community Planning and Design (Source: Gateway Planning)

expectations; but rather just the opposite, as the Plan builds on the
Community’s strong voice heard throughout the process — that it
wants Sachse to benefit from the amazing economic development
opportunities unfolding in this globally-driven region.
A data-driven initiative, this Plan provides the ability for the City
to harness growth opportunities with the remaining available
land in a way that maintains Sachse’s identity as a safe, residentfriendly community; and one that also captures high-quality
development in an increasingly competitive landscape. In that
context, Plan Sachse provides a sustainable budget target over
time for community reinvestment. This tool is based on fiscal model

scenarios created using the build-out of the remaining available land
and with consideration of priority infrastructure investment initiatives
coordinated with the City Staff during the process.
OUTCOME-DRIVEN SCENARIOS FOR DECISION MAKING
In terms of the development scenarios, Plan Sachse holistically
analyzes the remaining undeveloped parcels to create a sustainable
future tax base. These remaining development opportunities are
critical for Sachse’s long-term future not only in terms of financial
health, but also in reinforcing and supporting the community’s strong
neighborhood base. The large catalytic development sites were then
9

divided into three areas – PGBT, SH 78/Ranch Road “Industrial”
Tract, and Old Town.

specific capital improvement (CIP) analysis and budgeting, as well
as park and open space investments and activation.

Different scenarios were crafted for each of these sites and fed into
a financial model that will allow City Staff to project the long-term and
short-term budget impacts for development projects or investments
in the future. These impacts will then provide a better understanding
and decision-making process for establishing priority projects.

The resulting implementation policies and recommended action items
delineated in this Plan culminate a yearlong process that built on and
reinforced the Community’s vision. By creating a decision making
framework (rather than just a typical “aspirational” comprehensive plan),
the pertinent stakeholders and partners can be invited to participate
in comprehensive decision making, year in and year out, so that a
sustainable and fiscally responsible future for Sachse can be realized.

Each scenario was also tested through public Town Halls,
landowner and developer testing, Comprehensive Plan Advisory
Committee (CPAC) meetings, and City Council work sessions. It is
important to underscore that these catalytic areas are the largest
remaining undeveloped or influential areas in Sachse that could
see redevelopment in the near or long-term. Each site represents
a different aspect of the Sachse community’s vision—from the infill
neighborhood to the local destination to the commercial mixed-use
center—and the various impacts that could shape the community as
each of the catalytic area develops.
The catalytic areas and development concepts are not regulatory in
nature; nor do they dictate what uses would be required to develop on
the site. The concepts are illustrative and demonstrate a potential
option for redevelopment intended to support the Community’s
vision and landowner preferences in the context of the market
analysis undertaken for this initiative. That focus will ensure that the
fiscal model assessment is useful and meaningful for City investment
decisions and regulatory tool refinements needed to realize the choices
made in the future by the Citizens, City Staff, Boards and Commissions
and, ultimately, the City Council.
COMPREHENSIVE IMPLEMENTATION
In that context, the illustrative scenarios and resulting tax base/
budget analytics allow the citywide plans—the Future Land Use
Plan, the Master Thoroughfare Plan, and the Master Parks and Trails
Plan—to be modified and activated through investment of public and
private funds so that outcomes are related to comprehensive priority
setting and budgeting. In addition, these scenarios and resulting
analytics lay the groundwork for future rezoning, traffic analysis,
10

PUBLIC
ENGAGEMENT
U

This is the community’s plan. A comprehensive plan driven by local perspective, engagement and feedback is one that will be sustainable and
successful in the long-term. The public engagement process for Plan Sachse was not at only one moment of time during the initiative, but was
rather a transparent conversation throughout the project’s lifecycle. The conversations, ideas and themes that emerged during these conversations
are detailed in the following section and reflected in the entire Plan Sachse report itself.

S

PUBLIC ENGAGEMENT
Plan Sachse’s public engagement process encouraged the
community to get involved in the work plan and provide as much
feedback as possible in order to create a plan that truly reflects their
vision. The process built on the first stakeholder interviews and initial
Town Hall meeting, unfolding as a continuous and evolving process
that utilized several methods of communication and interaction over
the course of the year.
The initial stakeholder interviews and the Town Hall touched a wide
range of citizens. After this initial engagement, landowners from
each of the catalytic development areas were engaged to sit down
and talk through the initial development concepts. This enabled
Plan Sachse from the beginning to represent a more realistic and
integrated development perspective for the scenarios that were
eventually crafted for the three areas. The landowners remained
involved through multiple rounds of engagement to secure ongoing
feedback. At the same time, online surveys, detailed below, reached
other citizens to broaden the range of voices heard. Consultant team
members also participated in local community events, such as the
Red, White and Blue Blast in July 2016 to spread the word about Plan
Sachse. Finally, the City’s website and PlanSachse.com served as
information hubs for the process. Overall, the engagement process
reached well over 1,500 people.

consultant team set forward to identify a brand for the comprehensive
planning process that embraced Sachse’s unique character and
community culture. The Team began by understanding Sachse’s current
branding and marketing focus, which relied primarily on the community’s
German heritage with the ornate text and signage found throughout
the community. It is also reflected in the City’s history as a rail town
with the historical caboose located in Old Town. Community members
voiced mixed feelings about this current branding. Many thought it could
use some updating or refreshing to effectively embrace and embolden
Sachse’s regional perception as a “go to” destination in North Texas,
while others believed it was exactly what made Sachse unique.

The following subsections highlight key stakeholder feedback and
emerging strategies gleaned during the year-long process.

With the community’s preference for a refresh in mind, the consultant
team sought to find a new creative intersection between the old and the
new that embraces Sachse’s history and showcases this step forward
to a new future. Still embracing the German typography and the historic
caboose, the Plan Sachse brand emerged. In that context, imagery
was displayed on PlanSachse.com, the City’s website, presentations
and surveys throughout the life of the project. This emerging brand
statement provides a basis for refinement as next steps, reflecting the
community vision for major future investment in the community.

BRAND REINFORCEMENT

STAKEHOLDER INTERVIEWS

During interviews and the online survey period, citizens were asked
what three words defined or encapsulated Sachse? People provided
a variety of responses including “small town,” “family-friendly,” “safe,”
“bedroom community,” “growing,” and “country living.” These sentiments
were echoed throughout the public engagement process and in the
conversations surrounding the scenarios of potential development.

Initial stakeholder interviews and conversations took place April 27th
and 28th, 2016. The Plan Sachse Team met with approximately 120
individuals over a two day period who ranged from City Staff, local
business owners, land owners, developers, residents, church officials,
school district representatives, and realtors. These initial meetings
were intended to introduce Team members to local influencers, players
and decision-makers in order to develop an initial understanding of the
community and the overall community vision.

With a strong sense of the community’s perceived brand vision, the

Public Visioning Session (Source: Gateway Planning)

Community Town Hall Presentation (Source: Gateway Planning)
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Comments and feedback from the stakeholders were very diverse and
informative. Similar over-arching themes emerged early as each of the
sessions progressed. These themes set the foundation for the Team’s
work and as well as the considerations for the subsequent catalytic
development scenarios.

throughout the City that connect the neighborhoods and
potential retail/commercial amenities. Community members
expressed the desire to have a connected trail system that
allowed them to travel throughout the City without having to get
in their cars, including bike lanes or facilities for bicyclists.

The key ideas and themes that unfolded, while incredibly diverse
and across a spectrum of topics, included the following:

6. Traffic and infrastructure improvements need to be done
before any future development comes into the City, especially
SH 78, Merritt Road, Miles Road, Pleasant Valley Road and
Woodbridge Parkway.

1. Improve and/or enhance the gateways into Sachse, especially
as people drive through from PGBT or SH 78. People driving
through the community are not motivated to stop and spend
money at restaurants in Sachse.
2. SH 78 needs to be redeveloped into a roadway that has
improved
pedestrian
and driving conditions.
Pedestrian
crossings “It would be nice to
at
key
intersections have a public area
should be strategically
implemented
so with “hip” restaurants
individuals can safely and places, maybe a
cross SH 78.

water feature for kids

3. PGBT
is
the
key
development opportunity to play in”
for the City and the
community. Development
- Sachse Citizen
in this area should focus
on retail/commercial and
office uses and serve as a destination for surrounding communities.
PGBT is the appropriate location for mixed-use residential and multifamily as it supports the ancillary types of development desired.
This development should be high quality and incorporate natural
amenities like the Watter’s Creek development has accomplished
in Allen, Texas, if possible.
4. The City needs more family-friendly entertainment venues,
like outdoor recreation facilities or sports complexes that are
adjacent to retail/restaurant destinations.
5. The City should create more trails and open space opportunities

14

7. The industrial zoned property along SH 78 and Ranch Road
should be developed with appropriately scaled transition housing
and retail/restaurants.
8. The City needs to put in place plans and initiatives that help
Sachse age gracefully and maintain the high quality of living
standards already in place.
9. Old Town should be revitalized to include local businesses and
small venues for public gatherings, like food truck parks or
farmer’s markets. Small infill housing and live/work units could be
appropriate along with improved streetscaping and open spaces.
10. Stakeholders stated they believed Sachse is viewed as only a
“bedroom community” that is “safe” and “emerging,” but want it
to be viewed as “upscale” and as a high-quality destination in
the future.
TOWN HALL MEETINGS
Town Hall meetings were held for public feedback in May and October
of 2016. The consultant team opened up with presentations to provide
the Sachse community an opportunity to provide input and feedback
on Plan elements, priorities and their own vision for the future.
The first Town Hall meeting included participants sitting around
tables with maps to identify what they liked in the City and the
region. The feedback reflected several of the themes heard during
the stakeholder interviews, including:
1. Sachse’s location in the region is an ideal characteristic
for many residents because it is close to Dallas, Plano and

Richardson but still has the small town feel.
2. There is a low crime rate in the community.
3. Sachse’s high quality school districts and access to good
schools is a big attractor for local residents and future residents.
4. The region is very rich and attractive, setting the stage for
better development potential.
5. The PGBT area deserves high quality development.
6. The City should embrace mixed-use, higher density projects
with walkability and connectivity, including more trail and
cycling connections.
7. The City should support reinvestment and provide incentives
for redevelopment of the Old Town area.
COMPREHENSIVE PLAN ADVISORY COMMITTEE (CPAC)
Representing broadly the Community’s leadership, the
Comprehensive Plan Advisory Committee (CPAC) supported this
Initiative by validating and refining the key elements of the plan. The
CPAC met three times between September and December 2016.
These sessions served as an opportunity to test the scenarios and
policy recommendations. Similar to the feedback received from the
focus groups and Town Hall meetings, key themes arose including:
1. The development scenarios should reflect high quality
development expectations.
2. Multifamily should not be taken off the table when considering
future development.
3. Sachse needs to distinguish itself from Garland and Wylie, so
instead of a drive through community it is a destination.
4. Trails should permeate the entire City and provide great access
to Old Town.
5. PGBT cannot develop in a traditional manner; PGBT provides
Sachse’s moment to stand out in the region.
6. Sachse should undertake a branding initiative to really craft a
brand that reflects the community’s evolution and be represented
in each of the catalytic areas through the City.

7. Old Town needs to encourage live/work developments and
other similar infill strategies.
ONLINE SURVEYS
In addition to serving as the information portal for the initiative,
PlanSachse.com facilitated the online surveys to garner more
feedback and insight from a larger group of citizens and stakeholders.
Online surveys were posted regularly from May to October 2016.
Each survey focused on a variety of topics with a different emphasis
each time. The surveys were advertised on Facebook, the City’s
website and during community presentations to encourage broad
participation. Between 250 and 330 people participated in each
survey allowing the Plan Sachse team to reach a large group of
Sachse stakeholders. Detailed survey results are provided in the
appendices of this plan.

From Top Left to Bottom Right: Red, White and Blue Blast festival public engagement; CPAC presentation and discussion; City Council Work Session and
Presentation; and PGBT Landowner Session (Source: Gateway Planning)
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CATALYTIC
AREAS
U

Sachse’s remaining developable land plays a key role in the City’s future. The catalytic areas identified in this Plan as Catalytic Areas are the
largest remaining developable areas in the community. The scenarios are a result of the extensive and transparent community engagement and
market research process. These concepts are purely conceptual and are not intended to serve as a formal site plan for any of the respective
areas or imply that it is what needs to or what should develop at those specific locations. These concepts helped shape the big picture for policy
and redevelopment recommendations.

S

CATALYTIC AREAS
MCC REARY
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PGBT AREA

PGBT - RETAIL ORIENTED

The PGBT Area represents approximately 540 acres of undeveloped
land straddling the tollway from approximately Miles Road on the
West and Merritt Road on the East.
Retail-Oriented Scenario
The first concept for the PGBT catalytic area reflects a development
build-out that is retail-oriented with urban residential integrated
throughout. The concept includes the undeveloped land north and
south of PGBT, east of Miles Road, west of Merritt Road and south
of Hudson Drive. Existing buildings are shown in gray and proposed
new buildings are in orange.
Throughout stakeholder feedback and developer testing, one of the
significant statements made in regards to the lack of development in
the area already was related to the lack of infrastructure and utilities
on that site. With infrastructure investments planned, several key
enhancements were made in this concept. The Bunker Hill extension
from Miles Road to Merritt Road will serve as primary access through
the site. The proposed large water feature amenity helps mitigate
stormwater and retention/detention issues as well as provides an
active open space with trail connectivity and outdoor dining at several
restaurants that line the amenity.
South of PGBT more retail and flex office spaces follow the Pleasant
Valley Road extension and realignment. Urban residential options
are integrated throughout the concept to provide a transition to the
surrounding neighborhoods and existing businesses.
The yellow areas shown on the map depict potential single family
medium density or residential neighborhoods that serve as a
transition to the surrounding existing uses.

The catalytic scenario conceptual plans and renderings in Plan Sachse are purely
illustrative and are not intended to serve as a formal site plan for the respective areas.
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PGBT - CAMPUS COMMERCIAL

Campus Commercial Scenario
The second concept for the PGBT catalytic area reflects a denser,
office-oriented concept with Class A and Class B office uses
complemented by urban residential and retail uses both north and
south of PGBT. This type of plan would take a longer period of time
to develop, but is designed to attract potential corporate users. Small
townhome and urban residential uses transition to the surrounding
neighborhoods. The water feature amenity is shown again but in
a more condensed format with the option for outdoor dining and
restaurants remaining. Trail connectivity to Heritage Park to the north
extends to the new office spaces and throughout the neighborhoods.
Additionally, ancillary retail development is anticipated throughout
the site. The Bunker Hill extension through the site is also proposed
for this concept, as well as the Pleasant Valley Road extension
and realignment south of PGBT. These improvements would help
mitigate traffic flow and access for the office and retail spaces.
The yellow areas shown on the map depict potential single family
medium density or residential neighborhoods that serve as a
transition to the surrounding existing uses.

The catalytic scenario conceptual plans and renderings in Plan Sachse are purely
illustrative and are not intended to serve as a formal site plan for the respective areas.

G
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COMMERCIAL
CORRIDOR +
COMMUNITY SPACES
The adjacent image shows a full build-out of the Campus Commercial
scenario with Class A and Class B office spaces surrounding a unique
water feature with restaurants, plazas, parklets, trail connections and
outdoor dining. Hospitality and retail uses could also be integrated
with the office uses to create a true mixed-use environment.
Structured, on-street and surface parking would serve the needs of
the site, while the Bunker Hill roadway extension and Heritage Park
trail connection ensures enhanced pedestrian and neighborhood
connectivity. This development pattern continues south of PGBT with
ancillary office, multifamily and retail spaces.

PGBT EXISTING CONDITION
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WATER AMENITY + PUBLIC PLAZA

BUNKER HILL RD

A detailed depiction of how green infrastructure improvements could be utilized as public and
open space amenities in a more urban environment.
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Traditional Retail + Medical Scenario

PGBT - TRADITIONAL RETAIL + MEDICAL

Landowner and developer driven, this concept shows a build-out
for PGBT that is a more traditional retail format with extensive
medical uses along Miles Road. Additionally, this concept does not
show any multi-family, but single-family neighborhoods with cottage
courts, zero lot lines, townhomes or quad-plexes. The water feature
and amenity is also not presented in this concept. An entertainment
facility and regional destination is also included in this concept
that reinforces the community’s desire for this area to become a
destination in the region.
The yellow areas shown on the map depict potential single family
medium density or residential neighborhoods that serve as a transition
to the surrounding existing uses.
It is important to note that the medical uses shown in this concept
could also be integrated into the other two concepts presented
in this Plan. Importantly, community support for medical uses was
voiced strongly on many occasions.

The catalytic scenario conceptual plans and renderings in Plan Sachse are purely
illustrative and are not intended to serve as a formal site plan for the respective areas.
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NEIGHBORHOOD SCENARIO 1

INDUSTRIAL/RANCH ROAD AREA
Located at the north reaches of SH 78 adjacent to Woodbridge on
Ranch Road, this approximately 80 acre area has been designated as
“Industrial.” Indeed, a small light industrial/commercial enclave operates
with important local businesses at the southwest side of the area; but it
is agreed by virtually anyone viewing the area through a realistic market
perspective that additional light industrial uses would not be viable.
Zoned industrial/commercial, the area has also been considered for
significant retail uses. Challenges of visibility and the perceived barrier
of the railroad renders this area with limited retail potential.
The open space amenities and trails presented in these concepts
take advantage of the site’s significant floodplain and allow the City
to work with future developers on needed drainage improvements
between the catalytic area and the industrial tract to the south as well
as along the railroad tracks in terms of maximizing uses and overall
development potential. The infrastructure needs can then translate
into open space amenities.
Neighborhood Concept 1 Scenario
Accordingly, this tract along SH 78 and Ranch Road is a unique
opportunity to integrate more neighborhood amenities and continue
the neighborhood vision. Open space and recreation amenities are
integrated throughout the concept with respect to the floodplain to the
south of the site. Trail connections to the existing neighborhood to the
west along with the newly constructed senior center provide access to
existing neighborhoods and reinforce high quality development.

The catalytic scenario conceptual plans and renderings in Plan Sachse are purely
illustrative and are not intended to serve as a formal site plan for the respective areas.

G

The site’s topography and proximity to the railroad do not make it a
prime location for retail uses, but the corner of Ranch Road and SH
78 could be preserved for neighborhood-serving retail uses. Single
family homes line the integrated park and open space at the center,
which also serves as a retention pond when needed. Smaller single
family lots are also integrated along Ranch Road and heading towards
the park, while some smaller scale urban residential development
could be developed around the hard corner and along the rail.
25

NEIGHBORHOOD
PARKS + TRAILS
INTEGRATION
The adjacent image depicts park and open space integration into a
complete build-out for the Industrial/Ranch Road Area. This scenario
shows open space and recreation utilization as a detention pond
when needed to mitigate stormwater needs on the site. Additionally,
urban residential uses along the eastern side of the site serve as a
transition from the railroad to the single family neighborhood and
park uses. The trail system should be connected to the existing trail
infrastructure surrounding the site as well.

INDUSTRIAL/RANCH ROAD AREA EXISTING CONDITIONS
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PARKS + OPEN SPACE

SH

78

G
A detailed depiction of how park and open space uses could be better integrated into neighborhood development.
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Neighborhood Concept 2 Scenario

NEIGHBORHOOD SCENARIO 2

A more dense option for the Industrial-zoned site along SH 78
and Ranch Road, this concept depicts some small-scale urban
residential along the railroad serving as a buffer between it and
the surrounding neighborhoods. Single family homes extend to the
adjoining existing neighborhoods and trail connectivity is integrated
throughout the site. The floodplain to the south is transformed into a
detention pond and water feature amenity with the option for more
trails and open spaces throughout, which reinforces the option to
utilize the floodplain and drainage needs as community spaces.
The trail connections permeate throughout the site and connect to the
park at the end of the cul-de-sac in the existing neighborhood, as well
as into the assisted living development currently under construction
along Ranch Road. These connections reinforce the stakeholders’
vision and expressed desire for increased trail connectivity options and
access to more open spaces and parks through the neighborhoods.

The catalytic scenario conceptual plans and renderings in Plan Sachse are purely
illustrative and are not intended to serve as a formal site plan for the respective areas.
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OLD TOWN

Old Town Scenario
The “Heart of Sachse,” also viewed as the community’s downtown,
Old Town offers a substantial opportunity for infill redevelopment
and revitalization. Extending beyond the perceived boundaries of
Old Town under the prior comprehensive plan, this concept reinforces
connectivity and open space along with roadway improvements within
and across SH 78.
Community input reinforced the need for pedestrian-friendly streets
and amenities throughout the Old Town area that connected not only
to the other catalytic sites but to the regional trail system as well.
The proposed plaza and woonerf—a walkable corridor—shown at
the center of Old Town provides a central destination in the area
where restaurants, retail uses, small professional offices and a
broad range of residences can be incorporated into a walkable
community context. Additionally, infill residential options are
encouraged in order to broaden the housing choices available in Old
Town and in the neighborhood.
The concept also assumes a repurposing of the floodplain into
usable open space. This enhancement allows for an integration of
those new spaces into the existing neighborhood fabric to allow for
quality, transitional infill development.
The 5th Street improvements currently underway by the City and
the County (see page 32) provide an opportunity for the proposed
redevelopment to create a small entertainment and downtown district
that reinforces the quality of life of Sachse’s citizens. Townhomes
and live/work units could be developed on some of the remaining
larger parcels and transition into the neighborhoods to allow a
continuous frontage along 5th Street.

The catalytic scenario conceptual plans and renderings in Plan Sachse are purely
illustrative and are not intended to serve as a formal site plan for the respective areas.

G

Pedestrian-focused enhancements extend throughout Old Town
east and west of SH 78 into the neighborhoods around the church
and historical caboose. Infill development should be encouraged and
extended into these west side neighborhoods as well.

29

THE HEART OF
SACHSE
The adjacent image shows an Old Town build-out with the 5th
Street improvements completed and the pedestrian plaza, mixeduse development anchoring the downtown. The infill development
into the existing neighborhood fabric preserves the homes that are
already there, as well as provides better connectivity and amenity
options for residents. The retention/detention pond also serves as a
water feature and open space amenity for the community.

OLD TOWN EXISTING CONDITIONS
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PEDESTRIAN ENHANCEMENTS
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Detailed depiction of Old Town with infill neighborhood development, open space integration and the mixed-use
pedestrian plaza with restaurants, urban residential, retail and office uses.
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5TH STREET
IMPROVEMENTS
The recommended 5th Street improvements reflect discussions
with the City and Dallas County to ensure that investments made to
infrastructure and roadways within Old Town support the visions and
goals set forth through this Initiative and provide a roadway network
that supports pedestrian-oriented development. The adjacent crosssection and plan view below show the recommendations for these
improvements through Old Town.

5TH STREET TYPICAL CROSS-SECTION

5TH STREET TYPICAL PLAN VIEW

Proposed

9’
Sidewalk

6’
Tree
Well

8’

11’

11’

11’

11’

8’

Parking Travel Lane Travel Lane Travel Lane Travel LaneParking
90’ Right-of-Way

5th Street Typical
90’ to
Right-of-Way
(From Billingsley St.
100’ Short of Roundabout)
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CONTEXT
U

A meaningful undertaking of Sachse’s local and regional demand, along with its market drivers, must be implemented in order to truly understand
Sachse’s potential in terms of long-term and short-term development. Because Sachse’s future fiscal health and quality of life are tied to the three
catalytic development areas offering remaining development and redevelopment opportunities, influencing the interplay of the regional market
and the local market is fundamental.

S

MARKET CONTEXT
MARKET CONTEXT + DEVELOPMENT POTENTIAL ANALYSIS

SACHSE PRIMARY TRADE AREA

In addition to the community’s vision and focus, any meaningful
understanding of the catalytic opportunities for Sachse’s future
requires viewing those opportunities through the proverbial lens
of the Dallas/Fort Worth Region. Because Sachse’s future fiscal
health and quality of life are tied to the three geographic areas
offering significant remaining development and redevelopment
potential, influencing the interplay of the regional market and
local market is fundamental to the utility of Plan Sachse.
This section provides a more detailed market-sensitive pathway for
harnessing that development by analyzing the market potential of
each of the respective catalytic area scenarios. Because Sachse
is not an “island,” a detailed look at the characteristics of Sachse’s
regional neighbors influencing the development potential of the
catalytic area scenarios is provided in the appendices of this Plan.
The region is the fourth largest metropolitan area in the United States1
and is expected to grow by 19% from 6.8 million in 2010 to over
7.6 million by 20202. As North Texas continues to grow, Sachse will
continue to experience housing and commercial pressures. The area
has a strong diversified economy that facilitates this expansive growth.
Economic success in the region can be attributed to many factors,
including:

Project Trade Area, 5.5 Mile Radius Ring and 13 Minute Drive Time from Downtown Sachse

Diverse industry hubs – DFW is a center for commerce,
aerospace manufacturing, telecommunications development,
and materials engineering, among many other industries.

•

Business-friendly policies and climate in Texas

•

•

Mobility – DFW International Airport and a well-connected
freeway web encourage businesses to locate headquarters and
distribution centers in the metro area.

Local Assets Set the Stage to Capture Regional Opportunity

•

1
2

Qualified workforce pool, of which many have moved to the
area for increased opportunities.

In this regional context, Sachse has important attributes that make

the City unique and competitive within the regional market. Those
attributes include:
•
•

Sachse has substantial existing infrastructure including two
major regional thoroughfares, SH 78 and PGBT.
The street network provides good mobility and accessibility into
Sachse from neighboring markets. SH 78 serves as a regional

US Census Bureau
STI PopStats
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gateway from Garland to the south and Wylie to the north. PGBT
connects Garland and Rowlett to Sachse. Murphy Road is a
primary arterial that brings traffic from Richardson, Plano, and
Murphy into the City.
•

Sachse has a strong consumer base and quality housing stock.

•

Residents reflected a strong sense of community and pride.

•

Sachse is served by two quality school districts, Garland ISD in
Dallas County and Wylie ISD in Collin County. Both districts have
campuses located in the City of Sachse, which fosters community.

•

Sachse has a large base of regional employers in the vicinity.
Over 1.6 million workers are located within a 30-minute commute
(including Sachse) of the district3.

MARKET CONDITIONS
In 2015 prior to this initiative, consultant team member, Catalyst,
identified the primary retail trade area for the City of Sachse using
customer intercepts from existing retail areas within Sachse. The
Sachse primary trade area (PTA) in equated to a 5.5-mile ring, or
13-minute drive time. These geographies include approximately
65% of consumers, which is a industry norm for determining a
trade area. This shows that the Sachse PTA includes portions of
northern Garland, the northern portion of Rowlett, eastern areas of
Richardson, east Plano, and a majority of Murphy, and Wylie.
The Sachse PTA contains over 73,745 households, with a
population of 224,1484. The 2015 median household income in the
Sachse PTA is $79,970. This creates a total Purchasing Power of
$17.9 billion, or a net demand for over 59 million square feet of
potential retail demand.
While the PTA contains over $17 billion of purchasing power, a large
bulk of the demand is already absorbed by adjacent cities that share
the same customer base. Sachse only has 504,000 square feet of retail
as of 2016. However, retail conditions are strong with vacancy at only

3
4

Richardson Economic Development Partnership
STI PopStats
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usually in their 20s or 30s with children of all ages, in white-collar
management or sales positions and live traditional middle-class
lives regardless of educational attainment. Annual income is
between $50,000 and $60,000.
4. 4.5% are married-with-children lifestyles. The parents tend to be
in their 30s, and the children tend to be under 17 but in the higher
teens. They make $50,000-$60,000 per year and are likely to
spend on activities and events for their children.
5. 4.3% of the PTA have college-educated married couples with
median annual incomes of $70,000-$80,000. Comfortable
financially, these families often work in management and
professional positions and do not have many children.
Historic Retail Velocity (Source: CoStar)

3%, which is at a historically low level. According to Costar, a real estate
analytic and marketing company, there has traditionally been 16,083
square feet of annual retail absorption, while the market demand still
shows capacity for up to 1 million square feet of unmet retail demand.

6. 4.1% are single people in their 20’s and low-30’s without children.
These individuals are college educated and work in white-collar
management and professional occupations earning incomes in
the $50,000’s and $60,000’s.
7. 4.1% are primarily married 30-year-olds earning $50,000 and
$60,000 with no children.

CONSUMER CHARACTERISTICS

OPPORTUNITY TO HARNESS DEMAND

The consultant team undertook a psychographic analysis to provide
further context for the Sachse PTA. Psychographics provide nuanced
insight into an area’s population base by combining demographic
characteristics with consumer preferences and spending patterns.
Listed are the top seven psychographic neighborhood categories for
the Sachse PTA:

Sachse offers a substantial retail base in a high quality suburban
context. In recent years, Sachse has benefited from major
investments, such as the Woodbridge retail corners at SH 78 and
Woodbridge Parkway, the Kroger commercial development and
substantial residential housing stock, as well as the PGBT sewer
infrastructure improvements currently underway. While market
demand is substantial, the potential of Sachse’s fiscal health faces
several fundamental risks. First and foremost, although market
demand for alternate uses is substantial, Sachse’s fiscal health
still is dependent on traditional single family residential that will
be difficult to maintain at existing levels. Second, the landowners
and potential developers within the scenario areas and City must
be committed to harness quality uses, which may be more difficult to
attract than traditional uses and more importantly have the fortitude
to reject uses which do not align with the long-term strategy.

1. 23.9% of PTA are young married couples that make $50,000$60,000 per year in predominately white-collar positions. These
couples tend to have young children and middle-class comforts.
2. 7.5% are young, urban neighborhoods earning incomes in the
$70,000 to $80,000 range. These are mostly college-educated
earners with an above average number of children below the
age of six.
3. 7.1% of the Sachse PTA is comprised of married couples,

While there have been many attempts by private developers to
catalyze parts of the PGBT scenario area, the costs of infrastructure,
timing, existing conditions and other constraints have precluded any
development activity. In addition, Old Town has lacked a stronger
vision which has resulted in conflicting uses and lower land values.
Today these areas provide an exciting canvas at valuable locations
to build upon for generations to come.

PGBT: RETAIL ORIENTED SCENARIO USE CONCEPT
Concept Summary

3
5

CATALYTIC AREA ANALYSIS

4

Retail Oriented Scenario
9

The proposed PGBT Retail Oriented Scenario is primarily retail with
mixed-use, and over 450,000 square feet of retail. With only 504,000
square feet of existing retail in Sachse, this scenario would almost
double Sachse’s existing retail base, however, this is a conservative
application of existing market demand. Aggregating this scenario with
the proposed retail in Old Town and the Industrial/Ranch Road Area
only assumes 58% absorption of current existing retail demand.
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Water Amenity + Feature
Destination Restaurants
Detention Open Space
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Single Family Neighborhood
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Movie Theater
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Use Type

SF

Liner Retail/Pad

50,000 SF

180,000 SF

Restaurant

40,000 SF

90,000 SF

Junior Anchor

60,000 SF

Movie Theater

35,000 SF

Flex Space

90-120,000 SF

Pharmacy/Convenience

20,000 SF

Small Office

60,000 SF

Gas/Convenience

8,000 SF

Multifamily

800 - 1000 Units

Hotel (2)

120 key

Single Family

80 - 100 Units

Major Anchor
Sachse
Springs | Sachse, Texas
Anchor

The single family demand across this scenario, Old Town and the
Industrial Area only utilize 49% of the supportable single-family demand
May
2016
based on annual demands. Assuming a 20-year analysis horizon,
this
only factors in 2-3% of the total supportable single family within the
20-year timeframe. While single family is a small portion of this total
scenario square footage, housing within this scenario should be used
as a transitional buffer between the existing neighborhoods but also

15

18

The key to success for this scenario would be to secure strong,
big-box destination retail to anchor both Miles and Merritt Road.
The plan must be flexible enough to allow for quality incremental
retail to reinforce the planned scenario and create initial retail gravity.
Today, the existing retail in the region is predominately commodity
based retail. To create quality mixed-use places, it will be critical to
transform the PGBT area to a more experiential-based place. As the
market and district matures additional focus should be placed on highquality destination restaurants, high quality service retail, and lifestyle
retail that differentiates the merchandising from the region as uses
begin to in-fill within initial development to achieve the scenario vision.

2
18
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10
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15
16
17
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19
20
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activate the district into a complete neighborhood. Residential is a critical
factor when creating experiential districts. While residential should
complement existing neighborhoods, the product range within the
scenario should include a broad range of high-quality housing options,
including denser townhomes, small-lot patio homes and condo’s to build
scale and reinforce the scenario area as a nuanced separate district.

PGBT: CAMPUS COMMERCIAL SCENARIO USE CONCEPT
Concept Summary

5
4

This scenario proposes up to 1,000 units of urban residential. The
current market demand shows capacity for over 250 market units
per year, which is sufficient to support urban residential within the
scenario area. Assuming full build-out of all urban residential across
all scenarios, this utilizes only 34% of the estimated 20-year capacity.
Urban residential should be high quality and be used to support a
higher density of mixed-use. This program also includes 60,000
square feet of small office, which is in range of the 9,000 supportable
small office demand in Sachse, even factoring in the additional 11,700
square feet of small office planned in the Old Town scenario.
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This scenario also shows a large common greenbelt/park as a central
focus feature. The greenbelt functions both as a common drainage
facility to address regional drainage issues but also as a quality of
life element as it extends the existing park facilities, creates the
ability to extend multi-modal options as an extension of the regional
trail system, while creating a differentiated amenity to attract high
quality uses such as destination restaurants and offices, and again
reinforcing the experiential district.

G

5

Retail
Use Type
SF
Employment
Center
/
Mixed
Use
|
Sachse,
Texas
The table on the previous page shows approximate units and square

100 - 125,000 SF

Destination Restaurants

50,000 SF

Class A Office

180 - 200,000 SF

Hotel

75,000 SF

Class B Office

350,000 SF

Townhomes

125 Units

October 2016

Campus Commercial Scenario

Flex Space

80 - 120,000 SF

The PGBT Campus Commercial scenario assumes the lowest amount
of retail of the three scenarios. This scenario includes over 345,000

Multifamily

800 Units

Mixed-Use/Multifamily

NA
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Water Amenity + Feature
Destination Restaurants
Detention Open Space
Community Park
Single Family Neighborhood
Hotel
Flex Space
Multifamily
Mixed-Use/Multifamily
Retail
Class A Ofﬁce
Class B Ofﬁce
Townhomes

11

The northern sector of PGBT at Miles and Merritt Road are anchored
by major retail anchors with supporting sub-anchors, and retail
entertainment. Miles, as shown in this scenario, is more communityoriented to take advantage of the residential gravity to the north and
accessibility to the neighboring residential due to strong connectivity
via PGBT, while Merritt Road is shown oriented towards regional
retail uses and interconnected with urban residential and transitional
residential as it transitions to existing neighborhoods.

footages by use types for the scenario’s build-out.

1
2
3
4
5
6
7
8
9
10
11
12
13

square feet of retail. With only 504,000 square feet of existing retail, this
would still nearly double Sachse’s existing retail base. However, this
is a conservative application of existing market demand. Aggregating
this scenario with the proposed retail in Old Town and the Industrial
Area only assumes 45% absorption of existing retail.

PGBT: TRADITIONAL RETAIL + MEDICAL SCENARIO USE CONCEPT
Concept Summary
13
13

Additionally, this scenario shows approximately 200 single
family residential units as transitional to the surrounding existing
neighborhood fabrics. The single family demand across this scenario,
Old Town and the Industrial areas only utilize 59% of the supportable
single family demand based on annual demands. Assuming a 20year analysis horizon, this only factors in 4-5% of the total supportable
single family within the 20-year timeframe.

14
6

Traditional Retail + Medical Campus
The PGBT Scenario #3 has the greatest amount of retail of the three
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Fast Service Restaurant
Dine In Restaurant
Grocery
Pad Retail
Inline Retail
Jr. Anchor Retail
Anchor Retail
Entertainment Retail
Small Ofﬁce
Medium Ofﬁce
Medical, Athletic Services,
Assisted Living
Large Lot Single Family
Small Lot Single Family
Townhome
8-Plex House

9

10

5

10

9

14

In terms of attracting a greater concentration of Class A office,
additional drivers must be harnessed such as urban living options,
entertainment, and restaurants in order to create an “18 hour/7 daya-week” live, work and play environment. Nationally there has been
a shift in preferences of choice employees towards urban walkable
environments. The implications for Sachse are that to attract quality
office development within the PGBT area it will be crucial to create a
mixed-use environment that has quality housing, entertainment, and
restaurants that integrate quality public spaces in a deliberate way.

The table on the previous page shows approximate units and square
footages by use types for the scenario’s build-out.

8
8

2

This program also includes 1.7 million square feet of small office
with approximately 60,000 square feet in range of the 9,000 square
feet of supportable small office demand in Sachse, along with the
additional 11,700 square feet of small office planned in the Old Town
scenario. However, 1.7 million square feet of planned office is robust
compared to the existing minuscule base.

This scenario does include a more robust multifamily aggregation with
up to 1,150 units of urban residential. The current market demand
shows capacity for over 250 market units per year. Assuming full
build-out of all urban residential across all scenarios, this utilizes only
37% of the estimated 20 year capacity.
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Use Type

SF

Entertainment Retail

237,500 SF

26,400 SF
48,500 SF
51,900 SF
191,600 SF
64,000 SF
265,000 SF

Medium Office
Medical, Athletic Services, Assisted Living
Large Lot Single Family
Small Lot Single Family
Townhome
8-Plex House

100,000 SF
193,000 SF
390,000 SF
112 Units
91 Units
206 Units
32 Units

Traditional
Retail + Medical Center
| Sachse,Small
Texas
Office
Fast Service Restaurant
20,000 SF
January
2017
Dine
In Restaurant

Grocery
Pad Retail
Inline Retail
Jr. Anchor Retail
Anchor Retail
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scenarios. Scenario #3 includes over 904,000 square feet of retail.
This scenario would take full advantage of existing capacity for retail
demand. Aggregating this scenario with the proposed retail in Old
Town and the Industrial Area absorbs over 100% of existing retail
demand today.
This scenario includes a modest 409 units of single family. The single
family demand across this scenario, Old Town and the Industrial
Area only utilize 80% of annual supportable single-family demand.
Assuming a 20-year analysis horizon, this only factors in 4% of the
total supportable single family within the 20 year timeframe.
This program includes 293,000 square feet of small office. The
proposed office is substantially less that the proposed 1.7 million
square feet of planned office in the PGBT Scenario #2, but is still
robust compared to the existing office base in this submarket today.
This scenario only includes 32 units of urban residential, utilizing the
least amount of total urban residential. This is done intentionally to
show the break up of the repetitive, uniform pattern of the single
family in the southern sector of the Scenario #3 PGBT area.
Scenario #3 also shows over 390,000 square feet of medical
concentrated at Miles Road/PGBT intersection. In terms of attracting
greater concentrations of medical, Sachse has favorable service
area benchmarks which are attractive to independent medical
uses. These include forecasted increase in population volume with
the population growth, a higher than average median household
income, concentrated age distribution growth across young families
and aging seniors which may drive need for family healthcare and
wellness for seniors desiring to age-in-place.
Sachse is also well positioned between several acute care facilities, but
does not have any immediate acute facilities to address local market
cases, which creates likely market share capacity. In addition, in cursory
review, there appears to be a deficiency in market physicians across
many specialty categories (allergy/immunology, cardiology, dermatology,
gastroenterology, internal medicine, OB/GYN, pediatrics and urology),
which could represent an opportunity for several smaller specialty
medical operators as well as professional space for practitioners.
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The table on the previous page shows approximate units and square
footages by use types for the scenario’s build-out.

NEIGHBORHOOD SCENARIO 1

Phasing + Activation
In order for the PGBT area to develop there are several things that
need to happen within the City and on the site itself first. The fiscal
impact and projections shown in this Plan would also not occur as the
pieces needed to move development forward would not be in place.
To get to 2035 four significant things must occur: (1) zoning to
accommodate the scenarios must be in place; (2) the infrastructure
funding strategy must be resolved; (3) developers for the parcels must
be in place and working in coordination with land owners; and (4) uses
need to be procured for the catalytic and incremental development
opportunities to ensure future projects do not sit vacant or underutilized.
These four key items will require the City Council, through this Plan, to
support a comprehensive vision for the PGBT Area.

NEIGHBORHOOD SCENARIO 2

An example phasing strategy could look like the following example if
the activation items and a comprehensive vision are adopted:
Timeframe

Strategy

0 - 3 Years

Zoning, Infrastructure Plan, Marketing/Recruitment

2 - 5 Years

Tenant(s) Due Diligence and Entitlement

5 - 6 Years

Infrastructure/Site Work

6 - 10 Years

Development Stabilization

10 - 20 Years

Development Completion

These time frames are intended only to serve as an example of what
a phasing and implementation strategy for the PGBT area might look
like, it does not mean that this is the exact timeframe within which
development will or should occur. Some elements in the plan might
occur much sooner or much later - it depends on the existing land
owners and market forces.
Industrial/Ranch Road – Neighborhood Scenarios 1 + 2
Both Industrial Scenarios offer quality infill options in terms of

Use Type

Scenario 1 SF

Scenario 2 SF

Retail

8,000 SF

N/A

Single Family

249 Units

184 Units

Multifamily

340 Units

534 Units

Use Type
Retail
Office
Single Family
Multifamily

OLD TOWN LAND USES

SF
81,190 SF
11,700 SF
138 Units
381 Units

1
3

3
7

3

increasing residential housing options and creating additional
market base to support the Woodbridge development. Scenario #1
has 589 total housing units versus 718 units (22% increase) shown
in Scenario #2. The vast difference is the utilization of greater open
space reflected in Scenario #1 compared to the smaller detention
pond shown in Scenario #2, which allows for greater density. In
addition, Scenario #2 utilizes a limited amount of urban residential as
an additional housing choice and buffer along the railroad and SH 78.

1

2

3

3
2
3

2
2

Scenario #1 shows a limited amount of liner retail along Ranch Road,
however both scenarios could accommodate some commercial along
the Ranch Road frontage and limited retail along a common spine
within an urban residential setting.

1

1

3

4
7

The table on the previous page shows approximate units and square
footages by use types for the two scenario’s build-out.

6
1

7

Concept Summary

Old Town
Old Town is designed with approximately 92,750 square feet of
commercial retail/restaurants, 382 units of high density residential
and 138 units of in-fill single family and just under 12,000 square feet
of office space. Old Town is burdened with four key issues, which
need to be addressed. These include:
•
•
•
•

7

Condition of SH 78 (travel speeds, congestion, beautification, etc.)
Lack of public space/experience
Void of destination retail, and
Residential quality

1
2
3
4
5
6
7

Retail
Oﬃce
Single Family
Multifamily
Townhomes
Pedestrian Woonerf
Parks and Open Space

5

As Old Town matures, it will be critical to enable pedestrians
to cross SH 78 safely in order to connect the southern sector of
Sachse to the northern sector and enable the activity to transfer
February between
2017
5th Street and Sachse Road on the south side to the
roundabout as the core Old Town Area.
Currently Old Town is connected predominately by SH 78, between
Ben Davis Road and Wiliford Road. SH 78 currently serves as the
The critical factor to activate Old Town is to create destination
anchor spine for existing commercial and also bifurcates Old Town.

Old Town | Sachse, Texas

uses and introduce experiential places such as small parks, or
parklets that can also be used to address some of the drainage and
connectivity issues within Old Town. Sachse currently lacks a central
gathering place and Old Town is strategically located to not only
serve as the central gathering place, but also has the framework
and block structure to cater to niche target uses, such as destination
restaurants, small shopping boutiques and local office space that can
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serve the needs of local and regional customers and border quality
public spaces. To catalyze Old Town, merchandising should initially
be heavily focused on food and destination services.
The key to leveraging the opportunity for public gathering spaces
is that they should be programmable and engaging and also be
positioned so it can add value to commercial customers but that is
also welcoming and useable for local residents.
The table on the previous page shows approximate units and square
footages by use types for the scenario’s build-out.
MERCHANDISING
STRATEGIES
PREFERRED SCENARIOS

TO

REALIZE

THE

A key to realizing the market potential of the scenarios above and
sustaining that development will be to foster projects that are differentiated
through quality, design, and experience rather than traditional ad-hoc
development. Traditional development that does not consider adjacent
neighborhoods, adjacent parcels or align with the broader goals of the
City should be discouraged, in favor of higher quality developments.
Projects that are master-planned and are developed in a cohesive
manner typically achieve higher returns and have stronger values
than traditional centers. Sachse can encourage higher quality
developments through adopting higher development standards and
working with owners and end users to attract higher quality anchors.
Specifically key objectives include:
1. Utilize effective policy to enhance development quality, including
development standards that ensure appropriate development
patterns and appropriate relationships to key streets, integration of
street amenities, public spaces, and design materials.
2. Incorporate economic development initiatives into recruitment
strategy that aligns with overall vision of each district. For
example, niche destination restaurants or other unique concepts
for Old Town that reinforce the district as an authentic downtown.
3. Explore regional infrastructure policy to prevent incremental
ad-hoc development on limited serviceable parcels.
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BUILD-OUT
FISCAL IMPACTS
Part of the process for creating and analyzing the development scenarios the build-out fiscal impact model crafted for each catalytic development
area enables a broader understanding of how various factors might impact revenues and costs to the City. This fiscal impact model and tool will
enable decisions to be made based on priorities and levels of public investment in streets, major thoroughfares, parks, trails and plazas, etc.

U

S

BUILD-OUT FISCAL IMPACTS
SETTING UP THE ANALYTICAL FRAMEWORK FOR DECISIONMAKING
As part of the decision-making process for creating and analyzing
the development scenarios presented herein, the consultant team
employed an analytical model to understand how various factors
might impact revenues and costs to the City. Driven by the inputs
of the conceptual development scenarios for the three catalytic
areas, this fiscal tool will enable decisions on priorities and levels
of public investment in streets, major thoroughfares, drainage
utilities, parks, trails, and plazas in addition to zoning policy.
Buttressed by this fiscal impact too, those infrastructure and policy
options are delineated in sections below.
To establish a baseline for the fiscal tool, a review of the previous six
years of the City budget was conducted. This revealed factors that
impacted overall operational costs, as well as revenue projections and
other fiscal trends. This also examined weighted growth and average
growth in both costs and expenses per expenditure. In review, the
analysis showed that total costs have increased by 11% while revenues
overall have increased 7%. The key findings of the fiscal model reveal
that the City is facing a structural imbalance in expenditures versus
long-term revenue growth. While this does not mean that the City is in
fiscal threat, or operating at a current deficit, this analysis revealed that
long-term the City needs to mitigate anticipated revenue decline and
increased expenses as housing growth declines and costs to service
neighborhoods increase. Under the current projections, the City would
operate at a negative deficit by 2021.
Based upon each scenario and associated projection, all of the
development scenarios have a positive fiscal benefit to the budget,
which will offset the projected shortfalls. The consultant team’s
findings did indicate that there were minor differences between the
two Industrial/Ranch Road Area scenarios. This is likely due to the
limited size and differences of each scenario.
In general the PGBT scenarios produced the biggest fiscal benefits.

69+12+92130z

SACHSE CITY REVENUES

However, the model does not differentiate detailed capital improvement
in terms of cost required to develop the respective different PGBT
scenarios. Rather, the same capital improvements budget is
assumed for all three PGBT scenarios. Those differentiated capital
improvements once costed out can be run through the fiscal model
again in the future as the City has been given that model as part of
this initiative. Application of the respective capital improvement costs
once developed and run through the model will likely off-set a portion
of the projected gains in different ratios for the three options due to the
differences in the infrastructure program assumed in each scenario.
Currently, over 68% of the City revenue comes from property taxes.
The second highest revenue is from franchise fees at slightly over
12%. Sales tax represents just under 10% of the revenue. Building
permit fees consists of just over 3%, and the remainder is from
various fines and fees.
Over one-half of Sachse’s budget is for public safety (fire and police).

Revenue Source

Percentage

Ad Valorem, Current Year

68%

Franchise Agreements

12%

Sales Tax

9%

Municipal Court Fines

2%

Developer Fees

1%

Building Permits

3%

Ambulance Service Fees

2%

Plan Review Fees

1%

Recreation Fees

1%

Ad Valorem Taxes, Prior Year

0%

Penalty/Interest

0%

The third highest expense is for street maintenance and drainage,
followed by parks and recreation. Community development represents
the fifth greatest expense at just over 5% of the budget. The remaining
costs are generally related to staffing and other service costs.
As Sachse continues to maintain first class services and fund
infrastructure to service remaining development areas, the fiscal
pressures are anticipated to increase with aging infrastructure
and increase costs to service aging neighborhoods. Nationally
infrastructure costs have increased due to inflation on material and
transportation. Wages and salaries will also continue to rise with cost
of living and increased healthcare expenses.
While housing values and increased retail has increased the tax base
in Sachse and regional economic conditions have increased spending
and spurred additional sales tax collections locally, this velocity will be
a challenge to maintain going forward as houses age and economic
cycles occur. In addition, Sachse is not maximizing it’s capture of
45
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CITY OF SACHSE EXPENSES

City Expenses
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City of Sachse Revenues + Expenditures
Revenues

2011 - 2012

2012 - 2013

2013 - 2014

2014 - 2015

2015 - 2016

Ad Valorem, Current Year

$7,280,324

$6,968,559

$6,846,104

$7,682,583

$9,040,824

Franchise Agreements

$1,368,011

$1,364,554

$1,424,505

$1,622,647

$1,590,122

Sales Tax

$744,245

$841,533

$1,020,216

$1,242,103

$1,219,518

Municipal Court Fines

$339,572

$319,652

$227,073

$268,459

$275,000

Developer Fees

$55,081

$323,652

$400,738

$177,961

$120,000

Building Permits

$342,490

$399,678

$661,032

$630,048

$450,000

Ambulance Service Fees

$225,921

$223,889

$248,012

$413,742

$250,000

Plan Review Fees

$108,089

$123,343

$219,243

$211,125

$140,000

Recreation Fees

$62,055

$64,450

$58,361

$54,943

$57,000

Ad Valorem Taxes, Prior Year

$42,053

$58,042

$42,752

$69,897

$36,000

Penalty/Interest

$35,723

$34,395

$25,945

$35,157

$30,000

$10,603,493

$10,721,993

$11,172,980

$12,408,665

$15,202,381

City Manager

$300,341

$297,520

$292,742

$412,186

$374,652

City Secretary

$154,745

$167,192

$159,739

$173,410

$157,148

Human Resources

$204,671

$214,467

$222,690

$273,243

$294,803

Finance

$449,881

$414,900

$467,747

$541,635

$608,428

Municipal Court

$162,489

$163,060

$165,076

$172,165

$212,197

Parks and Rec

$737,493

$751,836

$752,547

$872,701

$1,004,375

Senior Programs

$101,168

$101,425

$107,600

$115,236

$122,821

Library Services

$265,797

$283,812

$295,650

$328,760

$371,686

Community Development

$574,999

$588,698

$569,864

$674,335

$810,899

Streets and Drainage

$800,111

$1,143,240

$950,638

$1,115,538

$1,259,147

TOTAL

Percentage

City Manager

3%

City Secretary

1%

Human Resources

2%

Finance

4%

Municipal Court

1%

Parks and Recreation

7%

Senior Programs

1%

Library Services

3%

Community Development

5%

Streets and Drainage

9%

Facility Maintenance

3%

Police

31%

Animal Control

2%

Fire and EMS

22%

Combined Services

5%

Engineering

2%

Expenditures

Facility Maintenance

$275,202

$279,842

$323,563

$418,868

$463,404

$2,927,883

$3,150,977

$2,980,001

$3,654,004

$4,566,001

Animal Control

$133,399

$135,684

$154,422

$178,245

$225,172

Fire and EMS

$2,068,662

$2,183,259

$2,182,207

$3,270,022

$3,295,682

Combined Services

$1,094,219

$1,112,937

$1,200,671

$520,188

$677,463

$211,011

$216,186

$248,487

$279,244

$299,968

$10,462,071

$11,205,034

$11,073,642

$12,999,781

$14,743,846

Police

Engineering

TOTAL

potential sales dollars as this analysis revealed Sachse currently has
a substantial amount of retail leakage and capturing lost market share
is much harder than capitalizing on unmet demand, but it will be critical
for Sachse to source increased revenues. Increased revenues provide
additional capacity for infrastructure spending and allow for the City to
better meet community service needs. Revenues also contribute to
general fund ending balance for future capital costs and enhance the
credit rating of cities to lower the cost of future City borrowing.
While property taxes and sales tax growth in Sachse has increased,
without changes in development patterns, this revenue is not
sustainable due to limited remaining land and competitive market
environment. As residential growth nears build-out the revenue will
be offset by increased costs of services, higher operating expenses
and long-term infrastructure needs.
Going forward, a number of additional factors will be key to the fiscal
health and overall fiscal sustainability in Sachse.
1. A shift in housing preferences may impact suburban home
values, especially those areas which do not reinvent themselves
over time. Therefore diversifying product mix and eliminating
dependency on residential is critical.
2. Increased online sales may reduce the dependency of brick and
mortar retail that is not experiential or value-oriented, especially
in staple goods and disposable goods. Therefore, pursuing
targets which are sustainable, valuable and differentiated
are key.
3. Increased costs of infrastructure will continue to require a greater
share of annual budgets. In addition, future developments
lack required public infrastructure, therefore activating these
developments must be carefully crafted to match public
resources and private development activity.
4. Public/private partnerships have increased in usage. Projects that
have a return-on-investment that is less than annual inflation
will reduce the net revenue received from the additional growth.
If Sachse wants to continue to balance its budget annually, the
remaining use of its remaining real estate will require the appropriate

COST OF SERVICE BY LAND USE
Expenditures (Source: City of Sachse COS Survey)
Category

Single Family

Multifamily

Commercial

Growth Modifiers

City Manager

70%

10%

20%

0.5

City Secretary

70%

10%

20%

1

Human Resources

90%

5%

5%

1

Finance

75%

5%

20%

1

Municipal Court

75%

5%

20%

1

Parks and Recreation

95%

5%

-

1

Senior Programs

95%

5%

-

1

Library Services

95%

5%

-

1

Community Development

75%

3%

22%

1

Streets and Drainage

85%

5%

10%

1

Facility Maintenance

95%

5%

-

1

Police

75%

10%

15%

1

Animal Control

100%

-

-

1

Fire and EMS

75%

10%

15%

1

Combined Services

80%

5%

15%

1

Engineering

85%

5%

10%

1

$11,714,050

$1,129,390

$1,900,406

-

TOTAL

fiscal policy to offset the associated cost of service, participation in
public infrastructure, and maintaining the current tax rate.
The fiscal impacts were examined for various build out scenarios of
the three study areas: PGBT, Industrial/Ranch Road, and Old Town.
Three potential scenarios were analyzed for the PGBT Area each of
which contained a mixed-use of retail, office, and residential uses.
The first scenario was primarily for retail development and included
over 800,000 square feet of retail, over 600,000 square feet of
office space, and both single family residential and urban walk-up

residential. The second scenario was primarily office oriented with
over two (2) million square feet of office space, over 333,000 square
feet of retail, and both townhomes and urban walk-up residential.
The third scenario included 300,000 square feet of medical services,
293,000 square feet of office space, 900,000 square feet of retail,
and both townhomes and urban walk-up residential.
Two potential development scenarios were examined for the
Industrial /Ranch Road area. The slow growth scenario analyzed the
impact of 8,000 square feet of in-line retail, 250 units of single family
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REMAINING UNDEVELOPED SITES IN SACHSE*

CUMULATIVE IMPACT OF BUILD-OUT SCENARIOS
$20,000,000
$19,000,000
$18,000,000
$17,000,000
$16,000,000
$15,000,000
$14,000,000
$13,000,000
$12,000,000
$11,000,000
$10,000,000

*As of project start in 2016

Remaining Undeveloped Infill Acreage
Estimated Units per Acre
Total Estimated Remaining Units

$9,000,000

Amount

$8,000,000

991 Acres

$7,000,000

3 Units

$6,000,000

2,972 Units

$5,000,000

residential, and 339,000 square feet of urban walk-up residential. The
aggressive scenario included 184 units of single family residential
and 534,000 square feet of urban walk-up residential.

$4,000,000

The analysis for Old Town assumes infill of existing land use. The
development scenario assumes 92,000 square feet of retail, 12,000
square feet of small office space, 137 units of single family residential,
and 381,000 square feet of suburban and urban walk-up residential.

$1,000,000

In addition to the three major catalytic areas, there remains many
smaller areas of infill outside of the three large catalytic areas.
In terms of future development generally outside of those three
catalytic areas assumed in the model, Sachse has approximately
991 acres of small parcels that are undeveloped. The map above
shows all remaining lots without improvement values. Assuming that
48

$3,000,000
$2,000,000

$0
-$1,000,000

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035

-$2,000,000
190 Retail, Industrial Low, Downtown In-Fill

190 Retail, Industrial Mid, Downtown In-Fill

190 Office, Industrial Low, Downtown In-Fill

190 Office, Industrial Mid, Downtown In-Fill

190 Civic, Industrial Low, Downtown In-Fill

190 Civic, Industrial Mid, Downtown In-Fill

PGBT BUILD-OUT SCENARIOS

PGBT CATALYTIC SCENARIO COMPARISON

Catalytic Scenario #1

$18,000,000
190 Retail

$17,000,000

$14,000,000
$13,000,000
190 Civic

$12,000,000
$11,000,000

190 Oﬃce

$10,000,000
$9,000,000
$8,000,000

2035

2025

2035

2025

2035

Retail

833,700 SF

833,700 SF

333,700 SF

333,700 SF

890,900 SF

890,900 SF

Office

377,960 SF

627,400 SF

832,267 SF

1,840,033 SF

175,800 SF

293,000 SF

Industrial

-

-

114,133 SF

214,000 SF

-

-

Medical

-

-

-

-

390,000 SF

390,000 SF

549,000 SF

549,000 SF

240,000 SF

240,000 SF

-

-

Single Family

241 Units

241 Units

-

-

-

-

Multifamily

1398 Units

2,330 Units

1819 Units

1819 Units

459 Units

559 Units

Total Value

$685,636,402

$1,206,814,402

$620,357,288

$1,250,697,864

$365,579,122

$542,422,840

Revenue

$15,026,863

$21,201,921

$9,302,790

$15,421,980

$9,617,794

$13,110,921

Costs

$3,668,142

$4,568,188

$3,165,612

$3,687,631

$2,793,848

$2,994,081

Surplus/Deficit

$11,358,722

$16,633,732

$6,137,177

$11,734,349

$6,823,946

$10,116,840

Hospitality

$7,000,000
$6,000,000
$5,000,000
$4,000,000
$3,000,000

$1,678,616

$2,000,000
$1,000,000
$0
-$1,000,000
-$2,000,000
-$3,000,000
-$4,000,000

-$2,598,847
2015

2016

2017

2018

2019

2020 2021 2022
Base
In Fill

2023

2024 2025
190 Retail

2026 2027
190 Oﬃce

2028 2029 2030
190 Civic

2031

2032

2033

2034

2035

Catalytic Scenario #3

2025

$16,000,000
$15,000,000

Catalytic Scenario #2

these undeveloped parcels net three (3) units to the acre of new
development, there are approximately 2,419 additional units that
would be realized before reaching build out5.
The adjacent chart shows the cumulative impact of the six possible
combinations of the potential build-out scenarios for each study area.
Assuming the singular build-out scenario for Old Town, the greatest
net positive fiscal impact over time is created with the retail strategy
for PGBT and the more aggressive growth strategy for the Industrial
study area leveraging additional residential opportunities.
In terms of the PGBT scenarios, the variation of build-out
characteristics were as follows:
The first scenario examined the impact of a retail oriented development
along PGBT and Merritt Road. The retail development assumes
over 800,000 square feet of retail including an anchor, grocer, junior

anchor, along with in-line retail and pad sites, and high density urban
walk-up residential housing. This scenario is projected to increase
improvement values to $1.2 billion by 2035, and generate a budget
surplus of $16.6 million for the study area.
The second scenario examined the impact of an office oriented
development in the study area. The office development assumes

a corporate campus, mid-rise office, and small office space in
addition to 300,000 square feet of workforce driven retail, residential
townhomes, and high density urban walk up residential. The office
scenario is projected to increase improvement values to $1.25 billion,
and generate a budget surplus of $11.7 million for the study area.
The third scenario examines the impact of an employment/civic

A typical North Texas suburban neighborhood on average has net densities of 4.0 - 4.4 units per acre (or greater), however due to drainage, configuration and other factors, for the purpose of this analysis three units per acre was applied to be
conservative. In addition, the infill tracts excluded any redevelopment lots around Willow Lake, Downtown analysis area, the Industrial Tract analysis area and the 190 analysis area as those areas were analyzed independently.

5
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INDUSTRIAL AREA/OLD TOWN BUILD-OUT SCENARIOS

REVENUE - COST OF SERVICE RELATIONSHIP

$3,000,000

$2,005,723
$2,000,000
Downtown (In-Fill)
Industrial (Mid)
Industrial (Low)
$1,000,000

$0

-$1,000,000

-$2,000,000

-$2,598,847
-$3,000,000

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035
Base

In Fill

Industrial (Low)

Industrial (Mid)

Downtown (In-Fill)

center in the study area. The civic center assumes 293,000 square
feet of mid-rise and small office space, 300,000 square feet of
medical services, supporting retail, and townhomes and high density
urban walk-up residential. The civic center scenario is projected to
increase improvement values to $500 million by 2035, and generate
a budget surplus of $10.3 million for the study area.
For all of the scenarios outlined above, capital improvement projects
will be required to provide the needed infrastructure for commercial
development. Capital improvements include Merritt Road realignment
and widening, sewer expansion, water main extensions, among others.
The capital improvements are projected to cost $33.8 million. These
expenditures are anticipated to be spread over four years between
2017 and 2020. The fiscal impact analysis assumes that these funds
will be acquired through sell of municipal bonds. The annual CIP
debt service is included in the model to account for additional city
expenditures. Four bonds will be issued: $5.9 million in 2017, $4.7
million in 2018, $11.5 million in 2019, and $11.5 million in 2020. The
annual debt service for these bonds assumes a 4% interest rate and
a loan period of 240 months. These repayments begin at $433,194 in
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2017 and increase annually to $2.4 million by 2020 and remains at this
level through the time frame analyzed in the model.

BUDGET FORECAST
$20,000,000
$19,000,000
$18,000,000

CONCLUSIONS + SUMMARY

$17,000,000
$16,000,000
$15,000,000

Sachse is well-positioned in the region to attract high-quality
commercial development depending on the various levels of quality
mixed use contexts employed and take advantage of its high quality
existing neighborhoods as a base to attract retail, restaurants and
entertainment. This would minimize and potentially reverse retail
leakage and also reinforce the fiscal health of the City.
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-$1,000,000

$60,499
Base & Infill
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-$2,000,000
Base & Infill

190 Retail, Industrial Low, Downtown In-Fill

190 Retail, Industrial Mid, Downtown In-Fill

190 Office, Industrial Low, Downtown In-Fill

190 Office, Industrial Mid, Downtown In-Fill

190 Civic, Industrial Low, Downtown In-Fill

190 Civic, Industrial Mid, Downtown In-Fill

The market analysis performed by Catalyst for Old Town and recently
updated on a larger scale for the City’s Economic Development
Corporation validates the strong retail capacity that exists in the
region today. Supporting this conclusion, potential tenant and user
discussions confirm that corporate attraction along the PGBT corridor
is possible.
There are numerous local examples of reinvented downtowns from
McKinney, Roanoke, Arlington, Lewisville and Rockwall that reinforce
the consumer shift towards urban villages that are active, authentic
and well merchandised that have fueled a national renaissance for
downtowns, and underscore the potential for Old Town Sachse.

BASE + INFILL BUDGET
Base & Infill
$2,000,000

Finally, while analysis reveals that there is market capacity, the fiscal
analysis recognizes that shifting towards a balanced economy is
critical to maintain current services under a balanced budget.

$1,398,211

$1,000,000

$60,499
$0

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035

-$593,124

-$1,000,000
Base & Infill
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CITYWIDE
PLANS
Comprised of four major components, the citywide plans for Plan Sachse include the Future Land Use Plan, a Parks, Trails and Open Space Plan,
a Master Thoroughfare Plan, and a Utilities and Infrastructure strategy. Each of these pieces is strategic to future development in Sachse and in
crafting development that reflects the community’s vision.
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The Future Land Use Plan (FLUP) serves as the basis for development
and land use decisions by the City of Sachse. In addition, the FLUP
serves as a foundation for zoning and subdivision regulations and
the Capital Improvement Program. The remaining undeveloped
land in Sachse and the opportunity for infill development has grown
beyond the measures set forward in the 2001 Comprehensive Plan.
Innovative and strategic land use decisions should be understood and
undertaken through the prism of the catalytic development scenarios
and extensive public engagement undertaken to craft them.
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This section provides land use descriptions, related urban design
policies and a revised FLUP that graphically illustrates the translation of
development opportunities represented in the Scenarios and policies
within Plan Sachse. The descriptions and the FLUP are consistent
with the goals and objectives set forth by the community and City
leadership. They are intended to support the type of development
envisioned by the community and represented in the Scenarios.

COLLIN COUNTY
DALLAS COUNTY

COLLIN COUNTY
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Existing Land Use
Sachse’s 2001 Future Land Use Plan includes nine land use categories
identified for community development. Right of Ways and Floodplain
are shown on the map, but are not considered land use types.
The following are descriptions for each land use type identified in the
current FLUP:
•

Rural Residential – Rural, larger lot neighborhoods

•

Low Density Residential – Neighborhoods with conventional
detached dwellings

•

High Density Residential – Triplexes, four-plexes, apartment
buildings and assisted living centers

•

Public – Public buildings and offices, semi-public facilities including
public and private schools, churches and historical buildings
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•

Original Town Site/Mixed Use – Residences and small businesses
in residential type buildings compatible with the older areas

•

Commercial – General retail, wholesale and office buildings

•

Business Park – Offices and office buildings, technology centers,
restaurants and specialty retail

•

Industrial – Light industrial office, warehousing and assembly
and manufacturing

•

Parks and Open Space – Public and private parks, trails,
floodways and public golf courses

Revised Future Land Use Recommendations
The following land use descriptions and definitions include updated
land use categories that reflect the catalytic development areas and
associated community vision, as well as land uses from the prior
existing Future Land Use Plan.
Important to also note that within the 2001 Future Land Use Map
the catalytic areas are categorized slightly different than they are
envisioned today – PGBT is categorized as “Business Park,” the
Industrial/Ranch Road Area as “Industrial,” and Old Town as “Mixed
Use.” The updates and recommendations in this Plan will address
these catalytic areas and updated land use types that better align
with the goals and visions established by the community through this
Plan and initiative.

been designed to accommodate a range of possible conditions to
allow for the market flexibility and unique nature of each project to be
considered before a final decision is made.
For the Catalytic Areas, the illustrative Development Scenarios depict
policy guidance for development patterns, land uses, building types,
public spaces, scale, street connectivity, pedestrian connectivity,
environmental context and transition to existing nearby neighborhoods.
The illustrative Scenarios do not represent the only way that catalytic
development can be designed and constructed; but the Scenarios
do represent a comprehensive combination of elements—pedestrian
connectivity, incorporation of public spaces, building and use location,
building scale and neighborhood transitions—that will manifest the
vision of Plan Sachse. Other similar combination of urban design
elements and use locations can fulfill that vision as long as the policy
principles within this plan are incorporated.
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•

High Density Residential – Multifamily apartments and
independent senior living facilities.

•

Commercial – General retail, restaurants and office.

•

Turnpike Mixed-Use – Provides two or three uses under the
same roof of a multi-story building or horizontally with the uses
connected in various buildings in a walkable context. A vertical
mix of uses incorporates ground floor retail and/or office with
residential, office or lodging above. Combinations for mixed-use
include retail on the lower floors with residential above, retail on
the lower floors with office above, retail on the lower floors with
lodging above, office on the lower floors with residential above,
office on the lower floors with lodging above, a combination of
retail and office on the lower floors with residential above, and a
combination of retail and office on the lower floors with lodging
above. Local and internal streets should incorporate walkable
private and public street frontages for connectivity within and
adjacent to the development.

•

Turnpike Commercial – Represents land uses that contribute
to a significant concentration of regionally-scaled commercial,
medical, retail and service uses, as well as campus style
office and corporate headquarter uses that provide substantial
employment opportunities to the surrounding area. Commercial
and office uses are attractive for tenants with larger space needs
and convenient access to regional highways.

•

Single Family Urban Residential – One or two single family
attached or detached dwelling units built on one or two parcels.
The structure is situated in close proximity to the street. The
housing unit provides space for entertaining, habitation,
personal cooking, sanitary accommodations, a carriage house,
and storage that would be used by members of a family unit or
an individual inhabitant. The street pattern is typically a modified
grid pattern.

•

Neighborhood Retail Mixed-Use – Retail services serving the
needs of the surrounding cluster of neighborhoods. Provides a

In this context, the accompanying revised FLUP and text descriptions
should be used in conjunction with one another to assess the types
of land uses and development patterns for a particular area.
The following descriptions have been crafted to provide guidance to
the FLUP map and the catalytic scenario areas:
•

As demonstrated through the Plan Sachse initiative by demonstrating
the market demand driven scenarios testing, the remaining
developable land in Sachse is a key driver for the City’s long-term
future and sustainability. The land use recommendations crafted
throughout this process reinforce the vision that arose throughout
the year-long process and public engagement.
The most significant challenge to creating the Future Land Use Plan
was making the plan not only align with the community’s desires and
vision for Sachse’s future, but also to make the plan flexible enough
to deal with the changing market conditions. With guidance through
the Development Scenarios for each Catalytic Area, this Plan has

setbacks, Medium Density Residential allows for quality
townhomes, cottages, patio homes and duplexes. A variety of
housing types should be incorporated where feasible, with greater
densities placed closer to public spaces and open spaces.

Estate Residential - Provides for a niche market that desires a
less dense setting within the city limits. Larger lots, generally one
(1) acre or larger, with custom homes, accessory structures, a
maximum of one accessory dwelling unit, and other residential
amenities are not uncommon. Estate Residential homes should
be no less than 4,000 square feet with special allowances for
large accessory structures that continue minimum architectural
requirements, and have complementary landscaping. Certain
situations may see estate subdivisions request special waivers
on accessibility and layout, if warranted, such as the two points of
access requirement and options for Conservation Development.

•

Low Density Residential – Neighborhoods with conventional
detached single family dwellings on a range of lot sizes and
various setbacks.

•

Medium Density Residential - With a range of lot sizes and

location for the selling or offering of consumer goods and services
to the public with the option for residential or small office space on
upper floors. Typically located on collector or arterial thoroughfares
or intersections with higher traffic flow with site designs that transition
in a walkable way to adjacent new or existing neighborhoods.
•

Old Town Mixed-Use – The Heart of Sachse, Old Town Mixed-Use
represents residential uses intermixed with small business that are
compatible with the older neighborhoods. One to four story urban
residential stand alone or with retail or office space on the ground
floor with residential above located along arterial thoroughfares with
infill residential transition to the neighborhoods. One to two story
standalone restaurant and commercial spaces provide additional
infill opportunities connected with site designs that transition in a
walkable way to adjacent new or existing neighborhoods.

•

Public – Public buildings and offices, semi-public facilities including
public and private schools, churches and historical buildings

•

Industrial – Light industrial office, warehousing and assembly
and manufacturing

•

Parks and Open Space – Public and private parks, trails,
floodways and public golf courses

Miles Road Infill
Several smaller tracts along Miles Road are currently zoned for retail
and commercial uses. It is questionable how much true retail these
tracts can support, as some tracts are located mid-block or at lesser
intersections. The best forecast for these tracts are small in-line strip
centers with neighborhood service tenants, institutional uses such as
daycares or churches, or maybe garden office in time. The City may
in the future want to consider allowing a portion of these tracts to
develop with medium density residential uses, such as townhomes.
Zoning + FLUP Relationship
City-initiated rezoning cases and FLUP amendments are best
practices that the city should not necessarily avoid. Often engaging in
those practices protects property values, lowers long-term risk, and
can improve redevelopment potential for non-conforming properties.

Southeast Quadrant
Market forces have created challenges for the Southeast Quadrant
(SEQ) area of the City, which is largely east of Merritt Road, along
Pleasant Valley Road and south of Sachse Road. Although the
current and future FLUP require a minimum one (1) acre for new
homes in the area in order to preserve and promote its rural character,
redevelopment pressures will persist as estate homes on expansive
acreage age and transfer ownership over the years. In this context,
the City may want to reconsider the one (1) acre minimum for this
area at some point in time. Public input expressed an understanding
of the reasons supporting quarter and half acre lots rather than one
(1) acre minimum lots. Nevertheless, a clear majority supporting
change was not heard; and, therefore, modification of the current lot
size minimum is not recommended near term.
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TURNPIKE COMMERCIAL
Land Use Characteristics

The Turnpike Commercial land use represents land uses that contribute to a significant concentration of regionally-scaled
commercial, medical, retail and service uses, as well as campus style office and corporate headquarter uses that provide
substantial employment opportunities to the surrounding area. Commercial and office uses are attractive for tenants with
larger space needs and convenient access to regional highways.

• The Turnpike Commercial land use offers an opportunity for a more dense, walkable, and urban context.
•

The development should be designed so that a coherent and clear destination or combination of destinations is
created through the site layout of the streets, blocks, buildings and public spaces.

•

Developments typically incorporate two or more vehicular access points that are pedestrian-friendly in their design
and provide for convenient transit access if transit is implemented in the future.

•

Within the destination-focused site design, mixed-use or single use, buildings are encouraged to be located closer to
the streets that form the primary destination locations.

•

Along the PGBT frontage road or “B” Type major roadways, urban, walkable designs in terms of small setbacks may
not be feasible; nevertheless, the roadways should have pedestrian connections, screening, parking lot designs and
other site design elements that provide connectivity for people walking or cycling in addition to auto access.

•

Large surface parking lots should be designed so that they can be redeveloped into a more urban block structure in the
future when the new development reaches the end of its useful lifecycle in terms of underground water, sanitary sewer,
stormwater and power easements so that redevelopment in terms of urban design is not cost prohibitive. For example,
running a water line across the parking lot diagonally “as the crow flies” for cost savings should be discouraged.

•

For data centers or similar light industrial uses, perimeter designs shall incorporate setbacks and pedestrian-friendly
elements such as sidewalks and fencing that is aesthetically pleasing, along with facades facing primary streets that
provide some basic articulation. See the adjacent diagram of a two-story data center/light industrial building as an example.

•

For any commercial or multifamily buildings, any roof or ground mounted mechanical equipment should be screened
from view as shown in the adjacent illustration. Design of such screening should be architecturally integrated with the
design of the building and use the same material as the primary façade material of the building.

Design Principles

•
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Multiple large multifamily projects should not be sited together and designed as isolated uses; rather, multifamily
projects should be interspersed into a walkable context within the PGBT Area with site designs that embrace the
adjacency context of mixed-use as illustrated in the Catalytic Area Development Scenarios for the PGBT Area. A
multifamily project should only be in conjunction with an associated commercial project, or following a significant
commercial project, as a complimentary use with urban design. The magnitude and scale of the commercial should
be equal to or larger than the associated/ensuing multifamily project.

Example of perimeter design incorporating setbacks and
pedestrian-friendly elements for a data center or light
industrial building.

Example of roof or ground mounted mechanical
equipment screening that is architecturally integrated for
commercial or multifamily buildings

TURNPIKE COMMERCIAL
• Where economically feasible in terms of leasing, commercial uses located on the ground floor of multi-story buildings

along the street frontages should be designed to be walkable and conveniently connected to parking and adjacent
development rather than isolated auto-accessible only.

Design Principles

Mix of Uses

•

Shared parking structures and spaces should be provided where feasible.

•

Site design and spaces for bicyclists and pedestrians should be integrated within the development.

•

Public amenities, such as trails, parklets, plazas or open spaces, should be dispersed throughout the area to serve
residents and visitors as well.

Retail, Office, Entertainment and Medical
Urban Multifamily
Flex Industrial
Trails, Transit Stops, Open Space
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TURNPIKE MIXED-USE

Land Use Characteristics

The Turnpike Mixed-Use land use provides two or three uses under the same roof of a multi-story building or horizontally
with the uses connected in various adjacent buildings in a walkable context. A vertical mix of uses incorporates ground
floor retail and/or office with residential, office or lodging above or in the back of the building with appropriate separate
and safe access and parking for the general public. Combinations for mixed-use include retail on the lower floors with
residential above, retail on the lower floors with office above, retail on the lower floors with lodging above, office on the
lower floors with residential above, office on the lower floors with lodging above, a combination of retail and office on the
lower floors with residential above, or a combination of retail and office on the lower floors with lodging above.
The cross-hatched area on the FLUP Map (see page 55) indicates locations where multifamily or commercial is not
recommended. In the future, the City Council may want to consider adding the northeast corner of Merritt and Pleasant
Valley Road to the Turnpike Mixed-Use District, once the market matures and market forces dictate such consideration.

• The development should be designed so that a coherent and clear destination or combination of destinations is
•
•
•
•
•
Design Principles
•
•
•

•
Mix of Uses
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created through the site layout of the streets, blocks, buildings and public spaces.
Mixed-use buildings or a combination of single-use buildings creating horizontal mixed use are typically two stories or
higher in height, although exceptions are appropriate for uses such as restaurants and grocery stores among others.
Developments typically incorporate two or more vehicular access points that are pedestrian-friendly in their design
and terminate with vistas such as buildings or public spaces.
Building’s primary frontages should address the street, public space or shared courtyard.
Local and internal streets should incorporate walkable private and public street frontages for connectivity within and
adjacent to the development.
Buildings should serve as a buffer or transition from the surrounding neighborhoods into a more urban fabric. In
terms of a buffer, rear alleys and walls can provide protection to the single-family fabric if that is appropriate. In terms
of transitions, where appropriate, lower scale buildings and pedestrian-focused streets and walkways should be
incorporated to provide an inviting context between the development and the existing neighborhood.
Surface parking will likely be predominant, although garage/structured parking and covered parking should be
included when feasible in terms of design and economics.
Residential amenities should include club houses, swimming pools, recreational areas and integrated community
spaces. Pedestrian connectivity to sidewalks and trails should be included to provide easy access to nearby
commercial and employment activities.
Multifamily should be located internal to this FLUP land use or adjacent to Turnpike Commercial and designed within
the urban design fabric of its context in terms of pedestrian-friendly design, building placement and scale. Multifamily
should not be located directly adjacent to FLUP land use Low Density Residential; rather, those residential uses
should be medium density or urban single family in character.
Low Density Residential uses are not supported within this land use type. Medium density residential types should be
encouraged within this area.

All Turnpike Commercial Uses
All Medium Density Uses
Parks, Trails, Open Spaces

SINGLE FAMILY URBAN RESIDENTIAL
Land Use Characteristics

The Single Family Urban Residential land use provides for one or two single family attached or
detached dwelling units built on one parcel. The building structure is typically situated in close
proximity to the street. The housing unit provides space for entertaining, habitation, personal
cooking, sanitary accommodations, a carriage house with a “pull through” driveway or alley
served lot, and storage that would be used by members of a family unit or an individual inhabitant.

• The street pattern is typically a modified grid pattern or other pattern that provides multiple
•
Design Principles
•
•
•
Mix of Uses

ways of connectivity within and through the neighborhood.
Single Family Urban Residential may include a variety of setbacks and lot widths to
accommodate diverse housing types within a hierarchy of connected, walkable streets that
allow for a transition and mix of residential as the neighborhood transitions from different
densities and community public spaces.
Garages should ideally be alley-loaded or, if street-facing, have architectural enhancements.
Street trees should be included to enhance the pedestrian realm and streetscape.
Homes should have a variety of architectural details and outdoor living spaces such as
porches and verandas to encourage community interaction.

Single Family Homes (Single Family Attached; Single Family Detached; Townhomes; Small
Lot Single Family; Patio Homes; Cottage Homes)
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NEIGHBORHOOD RETAIL MIXED-USE

Land Use Characteristics

Neighborhood Retail Mixed-Use provides for a mix of land uses, including retail, office, urban multifamily, and all the
land uses allowed within Single Family Urban Residential. The Neighborhood Retail Mixed-Use land use provides for
retail services serving the needs of the surrounding cluster of neighborhoods, which provides a location for the selling or
offering of consumer goods and services to the public with the option for residential or small office space on upper floors.
These uses typically located on collector or arterial thoroughfares or intersections with higher traffic flow with site designs
that transition in a walkable way to adjacent new or existing neighborhoods.

• For this FLUP land use, it is anticipated that non-residential uses will most likely site where Ranch Road intersects the
•
•
Design Principles

•
•
•

Mix of Uses
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railroad tracks due to visibility constraints from SH 78.
Medium density land uses should serve as a buffer between non-residential and urban multifamily land uses and the
adjacent neighborhoods.
Multifamily should be designed in a walkable urban or hybrid urban context and integrated into the development with a
walk-up form from the street
Gated designs should not be utilized around the perimeter of the multifamily site so that the multifamily can be connected
to the adjacent neighborhood or the neighborhood retail if it manifests nearby.
Higher density multifamily should be designed for scale and walkability transitions to any future single-family developed
within the adjacent FLUP use of Single Family Urban Residential.
Multifamily and smaller lot attached or detached single family residential should only be allowed within a site design context
of high quality, integrated park and open space amenities appropriate for such a mixed-use development with convenient
walkable connections to the adjacent neighborhoods and retail centers

Urban Multifamily (Townhome; Duplex; Quad-Plex)
Single Family Attached, Single Family Detached
Retail
Office
All Single Family Urban Residential Uses

OLD TOWN MIXED-USE

Land Use Characteristics

The “Heart of Sachse,” Old Town Mixed-Use represents residential uses intermixed with small
business that are compatible with the older neighborhoods. One to four story urban residential
stand alone or with retail or office space on the ground floor with residential above located along
arterial thoroughfares with infill residential transition to the neighborhoods. One to two story
standalone restaurant and commercial spaces provide additional infill opportunities connected
with site designs that transition in a walkable way to adjacent new or existing neighborhoods.

•
•
Design Principles

•
•
•

Mix of Uses

The Old Town Mixed-Use land use includes a variety of uses in an existing neighborhood
fabric that encourages infill development and revitalization to existing structures.
Building frontages should address the street in the context of enhanced pedestrian and
bicyclist friendly streetscape improvements that will be undertaken by the City.
Building setbacks should be more formal and designed in the context of the existing urban
grid and the goal of a series of connected urban public spaces.
Forecourts, café spaces, carefully integrated parking areas and other fine-grained urban
design amenities should be incorporated where feasible.
Multifamily should be scaled to transition carefully to the existing single-family neighborhood
fabric with ground-floors utilizing stoops, patios or other similar pedestrian-friendly elements
along streets that are active in terms of safety considerations.

Residential (Urban Residential; Multifamily; Townhome; Single Family Attached; Single Family
Detached; Live/Work Units; Accessory Dwelling Units)
Mixed-Use Residential or Retail
Retail, Office, Entertainment
Trails, Parks, Open Space
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PARKS, TRAILS + OPEN SPACE
LEGEND
EXISTING TRAIL
EXISTING SIDEWALK
POTENTIAL COMMUNITY CONNECTION
POTENTIAL TRAIL CONNECTION
CITY LIMIT
COUNTY LIMIT
ENHANCED PEDESTRIAN CROSSING
EXISTING PUBLIC PARK
CATALYST DEVELOPMENT SITES
FUTURE PARKLAND
HOA OR NEIGHBORHOOD PARK/
OPEN SPACE_COMMUNITY
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SACHSE RD

BU

When asked the question: “Compared to other communities in the
region, how does Sachse’s park system compare?”

MILES RD

Within the public input phase of this planning effort one of the seven
specific online surveys gave the community the opportunity to
comment directly on parks, open-space, and trail related issues.

MERRITT RD

As validated through the initiative’s comprehensive outreach
process, Sachse has a strong desire to realize an exemplary parks
and recreation system that allows for an increased quality of life,
property values, and overall wellness to the area. Throughout
the comprehensive planning effort the team involved citizen input,
stakeholder, and City Staff collaboration to insure ownership of
the recommendations that will provide a road map to help guide
decisions related to the parks and recreation system into the future.

TO MURPHY/ RICHARDSON/ PLANO

MURPHY RD

Across the county, park systems are increasingly becoming a key
component of a city’s identity, livability, and economic sustainability.
Community leaders are realizing the significance of planning and
developing a park system that balances the athletic and non-athletic
pursuits and needs of their community. Therefore, the role of parks,
recreation facilities, and open spaces are treated as important as other
key elements of a city such as roads, utilities, strong neighborhoods,
and retail offerings. Parks not only benefit the physical and mental
wellbeing, but they preserve the heritage of Sachse and are an
important connection to the natural environment.
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This revised Parks, Recreation and Open Space element in Plan
Sachse sets a framework of policies and action steps to guide the
programming, management, and development of the parks, recreation,
and open space system in Sachse over the coming two decades.
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The community responded with 59% feeling that Sachse’s park
system is worse than other cities and 25% feel that Sachse’s park
system is the same as other cities. Responding to the communities
concerns with the current parks system offerings and opening up and
expanded dialogue will be paramount in improving the system.
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Maintaining existing passive and active parks and recreation
facilities;

POTENTIAL COMMUNITY CONNECTION
CITY LIMIT
COUNTY LIMIT
EXISTING PUBLIC PARK
CATALYST DEVELOPMENT SITES
FUTURE PARKLAND
HOA OR NEIGHBORHOOD PARK/
OPEN SPACE_COMMUNITY
100 YEAR FLOOD ZONE
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These issues impact not only this chapter of the Comprehensive
Plan, but have larger impacts on the community’s overall
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Bunker Hill Park

Providing better interconnectivity between the parks, greenways,
and open space system locally and regionally;
Integrating the parks and recreation system into a broader context
of green infrastructure to maximize ecosystem conservation.
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Muddy Creek Preserve
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Enhancing access to and awareness of Sachse’s recreation and
natural resource opportunities;

Park Lake Park
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Joe J.& Patricia
D. Stone Park

SACHSE RD
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Developing partnerships with infill development teams for public
amenities in all new construction

WOODBRIDGE PKWY

Pet Rest Memorial
Parkand Crematory

BLAKBURN RD
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Acquiring adequate land for future park development;

•

TO MURPHY/ RICHARDSON/ PLANO

Addressing the need for walkable, neighborhood parks in existing
and newer parts of the City;

•

•

SACHSE PARKS + OPEN SPACE

MILES RD

•

Sachse is in the Blackland Prairie region of North Texas and contains

MERRITT RD

This section addresses the following major issues:

addressing these issues in an effective manner will dictate the
wellness and welfare of future residents.

DEWITT RD

This comprehensive planning effort touches on high level
recommendations for the system as well as how recreation and
open space amenities may support the catalytic development sites
presented in this Plan. It will be important to expand on these ideas
and recommendations in a more in-depth study of the system by
updating the current 2010 Sachse Park, Recreation, and Open-space
Master Plan. The current Parks System Master Plan is close to this
timeframe of being out-of-date. A system wide master plan is typically
updated every five to seven years. Planning studies should combine
knowledge, findings, and research and be re-evaluated regularly to
ensure relevance in today’s ever changing set of priorities and goals.

growth and development prospects. Park amenities influence
the economic prosperity and quality of neighborhoods, land
use decisions, growth management efforts, and the health
and livability of residents. Therefore, it is vital to realize that

MURPHY RD

Included are strategies to provide ample recreational opportunities
for all citizens, while adapting to recreational trends, significant
development opportunities, and Sachse’s growing and diversifying
population. These policies and actions will guide decision-makers to
work towards providing parks and recreational facilities that would
create a balanced system across the community and that respond to
the varied needs of its residents.
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Sachse Trail & Pedestrian Connectivity

many different natural assets. The nature and uses of park lands have
evolved to meet community needs. From the City’s original parks
and creek corridors, to today’s athletic fields and nature preserves,
green space remains a vital part of the City’s infrastructure.

In its current system, Sachse has over 240 acres of park land making
up 11 parks and more than 147 acres of greenway property. With
the current sidewalk and trail connections and the recommended
extensions, over 34 miles of trails (see maps below) could be

SACHSE TRAILS + SIDEWALKS
TO MURPHY/ RICHARDSON/ PLANO
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Potential Trail Connection: 33.56 miles

RECOMMENDATIONS

Too many communities in the United States are designed for
automobile travel, with very little consideration given to the needs of
pedestrians. Lack of sidewalks, construction of sidewalks too close to
roads and lack of maintenance are all factors that discourage people
from walking regularly or as an alternative to driving in their vehicle to
get to work, to shop or to go out for dinner. Sidewalks provide the web
of connection from ones doorstep to larger pedestrian corridors such
as trails, downtown amenities, or other neighborhoods.

SACHSE RD

TO ROWLETT

The results of the public survey showed strong interest in physical
improvements to the park system and trails system. Modernization of
some amenities was heavily desired as well as the addition of some
recreation opportunities in Sachse. The following recommendations
are specific to the Parks, Trails and Open Space Plan discussed
in this Plan and additional recommendations and next steps are
detailed in the Implementation section of this document.

Sidewalks

WOODBRIDGE PKWY

DALLAS

connected throughout Sachse. As the City continues to develop
nearing build-out, it will need to provide for new parks and to conserve
additional open spaces, special landscapes, and natural resource
areas for its expanding population. With undeveloped land rapidly
disappearing, the people of Sachse must become stewards of the
land to ensure that future generations will have both recreational
opportunities and healthy city parks and natural areas.
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There are gaps in the accessible sidewalk network on the arterial
and collector streets that are anticipated to need to be completed
by the City and other gaps that will be completed as development in
that area occurs. The sidewalk gaps located in the core of Sachse
are of particular interest to those residents that need the sidewalks
for their personal mobility and are particularly troublesome to the
mobility impaired. The City should prepare designs, allocate funding
and schedule construction of the sidewalks and ramps identified
during this implementation process. The City should also consider
the significance of those sidewalk segments that are identified for
construction as part of future development and determine whether
67

Sachse Trail & Pedestrian Connectivity

Trails: Liner connections throughout the
community that provide recreational opportunities
as well as multimodal transportation options.

Sand Volleyball: An increasingly popular sport,
especially with teens and young adults. Courts
should be built to regulation size and some should
offer lights for evening play.

Community Splash Pad: A splash pad or spray
pool is a recreation area, often in a public park, for
water play that has little or no standing water.

Playgrounds: Areas for families to enjoy outdoors
together while participating in fitness

Community Center: A building that is open to
the public where meetings are held, sports are
played, and there are activities available for
young and old people

Enhanced Pedestrian Connectivity: Areas that
would benefit from a complete design solution
aimed at enhancing the ability for pedestrian
connectivity. These areas occur at major road
crossings, creeks and rail corridors. Connections
can be made at grade, above grade, or below
grade. Pedestrian connections across SH 78 will
be required to truly link the City together.

Dog Park: A park for dogs to exercise and play
off-leash in a controlled environment under the
supervision of their owners.
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any of those should be facilitated or accelerated by City participation.
The higher priority area for focused implementation is in the core of
Sachse and within one-half mile of schools. Once those priorities
are identified, the City should work with Staff to craft a budget for the
design and implementation of the sidewalk and ramp construction to
complete the sidewalk network on collector and arterial streets.
Additionally, several neighborhoods in Sachse lack sidewalk
infrastructure. These neighborhoods should be identified and
integrated into the future sidewalk projects and planning in order to
enhance existing neighborhood connectivity. Sidewalk installation
would also improve pedestrian and resident safety.
Trails
The economic effects of trails and greenways are sometimes
readily apparent (as in the case of trailside businesses) and are
sometimes more subtle, like when a company decides to move to
a particular community because of amenities like trails. There is no
question, however, that countless communities across America have
experienced economic revitalization due in whole or in part to trails
and greenways. Trails can also serve as a connection to the catalytic
sites as well as other Sachse Parks. Utility Easements and Rail
Corridors, which Sachse has both of within its boundaries, should be
examined in detail for future trail alignments.
Landfill Site
The former North Texas Municipal Water District (NTMWD) landfill on
the northern edge of the City has great potential to be redeveloped
into a City amenity. The area is approximate 175 acres and would
be suitable for a large multifunctional active recreation park with
potential for small commercial development at the edges or corners
of the site. The City is in need of more space for rectangular sports
fields and this site would accommodate multiple layouts for a variety
field that would serve a multitude of age groups.
Careful consideration will need to be taken during the planning and
construction of the park due to its previous use and remediation
efforts should be considered carefully. Several similar sites in the

DFW region have been transformed into open space and recreation
amenities and the City should consider lessons learned from these
similar projects to best understand how this site might redevelop.
Additionally, the funding options for such a park revitalization could
be higher than another typical City park. Creative partnerships and
financing methodologies should be considered if it is decided to
move forward on the project. However, this should not deter the City
from exploring this opportunity to transform the otherwise unused
land into a park. Sachse could also explore sponsorship and naming
rights from a large corporate sponsor to play a role in making the
landfill park a reality.

EXAMPLE OF SOIL CONSERVATION LAKE ENHANCEMENTS

Muddy Creek
The 147-acre Muddy Creek preserve serves as an exceptional
natural amenity for Sachse and the surrounding area. The preserve
currently has a one (1) mile trail and the potential to add many
more. This natural park area has provided many opportunities for
educational areas, trail connections to Rowlett and to other areas
within Sachse. The Texas Parks and Wildlife Department offer many
grant opportunities for improvements to nature preserves just like
Muddy Creek.
Soil Conservation Lakes Opportunities
Stormwater or Soil Conservation Lakes or Ponds have great potential
for recreation use. More and more municipalities are recognizing the
importance of these man made lakes for water-related activities.
These water bodies can attract wildlife, provide habitat, and cool
temperatures in the area surrounding the body of water. New
ponds can be developed or existing bodies of water improved as a
recreation amenity. The areas surrounding the lakes/ponds can be
developed as additional park space and should be linked together
with trails and sidewalks to the rest of the community. Sachse should
develop guidelines for the design, development and maintenance
of stormwater lakes and ponds. It is recommended that no primary
activities such as swimming or wading take place in these lakes.
Secondary and tertiary recreation uses such as canoeing, paddle
boating, and fishing could be allowed if the water quality of these
lakes meets specific water quality objectives.

Facilities Assessments
Sachse’s assets are varied in location, age, and appropriateness. The
City owns two (2) parcels on SH 78 that have retail redevelopment
potential, and it also owns approximately 10 acres of land off Sachse
Road that could be ideal for a combined service center for public
works, parks and animals. The City Complex campus, which houses
the library, senior center, public safety administrative building, Fire
Station #1 and City Hall, is new and spacious; however, more efficient
use of its square footage could be explored. It is recommended that
the City commit to a Facilities Assessment in the near term to better
explore these opportunities.
Establishment of a Community Development Corporation
One of the biggest considerations a community must undertake
when implementing or developing more open space and recreational
facilities is the ability to maintain and support the public uses. There
are a variety of methods in which a City can support its parks and
open space needs, including outside partnering with a local developer
or land owner and providing incentives. One of these methods is
through the utilization of a Community Development Corporation.
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Texas state law allows a municipality to impose a maximum of two
cents in local sales tax. Sachse is one of two known cities in the
DFW Metroplex that does not impose the full two cents. It currently
imposes 1.75 cents. A 4B Community Development Corporation,
supported by the final quarter cent sales tax, would assist Sachse in
funding its various park, trails, facility and development infrastructure
needs discussed in this Plan.
New Development
It is expected for new development to provide pedestrian connections
into adjacent properties and when possible into the parks and
trail system. Outdoor spaces with amenities and gathering places
should be prioritized within new development proposals and can be
incorporated into the zoning ordinance when it is updated and as
new development projects come to the City.
The following section details some ways these open space amenities
and trails can be integrated into future projects in the catalytic areas
as they develop.
CATALYTIC AREAS
As shown in the Catalytic Areas section of this Plan, each scenario
presented options for integrating shared spaces for passive and
active recreation. Each of these areas should be connected to each
other as well as the rest of the City through future trail network
enhancements, both locally and regionally. The limited remaining
developable space within the City means that the recreation and
open space options need to be undertaken and implemented as
creatively and sustainably as possible to ensure the projects meet
the community’s needs and expectations. Some of the opportunities
presented within the scenarios include:
PGBT
•
•
•
•
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Retail-oriented Plazas
Open Space
Amenitized Green Infrastructure
Trail and Park Connectivity

•

Equestrian Trails

Industrial/Ranch Road Area
•
•
•
•
•

Pocket Parks
Playground or Sports Fields
Recreation Facilities
Trails and Sidewalks
Green Infrastructure

Old Town
•
•
•
•
•

Streetscapes
Pocket Park
Community Gathering Spaces
Plazas
Green Infrastructure Open Spaces
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These adjustments and updates ensure that future development in
Sachse aligns with the community’s vision to meet its transportation
needs, as well as ensures the project priority list is reflective of the

M
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8. As indicated in this Plan for the Old Town Catalytic Area,
reconstructed 5th Street between the future round-a-bout and
SH 78 will be designed as a walkable, slower speed pedestrianfocused thoroughfare as differentiated from the design context
for the same reconstructed roadway from the round-a-about to
City Hall as that area is more suburban in nature.

ST

7. The connection between Ben Davis Road and Bunker Hill Road
is now designated as a collector street.

D

6. Cody Lane is now designated as an existing collector and not a
minor arterial.
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5. Rosewood Lane was updated to existing collector to Hudson
Drive.
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3. Industrial Drive is no longer a proposed collector connecting to
Ranch Road.
4. Hudson Drive was updated to existing collector between Sewell
Drive and Rosewood Lane.
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1. 3rd Street is now designated as a collector street and not a minor
arterial.
2. The Country Club Drive extension between Sachse Road and
Pleasant Valley Road has been updated to reflect the proposed
alignment associated with the residential development in the area.
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The Thoroughfare Plan approved in January 2015 has been updated
with the Plan Sachse initiative to reflect the recommendations
presented in this document and the feedback received during the
community input and engagement process. The updates account
for streets that have since been completed and to reflect the key
development strategies crafted during the comprehensive plan
update. The following changes were made and are reflected in the
new Master Thoroughfare Plan (MTP) (shown adjacent):
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Master Thoroughfare Plan
Master Thoroughfare Plan
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needs and goals within the City to support upcoming development
projects and implementation.
RECOMMENDATIONS
The following recommendations are specific to the Master
Thoroughfare Plan and the CIP projects identified throughout the
Plan Sachse process. Priority projects and other implementation
recommendations are included in the Implementation section of this
Plan. The MTP should be referenced when considering any CIP
project or investment to ensure it aligns with the Plan Sachse vision
and recommendation strategy.
Sable Hills
The Sable Hills area was platted in the 1960s, and public infrastructure
was never installed in a portion of it. In order to activate this area and
add it to the tax rolls, the City should consider installing the public
infrastructure as a future CIP project.
Streetscape Program
Public feedback greatly supported aesthetic enhancements to
the public realm of Sachse. New road projects should include
modern streetscape treatments such as decorative paving,
quality landscaping, lighting, pedestrian connections and other
enhancements. In coordination with the Parks, Trails and Open
Space Plan presented in this report, future parks projects should
likewise include creature comforts such as bathrooms, benches,
splash pads, and other desirable amenities.
In that context, many existing projects within Sachse currently do
not have such treatments. Each year, during budgeting, Parks and
Public Works should provide several project options for City Council
to consider during budget preparation to help bridge the gap.
CIP Program Road Reconstruction
Infrastructure reinvestment and enhancement was identified as a
need and priority during the Plan Sachse engagement process. The
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City should make it a long-term goal to reconstruct any asphalt and
ditch road section to concrete with curb, gutter and sidewalks as
such funding allows. These roadway reinvestments would not only
reinforce existing and potential development, but provide safety and
connectivity enhancements to pedestrians and bicyclists.
Non-Conforming Existing Streets
Sachse has many neighborhoods without conforming infrastructure,
such as no sidewalks, ditch drainage, or non-concrete surfaces. It
is an important goal of Sachse to have all non-conforming rights-ofway to be reconstructed, over time and as funding allows, to install
sidewalks, concrete, and curb/gutter. The timing and funding elements
clearly limit the immediate and wide scale implementation of this goal;
however, Staff in conjunction with City Council should be opportunistic
in addressing these issues when timing and funding allow.
Light Rail Transit
Upon research, it was discovered that the railroad tracks in Sachse
are highly unlikely to be used for non-freight rail services. However,
light rail could be beneficial to Sachse and present opportunities for
transit-oriented development. If things change in the future, Sachse
should consider participation in a light rail corridor, but in the near or
mid-term time frame, this does not appear to be a likely option.

S

UTILITIES + INFRASTRUCTURE
The following infrastructure recommendations and strategies provide
the backbone and support for the catalytic scenarios crafted for Plan
Sachse. Throughout the public engagement process, stakeholders
consistently reported that the utilities and infrastructure needs for
redevelopment are not available or being met in the catalytic areas,
which then discourages development from occurring. In order to make
the City appear “development ready” the utility and infrastructure
improvements need to be completed. These improvements should
be coordinated among City Staff and developers for funding and
implementation incentives.

limits and to provide natural filtration of stormwater runoff between the
active stream channel and the floodplain limits. Proposed development
plans for this area should focus on preserving the Stream 2E4 corridor
as a natural amenity and developing a stormwater management plan
that at a minimum will not increase downstream flooding and pollutant
loading into the stream.
Utilities

PGBT AREA

Significant water utility infrastructure is proposed to provide water
service to the PGBT area. The proposed Sachse South 1.25
MG elevated storage tank is planned to be constructed by 2018.
Additional water infrastructure needed to support this area include
a 16” line along Pleasant Valley west of Merritt Road and a 12” line
extending from the western terminus of the 16” line to an existing
12” line in Miles Road. A 12” line to complete a loop from Miles to
Pleasant Valley will be required to support development in this area
south of PGBT. Sanitary sewer service will be provided to the area
by a proposed 8” line along the north side of Pleasant Valley on the
south side of PGBT that will drain to a proposed 12” line (force main,
gravity main, and lift station) extending north adjacent to Stream 2E4
to Hudson Drive.

Stormwater

Streets

Stream 2E4 is a significant drainage channel that bisects the SH190/
PGBT catalytic neighborhood focus area. Substantial flooding and
erosion issues have been identified along Stream 2E4 from Hudson
Park to its confluence with Stream 2E3 just upstream of Merritt Road
and continuing east to the Soil Conservation Service Site 10 Reservoir
(Willow Lake). Development within the PGBT catalytic area will require
carefully planned and designed stormwater management systems to
ensure that downstream erosion and flooding conditions will not be
exacerbated by the addition of significant coverage of new impervious
surfaces. The stormwater management systems should take
advantage of the natural functionality of the Stream 2E4 corridor to
provide for volume management adjacent to the determined floodplain

Three collector roads are proposed for this development area in the
thoroughfare plan. These include two east-west collectors connecting
Miles Road to Merritt Road on both the north and south side of PGBT.
A north-south collector to the PGBT is proposed between the two
proposed east-west collectors.

The recommendations and implementation strategies presented in
this Plan are not all inclusive of the work that needs to be done, but
lay out a clear path forward that the City can embark on to ensure
priority projects are undertaken in a timely manner and that the
funding needs for these projects are being identified or met.
The following descriptions focus on the stormwater and utility needs
for each of catalytic areas in Sachse as they relate to the concepts
presented in this Plan.

INDUSTRIAL/RANCH ROAD AREA
Stormwater
The Industrial Tract area experiences some of the most significant
flooding in the City associated with Long Branch of Muddy Creek. SH

78 has been closed during flooding events that overtop the roadway
which creates significant risk to life and property. Development in this
area should incorporate stormwater management strategies that will
reduce flood risk within the development area and downstream of SH
78. Preliminary studies to identify deficiencies in existing stormwater
infrastructure along Long Branch are underway as part of the
development of a stormwater utility for the City. Regional detention
and stream corridor buffers for Long Branch in the development area
are recommended for further consideration.
Streets
The most recent thoroughfare plan for the City recommends the
construction of a collector street from Ranch Road through the existing
industrial park and connecting to SH 78. This would require a bridged
crossing of Long Branch and create significant commercial and industrial
traffic impacts to the surrounding residential developments and is not
recommended for consideration for future development in this area and
was removed from the Thoroughfare Plan.
OLD TOWN
Stormwater
Significant flooding has been identified in this catalytic neighborhood
focus area within the properties located immediately west of Sachse
Road between Billingsley Street and Alexander Street. Substantial
drainage from SH 78 is discharged into this area from the residential
alley that forms the perimeter of Brookview Court. Additional
stormwater discharge is expected from the proposed improvements
to 5th Street from a new headwall located at the intersection of Sachse
Road and Boone Street. This development area is generally located
near the headwaters of Stream 2D13 which flows north to south
from Alexander Street to Bunker Hill Road at the City limits. Flooding
and erosive conditions impacting public and private infrastructure
have been identified in multiple locations along this reach. Given
the location of the development area near the headwaters of the
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stream it is recommended that inclusion of stormwater volume and
quality controls integrated into the focus area be investigated further
in the context of the public space park/pond amenities indicated
on the catalytic plan at Sachse Road and 5th Street respectively.
Discharges from the 5th Street improvements south of SH 78 should,
at a minimum, be addressed in the area between Billingsley Street
and Alexander Street, taking advantage of a fully integrated light
impact/neighborhood design concept reflected in the catalytic plan.
RECOMMENDATIONS
CIP Program
These improvements and recommendations should be reflected in
an update to the CIP program. It is recommended that the ten year
CIP program be updated.
Stormwater Management Program
The City is currently in the process of studying the benefits derived
from creating a stormwater utility. This study has been on-going
throughout the Plan Sachse initiative and has direct correlation to
the recommendations and strategies recommended in this Plan.
As discussed throughout the stakeholder engagement process,
drainage issues pervade many areas of Sachse, and show a
demonstrable need for capital drainage improvements, improved
maintenance, and a formal stormwater management program to
meet State and Federal compliance. Such a special revenue source
could fund several sorely needed drainage projects throughout the
community. Sachse is one of just a few cities in DFW that does not
currently have a stormwater utility.
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IMPLEMENTATION
Now that the plans and recommendations have been crafted, what are the next steps? How does the City take Plan Sachse through to fruition and identify the priority projects
and development strategies? This section, based on the significant catalytic opportunities identified in this comprehensive plan, presents a realistic and comprehensive
implementation pathway which is key to ensure the plan becomes a reality.
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IMPLEMENTATION
Based on the significant catalytic opportunities identified in this
comprehensive plan, a realistic and comprehensive implementation
pathway is key to ensure the plan becomes a reality. Plan Sachse’s
success requires alignment of the market opportunities and infrastructure
needs within the context of a predictable and calibrated regulatory policy.
In this context, this section is organized by (i) identifying overarching,
citywide implementation initiatives; (ii) regulatory recommendations
to implement the catalytic opportunities; (iii) recommendations to
align the city’s internal organizational structure to support a long-term
plan implementation; and (iv) establishing benchmarks to measure
whether key elements of the plan are actually being implemented.
OVERALL CITYWIDE PRIORITIES
Some of the key recommendations include citywide policies relating to
SH 78 vitality and neighborhood integrity. Although a key to the Plan
Sachse comprehensive plan update has been the development of the
catalytic area scenarios, all future development and preservation
will require these overarching initiatives.
SH 78 is the major corridor through the City, anchoring much of
Sachse’s identity given the substantial commuter traffic through this
corridor. In addition, existing and new housing must start with quality
and remain vital, regardless of its location within the City. In this
context, the following city-wide policies will be critical to realizing the
vision of Plan Sachse.

Over the years, the City has undertaken several planning initiatives as
it relates to SH 78. One main study involving the ROW of the roadway
corridor is the 2014 SH 78 Visioning initiative. The main goal of this
initiative was to create an overall corridor vision and branding strategy
while identifying a priority area to focus planning and redevelopment
efforts. In this context, one of the early initiatives has been to focus on
implementing a street light banner program in conjunction with TxDOT.

•

The corridor already has many of the streetscape elements desired
within the ROW such as medians, street trees, and underground
utilities for the section of the corridor west of Ben Davis Road. One
of the reasons the 2014 Corridor Visioning initiative focused on the
section east of Ben Davis Drive is due to the fact that this section
of the corridor is generally characterized by older development with
overhead utilities and inconsistent streetscaping. Several of these
recommendations for this section of SH 78 are incorporated into the
Old Town section of this report.
In addition, some of the following improvements should be considered
for the entire section of SH 78 in partnership with TxDOT:
•

SH 78 Corridor
SH 78 is the main corridor that runs through the city and to a large
degree, the city’s identity is integrally tied to driving along SH 78. Given
its auto-oriented nature and need to remain a major regional arterial
through Sachse connecting the communities to the north to PGBT, the
immediate focus for SH 78 should be to improve corridor aesthetics
through a series of right of way (ROW) improvements and enhancing
design standards for private development along the corridor.

higher standards for the public and private realm improvements
such as Old Town between 3rd and 7th Streets.

•

Improve and unify key visual qualities of the SH 78 Corridor
such as public realm streetscape elements by providing a unifying
palette of materials. The palette of materials could include:
•

Enhanced street light standards (Pedestrian and Vehicular
Lighting)

•

Drought tolerant landscape palette for parkways and
medians that includes ornamental and shade trees in
addition to shrubs and ground cover

•

Sidewalk/trail and pedestrian amenities, especially with
a multi-use trail parallel to the rail road ROW along the
northern edge of the corridor.

•

Special treatment of key intersections and pedestrian
crosswalks with stamped concrete or asphalt

Identify key locations along the SH 78 Corridor to accentuate with

•

A short and long term strategy should be developed to address
the overhead utility lines along the corridor east of Ben Davis
Road, given the impact they can have on the visual appeal and
character of the corridor, including:
•

Based on existing development and the ultimate vision for
redevelopment along the corridor, certain sections of the
corridor, such as Old Town, should be considered as priority
for burying the overhead utility lines underground.

•

Although the cost of burying overhead utility lines can be
fairly expensive, they can be offset by the aesthetic benefits
that could ultimately increase property values, benefiting
both adjacent property owners and the city in the long run.

•

Develop a public-private partnership approach to addressing
the burying of utility lines at key priority locations.

•

The City’s participation to offset the difference in costs
between overhead and underground utilities could include a
range of options including zoning entitlements such as mix
and intensity of uses, developer’s agreements, Chapter 380
agreements, EDC incentives, and other incentives.

•

If undergrounding utility lines is not seen as feasible during
the immediate planning horizon (10 years), then they should
be located in a manner as to minimize their visual impact
on the Corridor by setting them back from the curb line.
Canopy or ornamental trees should be planted in between
the utility lines and the travel lanes to shield them and a
preferred setback of 10 feet is recommended.

The creation of unified sign plans for larger development
projects along the corridor should be encouraged to enhance
the visual character of development along SH 78 by:
•

Promoting consistency among signs within a development
thus creating visual harmony between signs, buildings, and
other components of the site;
77

•

•

•

Enhancing the sign compatibility with the architectural and
site design features within a development;

•

Encouraging signage that is in character with planned and
existing uses thus creating a unique sense of place; and

•

Encouraging multi-tenant commercial uses to develop
a unique set of sign regulations in conjunction with
development standards.

•

Install signature wayfinding, gateway monuments, decorative
traffic signals and internally illuminated cabinet street signs
at key intersections along SH 78 north and south. Signage should
reflect the Sachse brand and unique district identities along the
corridor, such as found in Old Town.
Improving the Private Development Context: In conjunction with
the SH 78 beautification initiative, the city undertook a detailed
inventory of all the existing private development along the corridor
and classified all sites by whether they met the building design or
landscape design standards or not. Generally a significant portion of
the older development between Brookview Drive and Williford Drive
consists of buildings and sites that do not meet the current zoning
standards for façade design and landscaping. For this discussion,
the corridor is divided into three general context zones based on the
existing development, future vision, and associated implementation
recommendations. The Southern Gateway section shall be from
Murphy Road to Brookview Drive. The Central Corridor Section
shall be from Brookview Drive to Williford Drive and the Northern
Gateway shall be from Williford Drive to the northern City limit line.
The following recommendations for private development standards
based on the context zone along the corridor:

•

Long-Term - Revise private development standards that:
•

Limit surface parking along SH 78 to no more than one
double-loaded parking aisle (angled or head-in);

•

Screen surface parking along SH 78;

•

Encourage shared parking between adjoining properties
with non-competing peak parking demands; and

•

Bring buildings closer to key street intersections to create
a visual anchor at major gateway points such as at Murphy
Road, Ben Davis Road, Williford Road, Ranch/Hooper Road,
and Woodbridge Parkway.

•

•

•

Mid-Term - Improve pedestrian connectivity along the frontage
of SH 78 and connections between major shopping sites and
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Improve and unify private development character by
providing a unifying palette of materials and design elements
for the Corridor that include:

2. Clay tile or metal sloped roofs;
3. Native and drought tolerant landscaping;
4. Screening of parking lots with shrubs or low walls;
5. Corner building/tower elements;
6. Architectural details for buildings emphasizing key
building entrances;
7. Façade details, vertical and horizontal courses such
as cornices, lintels, sills, and water courses should be
used to add interest along building facades; and
8. Vertical landmarks at key focal points
•

Encourage increased walking and bicycling to the corridor

Any new retail infill along this section of the corridor
should be through a set of Planned Development (PD)
District standards that encourage a block organization
that creates an interconnected system of internal “streets”
with sidewalks and continuity of storefront experience.
Some of the key elements of such a PD should include:
1. Anchor and pad tenants have ample visibility from SH 78
2. Buildings are located along the street edge, especially
at street intersections, and the majority of parking is
located in the interior of the site;
3. Block pattern should be designed in a manner as to
evolve to be more pedestrian friendly and walkable;

Encourage taller buildings (two to three stories) immediately
adjacent to the corridor in addition to intersection tower
elements to add appropriate scale, interest, and character
along SH 78.

1. Building materials of masonry such as limestone, brick,
and stucco;

Northern and Southern Gateways
Short-Term - Encourage maintenance of existing development
with landscaping and signage in good condition in the short term.

•

Undeveloped Parcels - The Northern Gateway zone includes
a significant number of undeveloped parcels. Development in
these parcels should incorporate the following design standards:

In addition to corridor-wide strategies, the sub-corridor improvements
and strategies include:

•

by improving pedestrian and trail connections to adjoining
neighborhoods along the major cross streets (Williford Road,
Sable Drive, Ranch/Hooper Road, Woodbridge Parkway,
and Country Club Drive)

adjoining neighborhoods along cross streets.

4. Incorporate small public spaces or areas for sidewalk
cafes; and
5. Interconnected driveways and walkways to create a
park-once environment.
•

Encourage a residential PD for the former industrial site
at the intersection of Ranch Road and SH 78 due to its
location with appropriate buffers to the industrial uses and
the rail line to the west and south. Such a neighborhood PD
should include the following elements:
1. Walkable block pattern with a range of residential
building types
2. Preserve opportunities for small scale, neighborhood
oriented retail at the hard corner with appropriate
transitions to the new neighborhood.
3. Incorporate parks and trails as amenities and buffers.

Central Corridor Section
Given the significant number of underutilized properties and older
retail sites along this section of the corridor that do not meet the City’s

landscaping or commercial façade design standards, the focus within
the Central Section should be to encourage properties to comply
with these standards through incentives. In this context, the following
recommendations are relevant to the Central Corridor Section:
•

Create a façade and site improvement grant program that
would provide City and/or EDC matching funds to help
property owners comply with the landscaping and/or façade
design standards. Such a program should incentivize the
redevelopment of underutilized commercial uses in a manner
that is more consistent with the City’s vision for redevelopment
along SH 78 including:
•

Minimizing visual clutter by replacing non-conforming signs
and pole signs with coordinated monument and building signs;

•

Planting right-of-way bushes and street trees;

•

Providing cross-access to adjacent lots;

•

Eliminating graffiti and outdoor storage along SH 78 frontage;

•

Encourage uses such as sit-down restaurants, small scale
retail, neighborhood services, and office uses and limit autorelated sales and service uses; and

•

The City may want to consider including an associated
agreement with the property owner that limits undesirable uses.

•

Prioritize the use of such a façade/site improvement grant
funding on properties within the central corridor of SH 78.

•

Refine the non-conformities section of the zoning ordinance to
provide increased flexibility for modifications to existing buildings
and sites that decrease their non-compliance to building facade
and landscaping standards

•

Encourage buildings or tower elements at the intersection of
SH 78 with Sachse Road and 5th Street to create a “gateway”
into Old Town.

•

Create a unique set of façade design standards for the central
section of the corridor that is more aligned with the vision for Old
Town including:
•

Buildings oriented towards street intersections with surface
parking located in the middle of the block and screened with
shrubs or low walls;

•

Corner building/tower elements;

•

Masonry building materials such as limestone, brick, and
stucco;

•

Clay tile or metal sloped or flat roofs;

•

Architectural details for buildings emphasizing key building
entrances

•

Façade details, vertical and horizontal courses such as
cornices, lintels, sills, and water courses should be used to
add interest along building facades

Merritt Road Corridor
During the process the consultants and staff met with major regional
retail developers to test various concepts on PGBT. Every developer
mentioned that it would be critical for Merritt Road to be realigned with
Woodbridge Parkway to realize the highest potential for the Turnpike
district. This realignment was included in the 2001 plan, but it was
not prioritized ahead of other road projects. Since then, Woodbridge
Parkway was extended north to connect to FM 544. Sachse’s retail
trade area extends well into the FM 544 corridor. With development
of the Turnpike imminent, it is imperative for the City to prioritize this
realignment to provide a regional connection between FM 544 and
PGBT. The remainder of Merritt Road should be split into at least two (2)
phases: widening from Pleasant Valley to Hudson; and widening from
Hudson to Sachse Road. An ensuing traffic study of the Woodbridge
Parkway corridor should then be conducted to determine if any additional
changes are warranted. It is important to note that the NCTCOG and
Collin County both identified the Woodbridge/Merritt roadway being a
key north/south corridor for the western Lake Lavon region.

Sachse’s long-term future is inextricably tied to its housing quality and
conditions. While one challenge is to protect and preserve existing
neighborhoods, another is to ensure future housing further strengthens
the city’s status in the region. In the city’s mature existing neighborhoods,
maintenance and upkeep of homes, yards, perimeter fences, and entry
features are increasingly becoming issues to be addressed. In addition,
investment into quality of life amenities such as trails and parks for
improved walkability and recreation are also important.
In new neighborhoods, a range of housing options, tree preservation,
high quality layout and design should be a minimum requirement to
ensure that these important amenities are considered while creating
neighborhoods that have a sense of character. Each of these
considerations, if done well, can strengthen the character of the
neighborhoods that are so important to Sachse. Specifically, the city
should consider the following recommendations to implement its goal
of neighborhood integrity:
•

Reevaluate garage sale and “bulk trash” policies.

•

Assess the current City regulations pertaining to neighborhood
nuisance issues such as high grass, trash, weeds, outdoor
storage, building maintenance, and parking of vehicles with
the goal of updating them based on regional best practices and
community preferences. This assessment should consider the
creation of a substandard structures program that would
address enforcement and abatement options to buildings that
are a hazard to public health and safety.

•

Consider a rental registration program that extends inspections
of rental property into neighborhoods in order to protect property
values, prevent neighborhood decline, and ensure continued
compliance with regulations.

•

Continue to prioritize commercial code enforcement via the
COSI (Commercial Site Integrity) Program to ensure continued
compliance with development and safety regulations and to
ensure completion of deferred maintenance on commercial
properties, HOA common areas, and other non-residential sites.

•

Consider creating a neighborhood integrity program that would
provide City matching funds to neighborhood associations to

NEIGHBORHOOD INTEGRITY AND HOUSING POLICY
Sachse is essentially known as a residential community and “Where
Great Neighbors Live.” Sachse residents enjoy quiet internal
neighborhood streets with little traffic, mature trees, and access to good
schools and a low crime rate. Investing in the City’s neighborhoods is
essential in order to ensure that neighborhoods retain their value thus
enabling the City to provide a higher level of service to its residents.
Since much of the City consists of existing residential neighborhoods,
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RESIDENTIAL MARKET VALUES

maintain neighborhood-wide amenities such as perimeter walls,
entry monuments, landscaping, trails, detention amenities, and
parking of vehicles. Priority should be given to neighborhoods with
the highest need and/or willingness to participate through funding.
•

Other policies that the City may want to evaluate in the future
include graffiti, animals, donation bins, indoor smoking,
restaurant inspections, irrigation audits, arbor programs, or
other programs that may provide value.

•

Stricter signage controls

•

De-Clutter Policy (Programs to help minimize visual clutter and
sign inventory).

AGE OF HOMES

The increased velocity and price appreciation over the last several
years has generated increased revenue for the City, but as developable
land becomes scarce, the City will no longer be able to be dependent
on the existing housing velocity to sustain the budget. As a result, new
housing should be used to create sustainable development patterns
that will be attractive to a wide range of buyers to support move-up
and downsizing as needs and wants evolve and to take advantage
of the broader market. As part of this process, the Consultant Team
calculated the remaining infill tracts would only support a three to four
year supply of land at the current development velocity. The remaining
land includes a majority of undeveloped tracts, and does not factor in
undevelopable parcels, ownership desires, or other issues; therefore
there is likely less supply than three to four years.
To combat rising housing costs and increase housing choices, more
compact residential development could be supplied through mixed
developments with a variety of lot alternatives. This would create
Year

# of Homes

Older Than 1980

405

1980s

1182

1990s

2037

2000s

2926

2010s

5700
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SACHSE AREA NEW HOME ACTIVITY

a mixed amount of affordable cost homes without degrading the
character of existing neighborhoods. Greater diversification will
also create value through offering broader housing choices and
also create a stronger market which would otherwise be relegated
to aging homes in older subdivisions, which would likely have an
inverse effect on values in greater concentration. Housing diversity
can be encouraged through performance based incentives.
A high-level neighborhood assessment and inventory indicates that
the majority of Sachse housing is in good condition, however factors
are showing signs of aging neighborhoods in older subdivisions.
Age affects all neighborhoods and is inevitable, but fortunately, a
large portion of housing stock in Sachse consists of relatively new
homes. Nearly 50% of the housing stock has been built since 2010,
and almost 75% since 2000. Thus, the stock of existing homes
today requires less maintenance, compared to much older housing
inventory in nearby communities. The current average age of housing
in Sachse is only 17 years old. Conversely, approximately one-third
of the existing housing stock is 30 or more years old. As the housing
stock ages, the City should explore programs to maintain housing
quality and neighborhood brand to ensure enhanced property values.
Sachse is in a prime position to initiate a citywide monitoring of various
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SINGLE FAMILY RESIDENTIAL DENSITY

OCCUPANCY TYPES

Percent
Owner Occupied

84%

Rental

16%

factors to be proactive in addressing factors that affect housing quality,
especially in aging neighborhoods, and can mitigate these factors in
advance. A proactive policy should include an annual assessment
that evaluates operational effectiveness and factors that contribute
or impact neighborhood quality and integrity.
One of the largest key indicators of neighborhood quality is home
value. Home value change can indicate fluctuations in neighborhoods
that may not be visible to physical assessment or significant to
affect other indicators. While home values have increased citywide
during the post-recession recovery and this was not observed in any
neighborhoods overall, monitoring and measuring declining home
values will likely be the first signs of neighborhood decline.
Another contributor to housing decline is increased occurrences of
crime, or perception of increased crime. The City should track annual
property and personal crime statistics by neighborhood to measure
any increases over time. Crime in Sachse is substantially less than
state and national averages, however, monitoring crime occurrences
can reveal changes that may impact neighborhood health and
housing values.
Fiscal distress, or foreclosures, also contributes to neighborhood
decline. Foreclosed properties have higher vacancy rates, increased
vandalism, and higher code violations due to maintenance neglect.
Foreclosed homes also suffer from greater crime. Annual monitoring
of foreclosure rates will enable greater insight into housing issues. In
addition, there are many state and non-profit organizations that can
support mortgage failures and mitigate foreclosures to insure against
neighborhood impacts and social equity. Other factors which also
contribute to neighborhood decay are concentration of rentals, shift
in demographics, and increased code violations.
Enforcing code compliance and developing programs that encourage

on-going maintenance will ensure Sachse sustains its image as a
choice community. As neighborhoods mature, the City will need to
become more aggressive to ensure all property owners add to effort
to maintain their property. There will be increasing need for additional
code compliance enforcement and other programs that incentivize
property reinvestment, such as arbor programs that plant trees on
lots without them.
The available land for residential development is less than 900
acres, and thus infill development must be strategic and cater to
reinforcing neighborhood quality and supporting regional housing
health. Quality housing can also be leveraged to support economic
development initiatives (such as corporate attraction).
An analysis was conducted to examine non-owner occupied
properties in the City of Sachse. Rental properties today only
represent 16% of the existing single-family residential housing stock.
This represents an imbalance of rental housing in Sachse. According
to the Federal Reserve Bank, the average percentage of rental is
closer to 40% across Dallas/Fort Worth.
Housing stock should include a broader mix of quality affordable housing
and balanced mix of for sale and rental units. However, affordable
housing must be designed in a way to not sacrifice neighborhood
quality or integrity. To mitigate impacts of rental property, concentration
of rental property should be minimized since high density of rental
properties can have a negative impact on neighborhood values.
Homeowners associations usually limit the number of rentals allowed
in a neighborhood. In addition, the City can integrate a rental inspection
program to monitor rentals and increase maintenance through annual
inspections. These programs are often self-funded through the fees
they generate and have been proved effective to mitigate rental
impacts in neighborhoods.
A rental registration and inspection program can mitigate potential
issues caused by rental properties. A rental inspection program may
include the following components:
•

Lease registration and annual registration fee of approximately
$50 to $100;

•

Contact information for owners and property managers;

•

Interior safety inspection and exterior safety inspection;

•

Maximum number of residents per unit;

•

Incremental fines for non-compliance of registration and
ordinance violations;

•

Educational programs including property maintenance advice,
building zoning, and property standards codes to all landlords
and tenants;

•

Collection of fees used to support specific neighborhood
revitalization programs; and

•

Target marketing of first time homebuyer programs and housing
incentive programs to all rental property tenants

To ensure the existing housing stock meets the demand of future
buyers, the City of Sachse should also encourage reinvestment in
the older housing stock within the City. An incentive-based home
reinvestment program may reduce financial hurdles to make significant
home improvements for Sachse homeowners living in older homes.
Effective programs provide rebate on qualifying external and internal
improvements but may be capped at a maximum rebate. Eligibility
may be based on the age, appraised value, and expenditures on
property updates. Metrics should be collected on all properties to
measure the effectiveness of the program over time. A baseline
measurement of success should be the percent increase in property
values relative to city average and program utilization against the
total number of qualified homes. Additional measurements may
include analysis on the internal rate of return, positive net present
value, and a return on rebate funds provided by the City.
Health Services
Dallas County currently provides health related inspection services
to the City of Sachse at a cost that is well below what it would cost to
provide the services in-house. However, public input demonstrated
some support for improved quality control for these services, cleaner
restaurants, and maybe even exploring indoor smoking restrictions.
As the commercial tax base expands in Sachse to include more
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restaurants and destination areas of interest, and as resident
expectations increase, the City may want to consider providing health
inspections in-house in addition to other best practices, such as
smoking regulations, annual business inspections (fire) coordinated
with its Commercial Site Integrity (COSI) program, and re-evaluation
of its distance separation policies for certain uses.

PGBT TURNPIKE OVERLAY DISTRICT

A REVISED ZONING FRAMEWORK
In addition to critical infrastructure, the City should facilitate the
implementation of the catalytic area plans for the PGBT corridor, Old
Town, and the Industrial Area through the calibration of appropriate
zoning tools. For the PGBT Corridor and Old Town, refined tools could
include the development of new zoning, design and site development
standards in conjunction with a City-initiated rezoning. The Cityinitiated approach enables coherence, coordination, value protection
and predictability from ownership to ownership across the plan area.

A strong vision now owned by the Community and represented
in Plan Sachse cannot be realized without an alignment with the
regulatory tools in the City’s development ordinances. This alignment
will provide market momentum for quality development, provide the
market predictability and give staff a rational method for sustained
implementation. In that regard, guidance to implement the unique
opportunities for each catalytic area follows.
PGBT Corridor
PGBT TURNPIKE OVERLAY SUB-DISTRICTS

For the Industrial Area, the zoning recommendations could include
overlay criteria for the city to consider a developer initiated zoning
change based on specific outcomes desired for the site. That criteria
could include performance standards in terms of establishing a
baseline mix of housing types to ensure multifamily is incorporated
into a neighborhood context, as well as walkability design standards
to ensure connectivity within the neighborhood and with area trails.
Mixed-use zoning for each of these areas will enable development
that incorporates a variety of housing types, creating distinct
destinations and neighborhoods that speak to a broad marketplace
that has become discerning in its desire for quality places to live, work,
recreate and play. Alignment of zoning and development standards
with the Plan Sachse vision will promote walkability, each with a mix of
retail, restaurants, offices, civic uses, and housing options. Mixed-use
zoning will also reinforce each scenario area with a unique identity
and increase incremental development potential. Unique identities, for
example, are driving decisions for the location of quality “sit down”
restaurants in the highly competitive North Texas market.
Developed in a sustainable and walkable way, each area also can
ensure its connection to an expanded regional trail system and serve
as “gateways” that create gravity for higher-quality development.
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to create places that can be used for events and social gathering
places to celebrate Sachse and embrace the community. In addition
to relieving fiscal pressures and creating community context, mixeduse zoning can focus higher impact development in the focus areas
and allow Sachse to protect adjacent suburban neighborhoods and
other environmentally sensitive areas.

With connectivity in the regional system, quality neighborhood site
design will promote multi-modal travel and reduce auto dependency,
roadway congestion, and air pollution.
Higher quality design will also promote a sense of “community” and
“place” as developers implement and developments unfold. Sachse
lacks gathering places and trail connections, small parks and other
neighborhood-scale open areas, which can be designed in a way

The property along Bush Turnpike in Sachse currently has a variety
of underlying zoning designations (i.e., C-2, OP, PD, AG), while the
entire area is located in the Sachse Turnpike Overlay Zone. The
Sachse Turnpike Overlay District is in turn composed of three subdistricts (see adjacent maps). While the Overlay District mainly
addresses landscaping and screening standards, the outcomes
envisioned are suburban in terms of only auto-oriented; use based
rather than character based; and likely will result in somewhat
disjointed development. In addition, several of the standards for the
Commercial and Transition subdistricts are inconsistent with the
Community’s vision for the PGBT Corridor under Plan Sachse.
Plan Sachse sets out three distinct scenarios, with several
permutations and combinations of the scenarios possible for the
ultimate development of the PGBT area. Regardless of the specific
scenario considered under the vision, the following principles set the
stage for the future regulatory approach:
•

Focus on creating a sense of place and arrival with high quality
development given the limited opportunities for development
frontage along the PGBT Corridor in Sachse. To this end, what is
high quality in the Sachse context should take into consideration
the physical and environmental aspects of the land, its rural

development opportunities based on the type and “character”
of development;

CITYLINE FRAMEWORK PLAN

•

Encourage a mix of commercial (retail, office, medical,
entertainment), and a range of medium and higher density
residential uses by right as long as those residential uses are
not isolated large standalone single pods and are located within
a design context that respects immediately adjacent existing
single family neighborhoods; and

•

Establish high-quality design standards for all the major
elements of the public and private realm including buildings,
streets, streetscapes, and open spaces;

Old Town

Example of encouraging the “Master Developer” context over the different ownership interests in an area to allow for a range of development opportunities

words, “running” water, wastewater and power utilities as the “crow
flies” under large parking lots without regard to redeveloping those
lots could make future redevelopment cost prohibitive;

roots, and small town character in addition to creating a series of
walkable neighborhoods and destinations;
•

•

•

A flexible, market based approach to determining the highest
and best mix of uses given its regional location, access, and
potential. In addition, a more incremental approach that can
elevate the regional market to allow for longer term, but higher
intensity and higher value development should be emphasized
over short-term suburban, single-use development;
Encourage a “master developer” context over the different
ownership interests by requiring continuity and consistency of
the street and open space network to achieve an interconnected
network of streets and blocks that allows for a range of
development opportunities and transportation modes;
The design of “big box” retail sites in terms of utility “runs”
should be designed for eventual redevelopment in terms of a
walkable block structure so that when those projects reach the
end of their lifecycle in the future, they can be redeveloped into a
more urban fabric without the high cost of utility relocation. In other

•
•

Well-designed transitions to new and existing neighborhoods
to preserve their character and integrity in terms of scale, street
character, pedestrian convenience, and similar attributes.
Well-designed and integrated multifamily that transitions to
the neighborhoods and follows high level of design standards
established by the City and community through this process.

With respect to the zoning tool for the PGBT Area, the creation of
a new mixed-use, design-based zoning district with a framework
plan structure through a City-initiated rezoning in cooperation
with the property owners will ensure implementation of the Plan
Sachse vision. This new zoning district should balance the need for
predictability with flexibility to address changing market demand. At
a minimum, it should:
•

Establish distinct sub-areas to implement the different

The catalytic vision for Old Town focuses on key redevelopment
opportunities within Sachse’s greater historic core. It includes
distinct character areas that include the 5th Street Corridor, the SH
78 frontage, the northern edge across SH 78, and transitions to the
existing neighborhoods.
A carefully crafted zoning and development standards tool will be
necessary to preserve existing assets and to implement the future
vision for redevelopment within Old Town. One of the most critical
aspects of successful plan implementation is establishing adjacency
predictability and urbane transitions to existing neighborhoods for
redevelopment. This ensures that property values will increase
consistently as redevelopment occurs. Consequently, a regulatory
mechanism consistent with the community vision is essential for
Plan Sachse to be implemented.
Old Town and surrounding adjoining blocks were developed prior to
the formal institution of the current zoning framework. Much of the
City’s original center was designed with pedestrians in mind. Several
aspects of Sachse’s current regulatory framework for Old Town are
incompatible, therefore, with building on that original town fabric and
achieving the vision for a walkable downtown. In this regard, the
following should be considered:
•

Existing zoning districts within Old Town do not directly relate to
the Old Town vision and catalytic plan that calls for a walkable
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mixed-use pedestrian-scale form. Specifically, the current zoning
districts do not implement the distinct neighborhood-scale vision
of a core community space with restaurants and mixed use in a
walkable context that feathers to the surrounding single family
fabric as they develop. Accordingly a City-initiated form-based
zoning structure should replace the existing zoning that
establishes building, block, public space and street design
standards that are consistent with the different character
zones within the vision for Old Town
•

•

•

PROCESS PLATFORM

Strategic
Management

Existing mixed-use ordinance addresses some of the needs that
need to be implemented in Old Town, but they need to be refined
and redrafted to better match the community’s vision.
Design and development standards should be crafted so that a
new building can be located on the lot in a way that the building
site supports walkable frontages and creates pedestrian-scale
spaces with adjacent buildings, providing property owners with
assurance that a compatible building will be constructed on the
adjacent lot to achieve those neighborhood design outcomes;

Comp Plan

The use of PDs in and around Old Town creates an environment
where “adjacency predictability” becomes difficult. The use of PD
zoning within Old Town should be discouraged since the resulting
built environment is often unpredictable and the PD zoning does
not easily allow a building to transition based on changes in the
market since it is often created for a specific building and use;

Department
Plans

•

Current zoning in the larger Old Town area is disjointed and does
not coalesce into a clear demarcation of a center, edge, transitions,
and neighborhoods as identified in the new Old Town catalytic plan;

•

In addition, mixing residential with other commercial uses, a key
aspect of long-term downtown livability, is not permitted by right
in many Old Town Zoning districts. Accordingly, modification to
standards is critical to facilitate integration of mixed residential
types sought by the community through design details and
transitions to adjoining neighborhoods so that the community
vision and outcomes are aligned.
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Mission/Goals driven by Plan Sachse
Strategic Policies

•
•

Catalytic Area Plan Elements and Overall City-Wide Plan Elements
Plan Policies and Recommendations

•

Establishment of Key Criteria and Accountability Indicators guided by Plan Sachse
in order to utilize the Project Performance Matrix
Business Plans/Action Plans Created and Measured by Policies and Indicators

•

•
Budget

•

Budgets Organized Across Departments consistent within the Plan Sachse Vision in
order to utilize the Project Performance Matrix
Capital and Operating Budgets Tested through Fiscal Model and Indicators

development and design standards for any requested rezoning of
the Industrial Area, the following refinements to the Sachse Zoning
ordinances should be considered:
•

Clean up Zoning Districts: Clean up and amend zoning districts
by eliminating any obsolete standards and incorporating simple
graphics and illustrations;

•

Zoning Ordinance Organization and Readability: Given the

Overall Zoning Ordinance Amendments
For the remainder of Sachse and in order to encourage proper

•
•

age of the zoning ordinance, it does not include several of the
advances in ordinance organization and use of graphics.
•

Use Lists and Tables: Simplify the list of land uses to major
categories (with definitions) with scale and/or performance
standards that differentiate between different uses in the same
sub-category. Provide for some administrative flexibility on
interpreting new or unlisted uses and an appeal process to City
Council and the Planning and Zoning Commission.

•

Associated Regulations: The City should, on an on-going
basis, maintain current regulations and best practices for the
international construction codes (i.e., IBC, IFC), subdivision
regulations, and any other standard or process that impacts
the development process with priority placed on high standards
with flexibility that values the desired end result to achieve high
quality, functional, safe, and aesthetically pleasing development
that protects the City’s long-range tax base.

•

Submittal Requirements: Currently, there are no clear guidelines
or requirements for submittal for different types of permits and
applications (including a clear hierarchy of plan types).

•

The current review process should be streamlined so that
development projects consistent with the new vision and
revised overarching zoning are approved administratively.
This will not only reduce the time taken for development approval,
it will increase adjacency predictability and resulting levels of
reinvestment. In addition, since all the standards will be clearly
established upfront, it will be less risky to a developer/applicant.

•

Streamline and Clarify Provisions and Process: Currently,
administrative duties and roles are not clearly defined nor are
the processes for different types of applications clearly laid out in
the ordinance. In addition, make public notification requirements
consistent with State law requirements to eliminate conflicts.

Zoning regulations when seen through the lens of fiscal policy
suggests valuing efficiency in process, maximizing property value,
high design standards with flexible administration, and maintaining
modern standards. Specifically, the platting processes and commercial
design standards require immediate attention, and rebranding the
Community Development department as Development Services
would signify a more growth-oriented and customer service minded
approach, especially for businesses or developers wanting to do
business with the City.
CITY MANAGEMENT + GOVERNANCE STRUCTURE
Implementation and Fiscal Integrity
Just before the initiation of Plan Sachse, the City embarked on a
Strategic Management Plan that established specific goals, strategies

and action items that guide the day-to-day operations of the different
city departments. Based on a City Council SWOT process, six focus
areas were prioritized to guide this Strategic Management Plan:
•
•
•
•
•
•

Infrastructure
Financial Security/Sustainability
Quality of Life
Strategic Development
Safety
Quality Government

Guided by that policy, Plan Sachse is the first level of creating an
implementation platform for the City’s strategic plan since it establishes
the community’s vision with respect to all the major elements of the
built environment – land use, transportation, parks, and economic
development. Essentially, Plan Sachse links the City’s long-term
vision, along with policy regarding land use within the Catalytic
Areas, neighborhood character, infrastructure, regional connectivity
and economic development with the Strategic Management Plan.
Accordingly, Plan Sachse becomes the central tool in shaping,
developing, and implementing the City’s Strategic Management Plan.
In this regard, the Comprehensive Plan acts as a “business plan” that
aligns the physical development of the city with the organizational
and management structure of running the City as an entity that
provides important services and functions for its residents. In this
context, the implementation recommendations herein become the
bridge linking vision and strategy to actions. That bridge then sets up
the creation of department specific work plans that in turn feed into
the City’s capital and operational budgeting process (see Process
Platform on previous page).
Coordinated departmental business plans will be the key to
sustained, consistent implementation. Departments should prepare
their business plans following an analysis of their department’s
strengths, weaknesses, opportunities and threats and with the goal
of implementing best practices associated with the services they
provide. These plans can be prepared each year and could become
the basis for developing department budgets together with their
departmental work plans. The work plan, in combination with the
business plan, clearly outlines what the department is planning to do,

how they are planning to do it and when they project the work will be
completed consistent with the process platform for implementing Plan
Sachse. In crafting those departmental action plans, performance
indicators will need to be crafted within and among the departments.
Those indicators should be guided by a set of Key Criteria and the
proposed Project Performance Criteria below.
Additionally, with an aging city comes more specialized needs in
regards to visualizing, analyzing, and interpreting data. In the near
future, Sachse could greatly benefit from in-house GIS in the areas
of public safety, asset management, economic development, and
strategic planning. This will help align not only the City goals and
coordinated departmental business plans, but provide streamlined
and up-to-date processes for City plans and project priorities.
Key Criteria and Performance Project Matrix
In order to implement Plan Sachse within the context of limited
resources—a situation all municipalities face, the Community, Staff
and City Council will be making choices on what investments to make.
All the projects identified in Plan Sachse cannot be funded through
any one public funding source. Accordingly, a range of funding options
should be considered in addition to designating different “buckets”
of dollars that are appropriate for different types of improvements
based on the scale and impact of the improvements. Refinement and
Prioritization of projects and how they are funded should be based on
the level to which each initiative implements one or more of the Plan
Sachse vision, policies and catalytic development areas.
In that regard, the following key criteria should be considered to
prioritize projects for internal budgeting priority or when applicants
for projects request public investment, incentives or rezoning:
•

Differentiates Sachse in attracting quality development, jobs,
restaurants, etc.

•

Reinforces the vision for the two major focus areas –PGBT or
Old Town:
•

Promotes the creation of a regional destination with a critical
mass of commercial uses (retail or employment);

•

Supports a range of housing types within a walkable
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neighborhood context with appropriate commercial (retail/
employment) and meaningful open space;
•

Transitions to existing neighborhoods;

•

Promotes the use of Low Impact Development (LID)
concepts and practices; and

•

Development is of the appropriate intensity and quality of
design

•

Catalyzes additional development in the area (adjoining
vacant property)

•

Creates long-term positive impact on the City’s fiscal condition
and adds to the tax base

•

Improves the jobs-housing balance

•

Leverages creeks and natural constraints as amenities within
the development and connects to the regional trail system

Based on these prioritization criteria, the major initiatives
recommended through this plan have been organized in the Project
Performance Matrix, see table on the next page. This project-based
tool will be guided by the Performance Process Platform, the Key
Criteria above and departmental performance indicators.
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PERFORMANCE PROJECT MATRIX
Implementation Initiative or Project

Outcomes

Type

Funding

Responsible
Department

Benchmark

High Priority Projects (1 to 3 Year Implementation Horizon)
Zoning Amendments

PGBT Development Opportunities

Old Town

Community Development Corporation

Planning

Immediate

PW - Water Projects (Water Tower,
Bunker Hill Water Main Extension, Utility Fund/Gen. Fund
South Water Main Loop)

PW

12 - 36 Months

PW - Sewer Projects (Various)

Utility Fund/Gen. Fund/
CIP/Impact Fees

PW

12 - 36 Months

PW - Merritt Road Realignment

Impact Fee/CIP

PW

Immediate

PW - Merritt Road Widening (from
Impact Fee/CIP
Pleasant Valley to Hudson Drive)

PW

24 - 36 Months

EDC Incentive Policy (Implement
CDC)

CDC/TIF/PID

EDC

12 Months

Regional Detention/Parks

Utility Fund/TIF/PID

PW/Parks/
Planning

Development Related

Zoning Amendments

General Fund

Planning

Immediate (FY 17 Budget)

Facilitate the redevelopment of Old Town (public realm and
private development) into a walkable village center at SH
78 and 5th Street/Sachse Road

5th Street Improvements

County/City CIP

PW

24 Months

EDC Incentive Policy/CDC

EDC/CDC

EDC

12 Months

Regional Detention/Park(s)/
Community Square

Utility Fund/Bond

PW/Parks

36 - 48 Months

Ability to capitalize on any imminent PGBT development;
support the implementation of Old Town planning initiatives

Creation of CDC through Voter
Referendum

General Fund

CMO, Parks

12 Months

Development of PGBT frontage with a vibrant mix of uses
that can diversity the tax base and provide a range of uses
and opportunities for Sachse citizens

General Fund
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PERFORMANCE PROJECT MATRIX
Implementation Initiative or Project

Outcomes

Improve the private realm context along SH 78
SH 78 Streetscape and Beautification

Formally include and prioritize all projects into CIP Plan

Type

Funding

Reduce code enforcement issues, improve neighborhood
values, retain residents
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Benchmark

Zoning Amendments

General Fund

Planning

12 - 24 Months

Facade Improvement Grant
Program

General Fund, CDC, EDC

Planning, EDC,
CMO

24 Months

Undertake wayfinding initiative,
including enhanced lighting,
gateway monuments and cabinet
street signs

General Fund, CDC

Planning

24 - 36 Months

Develop a Branding Initiative

General Fund, EDC

EDC, Planning

12 - 24 Months

Revised CIP Plan

N/A

PW, EDC

12 Months

Planning

24 Months

Revise zoning standards for new
neighborhoods (add requirements
General Fund
Create new neighborhoods that can retain values long-term for parks/open space, trails, and
housing mix to support long-term
neighborhood integrity)
Neighborhood Integrity

Responsible
Department

Rental Inspection Program

General Fund

Community
Development

24 - 36 Months

Code Enforcement Related
Ordinances

N/A

Planning, Code

12 - 24 Months

Develop a Neighborhood
General Fund
Improvement Partnership program

Planning

24 - 36 Months

Implement a substandard building
N/A
program

Community
Development

24 Months

PERFORMANCE PROJECT MATRIX
Implementation Initiative or Project

Citywide Plans
(MTP, Parks Trails and Open Space)

Outcomes

Implement/integrate the overarching goals of the
Comprehensive Plan

Type

Funding

Responsible
Department

Benchmark

Develop a more detailed trail plan
implementing Plan Sachse goals

General Fund

Parks, Planning,
PW

36 Months

Develop a more detailed park plan
implementing Plan Sachse goals

General Fund

Parks, Planning

36 Months

Implement Priority MTP projects
through the CIP

Gen. Fund/CIP/Bond

PW

12 Months

Update/develop impact fee
ordinance

General Fund

Planning/PW

24 Months

Creation of Stormwater Utility
(Regional Drainage Fee Program)

In Progress

PW

12 Months

Conduct Facilities Study

General Fund

CMO, Parks, PW

24 - 36 Months

10 Year CIP Program Update

General Fund

PW

24 - 36 Months

State/Federal Grants,
CDC, Bond

Parks, Planning

6 - 7 Years

Medium Priority Projects (4 to 7 Year Implementation Horizon)
SH 78 Streetscape and Beautification

Improve aesthetics of SH 78 ROW

Regional trail along north side of
SH 78 corridor

Neighborhood Integrity

Improve neighborhood values and retain residents

Develop a Safe Routes to Schools
Gen. Fund/SRTS Grants
Plan

PW

5 - 6 Years

PW - Merritt Road Widening (from
Impact Fee/CIP
Hudson Drive to Sachse Road)

PW

3 - 8 Years

Sable Hills Public Infrastructure

PW

6 - 7 Years

Revise Park Dedication Ordinance N/A

Planning, Parks

4 - 5 Years

Expand sidewalks in existing
neighborhoods

PW, Parks

6 - 7 Years

Master Thoroughfare Plan (MTP)

Parks and Trails Plan

Implement the medium priority projects

Implement the Parks and Trails Plan

CIP

Gen. Fund/CIP
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PERFORMANCE PROJECT MATRIX
Implementation Initiative or Project

Outcomes

Type

Funding

Responsible
Department

Benchmark

Low/On-Going Priority Projects (8+ Year Implementation Horizon)
Future Land Use Plan (FLUP)

Parks and Trails Plan

Master Thoroughfare Plan
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Implement Future Land Use and Comp Plan
Recommendations

Implement the longer-term Parks and Trails Plan projects

Implement the Master Thoroughfare Plan
recommendations based on long-term or ongoing goals

Comprehensive rewrite of zoning,
subdivision and sign regulations

General Fund

Planning

Ongoing

Improve landfill site into a park,
regional trail connections

Development Related/
CDC

Parks, Planning

Development Related

Improve soil conservation lakes
into active open spaces

CDC

Parks, PW

Ongoing

Recommend annual streetscape
enhancement projects

N/A

Parks, PW

Ongoing, Annually

Road/ditch reconstruction from
asphalt to concrete

General Fund, CIP

PW

Ongoing

APPENDIX
The following sections include the detailed online stakeholder survey questions and answers, the historical development and market context for
Sachse, and the overall demographic and market data. This information set the foundation for the Plan Sachse analysis and established the vision
within which the Team undertook the initiative.
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APPENDIX A: SURVEY QUESTIONS
SURVEY 1 - MAY 2016

9.5+26+3020113z
38+19+3292z

17+83+z
17+83+z
Do you work in Sachse?

What age group do you fit within?
Age Group

Respondents

20 - 30

25

31 - 40

68

41 - 50

79

51 - 60

53

61 - 70

28

70+

9

%

How long have you lived in Sachse?

What is the single most important issue facing Sachse today?
Issue

Respondents

%

<5

99

38%

5-9

49

19%

10 - 20

85

32%

20+

24

9%

I do not live
in Sachse

5

2%

Percentage

Options

49

19%

Respondents

%

SH 78 Corridor

49

19%

Yes

45

17%

Traffic

49

19%

No

217

83%

Perception

18

7%

SH 190 Corridor

13

5%

Downtown

13

5%

Neighborhoods

12

4.5%

Safety

12

4.5%

Schools

10

3.8%

Parks

9

3%

Do you presently rent or own the house you live in?

Length (Yrs)

Respondents

Respondents

%

Own

252

96%

Rent

10

4%

Trails/Cycling

8

3%

Business Development/Attracting
New Businesses/Restaurants

5

2%

Repairing Failing Roads, Poor
Roads/Infrastructure

3

1%

Community Centers/Recreation
Centers for Children/Teenagers

2

<1%
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What is Sachse’s current brand in three (3) words or less?
Brand Perception

What should Sachse’s current brand be in three words or less?

Respondents

Percentage

Small Town Atmosphere

35

13%

Family Friendly/Friendly Town

14

5.3%

Passing Through/In Between Places

13

5%

Bedroom Community/Commuter Town

12

4.5%

Safe Community/Neighborhoods

12

4.5%

Old or Outdated, Needs Change

12

4.5%

Country/Rural Living

10

3.8%

Quiet

9

3.4%

Poor Planning/Not Thinking Ahead/
Behind

9

3.4%

Close Community/Great Neighbors

8

3%

Growing Suburb

7

2.6%

Traffic or SH 78 Corridor

7

2.6%

Between or Right by Garland, Wylie

7

2.6%

Strip Center/Malls/Fast Food

7

2.6%

No Businesses/Restaurants, Poor
Business Attraction

6

2.3%

Who, Where is That?

6

2.3%

Sachse Shines

5

1.9%

Close to Everything

4

1.5%

Disorganized/Lost

4

1.5%

Too Much Growth/Too
Commercialized

4

1.5%

Improving

3

1.1%

Nothing to Do

3

1.1%

Quaint/Charming

3

1.1%

No Identity/Direction

2

<1%

Woodbridge

2

<1%

Mismanagement/Poor Local Mgmt

2

<1%

Garland Escape/Nicer than Garland

2

<1%
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Current Brand Should Be...

Respondents

Percentage

Small Town/Hometown (Small Town
Charm/Feel, Modern Small Town,
Little Big Town)

32

12.2%

Family/Friendly (City Living)

29

11%

Amazing, Close Community/
Neighbors, Community Building

23

8.8%

Safe

19

7.3%

Growing/Updating/Development/
Thriving

16

6.1%

Moving Forward, Innovative,
Forward-Thinking, Embracing Future,
Planning for Tomorrow, Progressive

11

4.2%

Quiet/Peaceful/Quaint

10

3.8%

Business (Bring in Businesses Build
Taxpaying Businesses)

9

3.4%

Live/Eat/Work/Play, Live/Play/Shop,
Live in Sachse, Nice to Live City

8

3%

Country by the City/Country Meets
City/Country Living

6

2.3%

Place to Be, Place to Live, Ideal Place

5

1.9%

Vibrant

5

1.9%

Updated

4

1.5%

Upscale

4

1.5%

Convenient

4

1.5%

Cozy, Inviting

3

1.1%

Other phrases used to describe what brand should be:
A new destination; Above the rest; Something Happening; Beautiful;
Be here instead; Clean; Come and Stay; Come enjoy Sachse;
Diversity/Established/Apparent; Don’t Miss This; Easy to Love;
Everything at Home; Everything You Need; First Class Suburban
Living with options for residential and retail; Fresh Suburban Living;
Herd of Mustangs; Hidden Treasure; Historic yet Modern; Home is
happiness; I live there; Just far enough!; Keep it cool; Keep rural
Sachse; Let’s grow together; Lets stop here; More like Murphy;
Open-minded town atmosphere; Eclectic hometown; Quality people/
shops; Sachse’s something else; Super Sachse!; The Mustang City;
This is Sachse!; Where to be; Your Sachse.

SURVEY 2 - JUNE 2016
What type of development do you think is most important to address
in Sachse’s future?

8+4.4+12.439.435.8z

Development
Type

Respondents

%

Commercial

18

8%

Office or
Campus

10

4.4%

*Other:
Limit growth and development. Let it continue to be a small city.
Recreation. Creating a more inclusive community. Retail and
Restaurants. City flooding. Housing on large lots - we moved here
because it has a rural feel but isn’t remote - I want it to stay that way
if possible.

12+
z
3.4
10.6
34.2
+
39.6
38.537.1+ 14+ 3.1+ 2+ 2+ 3.4+
52+25+211z
Residential

28

12.4%

Retail

89

39.4%

Mixed-Use
Development

81

35.8%

When considering development, my highest community-wide priority
for Sachse is:

Ranking

Respondents

Percentage

5 (Very Important)

103

49%

4

37

17.62%

3

36

17.14%

2

19

9.1%

1 (Not Important)

15

7.14%

Where do you see the best opportunity for future development in
Sachse?
Location

#

%

S. of SH190/PGBT

27

12%

Along SH78

89

39.6%

N. of SH190/PGBT

77

34.2%

Along Merritt Road

24

10.6%

Along Ranch Road

8

3.6%

What kind of uses do you think would work best along SH 190/PGBT
if development was to occur there?

Priority

If you could rank need/desire for MORE parks and recreation (within
City limits) on a scale from 1 to 5 (with 1 meaning not important to 5
meaning very important), how would you rank it?

What recreation activities do you typically use Heritage Park for?
Activity

Respondents

Percentage

Baseball

25

12.3%

Walking/Running Trail

45

22.2%

Soccer or Soccer Practice

5

2.5%

Fitness/Exercise

4

2%

City Activities/Events/Festivals
(Egg Hunt, July 4th, Fall Fest)

22

10.8%

Playground

19

9.4%

Bike Trails

3

1.5%

Dog Walks/Pet Play

10

4.9%

2

1%

Respondents

%

Encouraging high-quality architecture
and development standards

89

38.9%

Retail

119

52%

Swimming

Improving the City’s Tax Base

85

37.1%

Family Activities/Kids

13

6.4%

Improving Access

32

14%

58

25%

Don’t Use/Haven’t Used/None

55

27%

Creating reasonable-priced
housing options

Mixed Use
(including
multifamily)

7

3.1%

Commercial or Office

48

21%

Better Quality Parks and Trails

4

<2%

Improving the Roads and Streets

3

<2%

Need a community
center with activities
and a gym

2

<2%

*Other

9

3.9%

Parks

1

<1%

Location

#

%

Other Comments:
Where is it? No shade. We need something near Woodbridge West.
We need a splash park. Parking is not very good at city events so
we sometimes do not go. It would be nice to have a playground
with a toddler section. Frisco has a great one - would love to have
something similar.
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What kind of parks and recreation facilities would you like to see in
Sachse?
Facilities

Respondents

Percentage

Recreation Center

60

25.3%

Trails

56

23.6%

Splash Pads/Water Amenities

47

19.8%

Dog Park

39

16.5%

Parks and Playgrounds

22

9.3%

Sport Fields

9

3.8%

Other*

4

1.7%

*Other:
Catch and release fishing ponds. All city fishing should be catch and
release. Connected trails protected by traffic signals allow us to leave
our own neighborhood! Sport complex with indoor and sand volleyball,
basketball, soccer and baseball. Shaded children play areas.
What area in Sachse would you say is the “gateway” to the community?
Gateway

Respondents

Percentage

SH 78 coming North from Garland

167

73.9%

Miles Road off SH 190/PGBT

30

13.3%

Merritt Road off SH 190/PGBT

21

9.3%

SH 78 coming South from Wylie

5

2.2%

Both North + South on SH 78

2

<1%

It’s an even split. Either coming north
on SH 78 or those east on SH 190

9

3.8%
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35.4+20.8+32.710.21z

Amount

#

%

10 to 25%

80

35.4%

25 to 50%

47

20.8%

<10%

74

32.7%

>50%

23

10.2%

*Other

2

<1%

*Other:
One person said they do very little but would love to do more if there
were more places to do it. One person said they just moved in and
have done most of their shopping in Wylie.

What type of people do you see development along SH 190/PGBT
serving the most?

3.5+34.1+10.651z

Amount

43.821.2+ 18.6+ 11.1+ 4+ 1.3+

What kind of housing would you support near SH 190/PGBT?

Do you do most of your shopping or dining in Sachse?

#

%

Aging In-Place or
Empty Nesters

8

3.5%

Families with Children

77

34.1%

Young Professionals

24

10.6%

All of the Above

117

51.8%

Housing Type

#

%

Single Family Homes

99

43.8%

Multifamily or Mixed-Use Development

48

21.2%

Townhomes

42

18.6%

Cottage Homes

25

11.1%

None or No Housing

9

4%

Other (Doesn’t Matter, Affordable, Any Type)

3

1.3%

Comments:
I just want better design, aesthetic appeal and tight code enforcement.
This is not the place for housing - who wants to live near the hwy with
a ridiculous amount of traffic. We need businesses, retail and dining
instead. No two (2) or three (3) story apt units - enough of these.

29.28.8+ 7.1+ 8+ 46+ 1+

What kind of commercial would you like to see near SH 190/PGBT?

Commercial Development Type

Respondents

%

Lifestyle Retail

66

29.2%

Corporate Campus

20

8.8%

Big Box Retail

16

7.1%

Grocery Store

18

8%

All of the Above

104

46%

2

<1%

None

Comments:
No more chicken restaurants. No more 24 hour emergency centers.
Coffee shops/cafes and little knickknack shops similar to Watters
Creek in Allen. Bring in Costco and Trader Joe’s. Medical Offices. More
dining options. Something similar to 190 and Renner in Richardson.

What creative ideas of elements from other corridors could be
integrated into the long term vision of the 190 corridor?

Elements that those surveyed want to see in the vision of the 190
Corridor:

Comments:

1.

Over 30 people said bicycle paths/trails

2.

A downtown area that gives the city an identity

3.

A walkable mixed use area with Central Market & shops

1.

Need an identity like Grapevine, meaning it could be downtown
for families and adults

2.

Mimic of Cityline @ 190 & 75

4.

Anything that will keep Sachse family friendly

3.

Reference Pathfinder in Bartsville, Oklahoma

5.

4.

Combined development-entertainment, restaurants, public
areas like Woodlands or Bricktown

Over 30 people said they would like to see Pedestrian/Walking
Paths/Trails

6.

Running paths with water and bathrooms

5.

Downtown similar to Wylie’s with DART access

7.

Concert Hall

6.

Klyde Warren like park with food trucks and dog park

8.

Sports Fields

7.

The look & feel of Richardson’s Galatyn & Campbell apartment/
retail areas. I think it’s important to keep as much trees/grassy
areas as possible. Galatyn has a great balance.

9.

Dog Park in a shaded area

8.

I would love to see something like the new City Line area of
Richardson - they have the plaza, the paths, the patios

9.

Plazas for Socializing (similar to Watters Creek in Allen)

10. Follow the City Line plan with business, higher end restaurants
and shopping
11. Parks similar to Klyde Warren, Retail/housing/splash pad
similar to 75 & Campbell
12. Possibly something similar to the Shops of Legacy in Plano. A
good mixture of retail, office and apartments while keeping the
area pedestrian-friendly
13. Something similar to Richardson’s Eastside...restaurants,
business and shopping topped with apartments with courtyards
for activities.
14. Something similar to the new development off of Legacy
15. Plazas for community socials...maybe something like the park
above 75 in Dallas. Ping pong tables, picnic tables, etc.
16. A town square type area similar to Bishop Arts with architecture
suggesting older style buildings/pedestrian paths

10. Art, small coffee shops/cafes to meet, colorful signage
11. Community Center/Community Fitness Facility
12. Many said they would like to see more Restaurants and Retail
13. Many said they would like to see a Splash Park or water feature
with outdoor dining
14. Creative Art, Local Art. Many said they would like to see public
art including live performances
15. Destination spot for food and outdoor music
16. Disc Golf
17. Costco
18. Green Open Space
19. Electronic signage for what’s happening and when at every gateway
20. First Sachse does not have the proper road infrastructure.
Highway 78 needs to be cleaned up, such as FM 544 in Murphy.
The city needs to bring in more retail ranging from clothing to
furniture, to local restaurants
21. Sustainable Development
22. Incentives to increase resident density
23. Improvement for public transportation
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Elements Continued...
24. It would be nice to have a public area with “hip” restaurants and
places, maybe a water feature for kids to play in
25. It would be very beneficial to have a nice family park for Sachse
with trails, a small lake and amenities for family cookouts/
picnics, etc. The land between Heritage park and 190 would
be ideal, but please keep some trees! It needs to be nicely
appointed with public restrooms and well lit!
26. Lots of green space, trees, landscaping to soften the concrete
27. Nice restaurants that would attract other local cities. How about
a Trader Joes or Market Street grocery?
28. Nice sustainable park with trails, small cottage homes,
community gardens, etc.
29. Open, walkable, park-like-spaces that serve as transition areas
between different types or styles of development
30. Outdoor cafes, mom and pop restaurants, and retail
31. Outdoor park for socializing, picnics, etc.
32. Outdoor venue for live music events, outdoor entertainment
33. Many said plazas for socializing and shopping, eating
34. No more fast food and auto shops
35. A nice bike and walk trail that completed a circuit of the city would
be really nice. Tennis courts are a must hopefully soon. I drive
out to Wylie and use their High School courts since Sachse High
School doesn’t allow use of theirs and SHS doesn’t have lights.
36. Skate Park
37. Farmer’s Market
38. The south side should be heavily retail focused. On the north
side, anything to help transition a busy area into a more tranquil
feel, such as trails
39. Public art of Sachse history
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76+24+z
66+34+z
92+8+z

Which roads are too small for current traffic levels (check no more
than three)?

Does Sachse have traffic congestion issues in your opinion?

Respondents

Percentage

Sachse Road

94

72%

76%

Miles Road

20

15%

24%

Bunker Hill Road

12

9%

Merritt Road

72

55%

Pleasant Valley Road

31

24%

Blackburn/Ingram Road

53

40%

Respondents

%

Yes

106

No

33

Did you know that the DFW Metroplex is now home to more than 7
million people?

Respondents

%

Yes

92

66%

No

48

34%

Do you think that “upstream” neighbors regularly use Sachse roads
to cut through to the Bush Turnpike?

Respondents

%

Yes

128

92%

No

11

8%

Roadway

Ranch Road

11

8%

DeWitt Road

21

16%

Murphy Road

21

16%

Bailey Road

11

8%

Do you believe that the off-set intersection around the area of
Sachse Road, Woodbridge Parkway and Merritt Road is a problem
area for Sachse?

75+25+z

Respondents

%

Yes

102

75%

No

34

25%

SURVEY 4 - JULY 2016
Would you support the City realigning Merritt Road so that it
connected directly into Woodbridge Parkway, as illustrated on the
2001 Master Thoroughfare Plan?

87+13+z
79+21+z
82+18+z

On a scale from 1 to 10 (with 1 being the least and 10 being the
most), how safe do you feel walking or biking on Sachse streets?
Level of Safety

Respondents

Percentage

1 (Least)

15

12%

2

13

10%

Respondents

%

Yes

88

87%

3

12

9%

No

13

13%

4

6

5%

5

30

23%

Do you believe a better road system is a quality of life issue that
impacts Sachse?

Respondents

%

Yes

107

79%

No

29

21%

Would you support the City making roads a higher priority during
budget preparation?

Respondents

%

Yes

112

82%

No

18

18%

6

10

8%

7

18

14%

8

11

8%

9

6

5%

10 (Most)

8

6%

34+14+1722310z

78+22+z

Respondents

%

Yes

133

78%

No

37

22%

If yes, which one specifically is a good base model for Sachse?
City Base Model

Which of the following elements would you like to see integrated into
future street improvements?
Elements

Do you envision Sachse having a downtown area similar to some
found throughout the DFW Metroplex?

#

%

Sidewalks

97

69%

Bike Lanes

41

29%

Street Trees

48

34%

Respondents

City Comments

Frisco

5

Frisco Square, good for
business, which means TX
[sic] revenue

Garland

10

Downtown Garland square is
seeing revival. It is very nice.

McKinney

33

With a park at center of
square, love the restaurants,
small town feel

Plano

23

Bricked street area

24

Small, cute, bldgs like Doc’s
Emporium off of downtown,
small town vibe

Improved
Pedestrian Lighting

64

46%

Wylie

On-Street Parking

10

7%

Cities Less than 5 People Mentioned

All of the Above

29

21%

Denton, Grapevine, Shops at Legacy, Rockwall

Cities Less than 3 People Mentioned

Addison; Bishop Arts; Carrollton; Cedar Hill; Chicago; Farmersville;
Fredericksburg, TX; Galenda, IL; Hamilton, TX; Lewisville; Richardson;
Roanoke; Southlake; Weatherford
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Other Answers about a Good Base Model for Sachse:
• A downtown in the original downtown of Sachse is the way to go!
• I believe we need a commercial area off 78 that can become a
centralized retail, business, city office area. Everything seems to
have been built off 78 and everything else is residential.
• I would prefer something more unique and not like the rest.
• Make underground section of 78 near old town, have downtown
associated with park/walking area there
• Need to knock down all the old buildings and replace with restaurants.
• Sachse has no location to do a traditional type downtown. Will
have to be original, started from scratch.
• Sachse’s original grid. 78, 5th Street, Sachse Road
If yes, what characteristics do you want this area to have (check all
that apply)?
Characteristics

There’s an approximately 80 acre tract of undeveloped land between
the railroad tracks and south of Ranch Road that’s currently zoned
industrial. What would you most like to see here?
Desired Use

6

3.7%

Keep it Zoned Industrial

11

7%

More single-family residential
neighborhoods similar to those
surrounding it (with retail at corner)

27

17%

Office Campus (keep it empty until a
corporate entity wants to locate there)

7

29

81

Percentage

Unique buildings and architecture
that provide a “downtown feel”

104

74%

Walkable & pedestrian friendly

127

91%

Mixed-Use (mix of retail, office,
urban residential, restaurant, and
personal service uses)

Suburban development pattern
(retail at corner; single-family
residential on most; and multi-family/
townhomes as a transition between
the retail and residential)

102

73%

Urban Mixed-Use Center (mix of multifamily, retail, restaurants, and office)

A destination that provides identity
to Sachse (its core/heart)

94

67%

77+23+z
102

Respondents

%

Yes

122

77%

No

37

23%

Percentage

Institutional or Commercial Uses
(allow for medical uses, churches,
daycares, assisted living, storage,
private schools, etc.)

Respondents

The 2001 plan recommended reserving the Old Town area (Sachse’s
original grid of blocks near SH 78, 5th Street, Sachse Road) as a
desirable place for a downtown area. Is this still a good location?

Respondents

4.3%

18%

50%

Are you in support of programs that beautify and clean-up the SH 78
corridor?

96+4+z

Respondents

%

Yes

159

96%

No

6

4%

If you are in support of programs that beautify and clean-up the SH
78 corridor, which projects/programs would you encourage Sachse
to implement (check all that apply)?
Projects/Programs

Respondents

Percentage

Enhancements (decorative paving at
intersections; landscaping; gateway
monuments; lighting)

98

60%

Pedestrian connections along SH 78

75

46%

Screening/Landscaping options for
the railroad tracks

63

38%

Higher Design Standards for
development along SH 78
(architecture, landscaping, signage)

104

63%

Grants to help rehab and reface
aged buildings along SH 78

95

58%

Tighter restrictions on allowed uses
along SH 78

90

55%

None - I like what I see when I drive
down the older parts of SH 78

8

5%

SURVEY 5 - AUGUST 2016
Which park amenities do you currently use in Sachse (check all
that apply)?

c+9791+ 89+ 57+ 51+ 50+ 43+ 14+
Park Amenities

Please drag the below park facilities in order of importance (High =
Most Important, Low = Least Important)
Park Facilities

#1

%

#2

%

#3

%

Ball Fields (all sports)

9

5.2%

16

9.2%

26

14.9%

Community Garden

13

10%

10

5.8%

7

4%

Disc Golf

0

-

4

2.3%

6

3.5%

Dog Park

22

12.6%

18

10.3%

15

8.6%

More Open Spaces

10

5.7%

11

6.3%

15

8.6%

Natatorium

11

6.3%

19

5.75%

10

5.8%

Picnic Areas/Pavilions

0

-

3

1.7%

18

10.3%

Playgrounds

14

8.1%

25

14.4%

14

8.1%

Recreation Center

25

14.4%

19

10.9%

20

11.5%

Respondents

Skate Parks

0

-

4

2.3%

3

1.7%

Trails

97

Splash Pads

22

12.6%

21

12.1%

22

12.6%

Playgrounds

91

Trails

57

32.8%

33

19%

18

10.3%

Public Library

89

Special Events

57

Sports Fields

51

Open Spaces

50

Picnic Areas/Pavilions

43

Senior Center

14

Which sports fields should Sachse prioritize? (Check no more than 2)

26+18+161211107z

Sports Fields

Respondents

Soccer Fields

86

Tennis Courts

60

Baseball Fields

54

Volleyball Courts

40

Basketball Courts

37

Softball Fields

35

Football Fields

22

3.5+25+59.312.2z
86.2+13.8+z
94+6+z

Compared to other communities in the region, how does Sachse’s
park system compare?
#

%

Better than Others

6

3.5%

Same as Others

43

25%

Worse than Others

102

59.3%

Unsure

21

12.2%

Do you believe better Parks is a quality of life issue impacting
Sachse?

Respondents

%

Yes

150

86.2%

No

24

13.8%

Would you support the City making Parks a higher priority during budget
preparation or ear-marking certain revenue for park development?

Respondents

%

Yes

164

94.25%

No

10

5.75%

103
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82.1+4.5+13.4z
82+18+z
82+18+z

Could Sachse age more gracefully by being cleaner and nicer?
#

%

110

82.1%

I Don’t Know

6

4.5%

No, it’s already a
great community

18

13.4%

Yes, more can and
should be done

Did you know that Sachse has a rental inspection program for its
multi-family properties (i.e., apartments) that includes an interior
safety and exterior maintenance inspection by the City?

Respondents

%

Yes

109

11.9%

No

24

88.1%

Would you support expanding that program so that rental properties
in residential neighborhoods also had to have an interior safety and
exterior maintenance inspection by the City?

104

Respondents

%

Yes

109

82%

No

24

18%

In your opinion, which conditions listed below do neighborhoods in
Sachse experience (check all that apply)?
Areas of Improvement

Respondents

Percentage

High Grass + Weeds

53

39%

Trash, Debris + Junk

48

36%

Junked Vehicles

25

18%

Street Parking/Oversized Vehicles

77

57%

Graffiti, or other visual blight

8

6%

Illegal Dumping

10

7%

Substandard Structures

8

5%

Residential Property Maintenance
(Painting, Trim, Fences, etc.)

63

47%

N/A - Sachse is Well-Maintained

17

13%

Regarding commercial property, what areas in your opinion could be
improved (check all that apply)?
Areas of Improvement

Respondents

Percentage

Stricter Signage Controls

34

25%

Better Landscaping

68

50%

Nicer Architecture

63

47%

Placemaking (Decorative Paving,
Outdoor Seating, Pedestrian
Connections)

56

41%

Maintenance (Repairing parking
lot holes, replacing dead trees,
removing abandoned signage, etc.)

75

56%

Grant programs to help rehab +
reface aged buildings along SH 78

88

65%

Tighter restructures on allowed uses
along SH 78

73

64%

Higher quality restaurant health
inspections

34

25%

In your opinion, would Sachse benefit from a formal grant program
that assisted in maintaining perimeter screening, signage, and
landscaping around subdivisions along major thoroughfares?

74+26+z
8.2+39.2+48.93.7z
83.2+16.8+z

Respondents

%

Yes

99

74%

No

34

26%

Compared to other communities in the region, how does Sachse
visually compare?
Development Type

#

%

Better than Others

11

8.2%

About the Same

53

39.2%

Worse than Others

55

48.9%

Unsure

5

3.7%

Would you support the City making code enforcement a higher
priority during budget preparation by budgeting seed money for grant
programs to assist in various rehabilitation endeavors?

Respondents

%

Yes

109

83.2%

No

22

16.8%

SURVEY 7 - SEPTEMBER 2016

80+20+z
92+8+z
97+3+z

Did you know that Sachse has undeveloped frontage on the George
H.W. Bush Turnpike?

Respondents

%

Yes

300

80%

No

75

20%

Do you believe that developing a healthy commercial tax base is
critical to the fiscal sustainability of Sachse?

4630+ 9+ 70+ 23+

#

%

Traditional Suburban Retail Development

170

46%

Office, Medical or Corporate Campus

113

30%

Manufacturing Spec Space and/or Data Center

32

9%

Which of the following would you be okay seeing developed in the
Bush Turnpike area (check all that apply)?

Housing Type

Strategic Approach

Respondents

%

Yes

344

92%

Mixed-Use Destination (Unique mix of retail,
restaurants, urban residential, office, etc.)

259

70%

No

29

8%

All of the Above are Fine with Me

86

23%

Do you believe that zoning and land use decisions can have longrange tax implications for Sachse?

Respondents

%

Yes

360

97%

No

11

3%

82+18+z

Which of the following strategic approaches do you support most
for the Bush Turnpike area?

Do you believe that maximizing the development potential of the Bush
Turnpike is in Sachse’s best interest?

Respondents

%

Yes

304

82%

No

67

18%

Respondents

Percentage

A combination approach that
prioritizes high value retail and
employment, yet respects market
influences and intelligently transitions
into the neighborhoods behind it.

262

70%

Bush is Sachse’s front door. The
intensity of its future development
should be secondary to the rural
residential character of the city.

55

14.7%

Hold out for a corporate campus
relocation no matter how long it takes

9

2.4%

The city should not concern itself
with Bush development, Sachse has
other priorities.

13

3.5%

Push and try for the highest
and best use, but let the market
ultimately decide.

95

9.4%

Do you believe that Sachse would benefit from reviewing its
development regulations to streamline procedures/modernize
processes that will allow for higher value development?

90+10+z

Respondents

%

Yes

333

90%

No

39

10%

105
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85+15+z

Should Sachse be more aggressive and more progressive in its
economic development endeavors?

Respondents

%

Yes

318

85%

No

55

15%

c+1.578.8+ 11.6+ 3.5+ 3.5+ 0.5+ 0.5+
Residential Housing Type

Residential Neighborhood

#

%

3

1.5%

Low Density Residential
(Traditional Suburban Housing)

156

78.8%

In the Country (Outside of City
Limits on Expansive Acreage)

106

If you had your choice, which type of residential neighborhood would
you choose to live in?

What residential housing type do you currently live in?

Rural Residential (1+ Acre)

23

11.6%

Medium Density (Townhouse, Duplex)

7

3.5%

Multi-Family (Apartments, Senior Housing)

7

3.5%

Other

1

0.5%

Woodbridge

1

0.5%

Respondents Percentage

Homesite with acreage (like Pleasant
Valley or somewhere comparable)

75

37.9%

A suburban home on a lot between
the size of Woodbridge and Pleasant
Valley area

77

38.9%

An HOA neighborhood (like
Woodbridge)

29

14.6%

Town Center (urban village-like Shops
at Legacy, Uptown or Addison Circle)

13

6.6%

Not an HOA

1

0.5%

Other

2

1%

Suburban home on a lot larger than
the new builds

1

0.5%

Sometimes individuals or families are forced to leave a community
because they have either outgrown their current housing needs,
would like to downsize, or prefer a lower maintenance lifestyle (home
repairs, yard work, etc.), and the options are not available to remain
in the current community. Do you think this is a problem people in
Sachse face?

44.9+55.1+z

Respondents

%

Yes

88

44.9%

No

108

55.1%

There’s an approximately 80 acre tract of undeveloped land between
the railroad tracks and south of Ranch Road that’s currently zoned
industrial. If rezoned, which of the following residential products would
you be okay seeing developed in that location (check all that apply)?

Medium and high density urban residential living is a core part of
mixed-use projects throughout the region (CityLine, Shops at Legacy,
Frisco Square, Southlake Town Center, Downtown Plano, Firewheel,
etc.) that have high quality retail and restaurant options. If it aided
in maximizing the development potential of the Bush Turnpike area,
which of the following residential products would you be okay in seeing
developed in part of the Bush Turnpike area (check all that apply)?

The Southeast Quadrant (SEQ) of the city is largely still rural residential.
What housing types do you think would be appropriate for this area in
the future (check all that apply)?

c+5921+ 7+ 18+ 8+ 7.5+ 21+ 17+ c+3627+ 9+ 20+ 14+ 19+ 36+ 9+ c+6529+ 1+ 5+ 9+ 39+
Housing Type

Residential Product Type

#

%

Single-Family Residential

116

59%

Townhouses (Individually-owned)

42

21%

Duplexes

14

7%

Patio Homes (or zero-lot line cottage homes)

36

18%

Multi-Family (Suburban Garden Style, no
more than three (3) stories)

16

8%

Residential Product Type

#

%

Single-Family Residential

72

36%

Townhouses (Individually-owned)

54

27%

Duplexes

17

9%

Patio Homes (or zero-lot line cottage homes)

39

20%

28

14%

Multi-Family (Urban Living, Mid-Rises
that may include structured parking)

15

7.5%

Multi-Family (Suburban Garden Style, no
more than three (3) stories)

I’m okay with all options if they
are intelligently and appropriately located

41

21%

Multi-Family (Urban Living, Mid-Rises
that may include structured parking)

38

19%

None of the Above

34

17%

I’m okay with all options if they
are intelligently and appropriately located

71

36%

None of the Above

17

9%

#

%

Only home sites of at least an acre
or more in size (keep its rural feel)

129

65%

Something similar to Woodbridge

58

29%

RV Parks or Mobile Home Parks

2

1%

Multi-Family (Apartments)

10

5%

Townhouses, Duplexes or Patio Homes
(Small Lot, Medium Density)

17

9%

Suburban homes on lots bigger than
Woodbridge, but maybe not a full acre in size

78

39%

107

44.9+55.1+z

Do you know someone who has wanted to live in Sachse but has
been unable to due to the lack of desired housing type?

The following list of dates shows the calendar of events throughout the Plan Sachse process.
Date

Meeting

Date

Meeting

April 2016

Stakeholder Interviews + Focus Groups

November 16, 2016

CPAC #3 Meeting

Respondents

%

Yes

88

33.9%

May 04, 2016

Open Town Hall Meeting

January 03, 2017

City Council Presentation

No

108

66.7%

May 2016

Design Charrette with property owners and
community stakeholders for the PGBT area

January 17, 2017

City Council Presentation
EDC Presentation

May 2016

Community Development Director
presentation to EDC

January 19, 2017
January 23, 2017

P&Z Presentation

May 2016

Online Surveys Begin

February 13, 2017

Staff Presentation to P&Z Work Session

Late May 2016

Additional Stakeholder Interviews + Focus
Groups

February 27, 2017

P&Z Public Hearing

March 06, 2017

Council Public Hearing + Adoption

April 04, 2017

CPAC Appreciation Dinner

2031+ 10+ 32+ 6+ 34+

What types of housing would you view as a possible solution to the
problem of people wanting to live in Sachse but have been unable to
due to the lack of desired housing type (check all that apply)?

Housing Type

108

PUBLIC ENGAGEMENT MEETING DATES

June 2016

Second Online Survey Posted

June 20, 2016

City Council Presentation on Initial Feedback

July 04, 2016

Red, White and Blue Blast Attendee Survey

July 05, 2016

City Staff presentation to City Council

July 06 - 07, 2016

Woodbridge Focus Group Meetings

July 21, 2016

Staff Presentation to EDC

July 25, 2016

Staff Presentation to P&Z

July 27, 2016

Old Town Area Charrette

July 28, 2016

Industrial Area Charrette

August 15, 2015

Staff Presentation to City Council

September 12, 2016

CPAC #1 Meeting

September 19, 2016

City Council update by Staff

September 2016

Close of Online Surveys

#

%

Urban Residential (including mixed-use
and multi-family)

38

20%

Independent Senior Housing Complexes
(not a nursing home)

61

31%

Duplex or Quadplex developments that
blend in with the neighborhood fabric

October 10, 2016

PGBT Stakeholder Luncheon

20

10%

October 10, 2016

CPAC #2 Meeting

Townhouse or Small-Lot Cottage Homes

62

32%

Accessory Dwelling Units on Single-Family
Lots that can be rented out

October 11, 2016

12

6%

Joint Worksession between City Council,
P&Z and EDC

October 18, 2016

Public Town Hall

That problem is not relevant to Sachse, or those
would not be appropriate housing types

78

34%

November 10, 2016

Staff Presentation to Parks Board

S

APPENDIX B: THE HISTORICAL CONTEXT
SACHSE TODAY + HISTORY

President George Bush Turnpike

20000
18,638

Founded in 1845, the community of Sachse has a special heritage
tracing back to the Peters Colony. Benefiting from a station on the
Gulf, Colorado, and Santa Fe Railway (established in 1886), the
community was small yet stable for the first half of the twentieth
century, with a population ranging between about 80 to a few hundred
during that span. Sachse was officially incorporated in April 19561,
after which time the community began to experience consistent
growth to present day.
First Wave of Subdivisions (1970s - 1990s)

18000

President George Bush Turnpike (PGBT) was developed to increase
regional mobility due to explosive regional growth. The service
lanes of President George Bush Turnpike (PGBT) section serving
Richardson and Garland, was constructed in 1988. The segment
from Campbell Road to Highway 78 opened in 2000, instantly
improving connectivity to local communities including Sachse. In
2011, the main lanes segment from Highway 78 to Interstate 30
opened. Part of this “eastern extension” runs through the south of
Sachse and provides the City with a substantial facility for future
development and accessibility to a larger core population to draw
customers to benefit retail and a larger base to attract employees for
future businesses.
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Neighborhood growth velocity accelerated in the 1970s when
Sachse South Estates and Sachse Ranch Estates were developed
on the west side of the city (west of Ben Davis Road). Growth then
exploded in the 1980s as several subdivisions were developed
throughout the city. In that decade, Sachse grew by over 220% to
reach a population of 5,346 in 19902. Development in the 1990s filled
in much of the central and southeast portions of the city, with most of
the eastern and northern portions still undeveloped by 1999.
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in Woodbridge is located in Sachse, and the remaining residential is
located in Wylie. In the past few years, the success of Woodbridge
residential development has drawn commercial development,
including LA Fitness, Sachse Plaza, 7-Eleven, and Walmart along
the SH 78 corridor near Ranch Road and Woodbridge Parkway.

In 1999, the first phase of Woodbridge, a master planned community,
was completed in Sachse. The community quickly became a growth
driver and regional destination when the 18-hole championship golf
course, located within in the City of Wylie, was completed in August
1999. Today, Woodbridge is home to a large amount of Sachse’s
residents, and will continue to play a large part in Sachse’s future
growth. Roughly two-thirds of the existing residential development

Sachse is jointly served by both Garland and Wylie ISD. Garland
High School, part of the Garland ISD system, was founded in 2002
in the southwest quadrant of Sachse. Since then, additional singlefamily residential units have been developed in the portion of the
City adjacent to the campus between Bunker Hill Road and Miles
Road. The Wylie ISD serves the northern portion of Sachse, mainly
Woodbridge and residential north of Blackburn.

DEVELOPMENT CYCLE IN SACHSE
In conjunction with the PGBT expansion, from 2000 to 2010, the
Sachse area experienced a 55.18% increase in total number of
households4. Today, Sachse is reaching the peak single in family
growth. Projected growth from 2010 to 1Q 2016 is only estimated at
8.08%5. Because the city is nearing build-out, population growth rate
in Sachse is not anticipated to reach former velocities, however, highquality development on Sachse’s remaining land can yield greater
value through mixed-use developments and greater concentration
without diminishing standards or quality of life.
The former 2001 comprehensive plan called for expansion of business
with a focus on smart growth. Since then, Sachse has increased
its retail presence and captured incremental business growth.
Commercial milestones include Kroger and associated Oak Grove

1

Texas State Historical Association
U.S. Census Bureau
3
U.S. Census Bureau and STI Popstats
4
RSI
5
RSI
2
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Plaza shopping center in 2003 and the Walmart development at SH
78 and Woodbridge Parkway in 2014. Further opportunity exists to
expand commercial growth within the focus areas, especially along
SH 78 in Old Town and along PGBT.
Importantly, Sachse is at a point in its development cycle in which
additional revenue will be dependent on Sachse’s ability to diversify its
housing and commercial options. As it’s existing neighborhoods age,
traditional residential will not be able to compensate for increased
costs to maintain aging assets and declining home values. The next
cycle should focus on maximizing land values and protecting existing
neighborhood quality and values.
As Sachse continues to evolve, it is nearing its residential growth plateau
with the majority of the remaining development being commercial. It is
anticipated that the next comprehensive plan, approximately on a 15
year horizon, will be a redevelopment and sustainability plan in lieu of a
growth plan. It is critical for Sachse to maximize what it has remaining
and what it currently has, especially in terms of redevelopment along SH
78 and within Old Town, so that it ages gracefully and is positioned well
fiscally. Sachse has a bright future and should not hesitate to capitalize
on opportunities as it continues to evolve and experiences its build-out.
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APPENDIX C: OVERALL DEMOGRAPHICS
OVERALL DEMOGRAPHICS + MARKET DEMAND
Sachse is located within Dallas/Fort Worth, a region that is
experiencing the strongest economic cycle in its history. The postrecession boom has added over 616,000 net new jobs to the region
since 2009, according to the Federal Reserve Bank of Dallas.
Annual Dallas/Fort Worth employment increased at 3.3%, which
is still twice the rate of the U.S. (at 1.5 percent), but less than last
year which peaked at 4.4% in 2015. This expansion creates a robust
environment for business growth and natural growth and immigration
of population creates strong residential demand.
The previous 2001 comprehensive plan outlined, in broad terms,
steps needed to increase Sachse’s economic vitality. In the 2001
plan, the vision of economic development was “to attract industry,
encourage business growth, and promote job creation and retention”
in the City for the purposes of improving quality of life and increasing
revenue. Fortunately the previous plan recommended retaining land
for commercial along the major thoroughfares, including the thenproposed PGBT extension. Also included were recommendations
to develop an “Old Town Sachse” in the downtown area and to
redevelop the industrial park area.
This initiative sets forth a stronger vision for the remaining development
areas but also includes an implementation framework to help catalyze
both downtown and the 190 corridor and associated policies to protect
the vision of the few remaining infill growth opportunities.
A majority of Sachse’s core housing and associated infrastructure
was built in the 1980s. As neighborhoods age, the City will face
increased pressure to maintain its low tax rate and maintain the
current high level of services within the existing budget. Through this
comprehensive planning effort, Sachse has an opportunity to create
a plan to facilitate a more sustainable tax base by alleviating the

substantial burden on the economy from a mass majority of singlefamily residential units to generate operational revenue. This study
aims to explore and identify development options that can ensure
the long-term viability of the community with a diversified balance
of commercial and residential options, while preserving Sachse’s
neighborhoods and quality of life.
Southside Place

THE DFW REGION
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Mixed-use development patterns can be more competitive through
higher quality design, wider merchandising options and carefully
planned uses that are integrated in context of regional options.
While there are a few examples of quality mixed-use in the region,
we believe that Sachse’s unique natural features, multiple access
points, neighborhood quality and stakeholder vision will benefit
Sachse’s future. This plan integrates best practices across the nation
and embraces a wide range of uses and activities where residents,
employees, visitors and young students can all engage.
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As part of this 2016 comprehensive planning effort, the community
has expressed a desire for better options and higher quality
development and redevelopment to strengthen the community and
provide greater choices.
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From a real estate position, Sachse is in a strategic position to
leverage off its strong population base. However, Sachse contains
a limited number of developable acreage, and a large portion of
this fronts the President George Bush Tollway. Other remaining
developable areas are located in the central section of Sachse,
known as Old Town (‘Downtown”) and the Industrial tract near
Woodbridge and SH 78. The remaining properties have limited
commercial opportunity and are substantially planned for infill
residential. The few remaining tracts create unique opportunities
for higher quality mixed-use developments that can sustain quality
growth and support a stronger tax base over Sachse’s next few
decades, as it nears build-out.
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Demographic Overview
Sachse is considered a second-ring suburban community. Sachse
is located approximately 20 miles from Dallas, and 32 miles from
Dallas/Fort Worth International Airport, and is surrounded by the
cities of Garland, Rowlett, and Wylie. Sachse has primary access
from SH 78 and PGBT (President George Bush Turnpike).
As of the 2010 Census, Dallas/Fort Worth had 6,817,483 people. As
of April 2015, the Dallas/Fort Worth area had 7,504,362 people, a
net gain of over 686,879 people in less than five years. According to
the US Census, Dallas/Fort Worth added over 144,000 people from
2015-2016 alone, which is the second highest population increase
in the US. Sachse’s population growth is in parallel with the DallasFort Worth metro area. Sachse has a base of approximately 7,767
households, with a population of over 23,8876. The City of Sachse is
projected to grow by 12.9% from 2016 to 20217.
The average household size is approximately three persons per
household, which is slightly higher than Dallas/Fort Worth at 2.8
persons per household. Median age in Sachse is 37.6 slightly
higher than Dallas/Fort Worth at 36.4. Sachse’s young and affluent
population has a stronger inclination for spending and housing
demand but is also more mobile and requires higher quality services.
Income
As the market reaches build-out, Sachse continues to attract choice
residents with higher incomes than area averages. Sachse residents
have much higher household income amounts greater than Dallas/
Fort Worth’s average. The 2015 median household income in the City
is $82,518, compared to $67,931 in Dallas/Fort Worth8. While incomes
in Sachse are higher than Dallas/Fort Worth as a whole, over one
quarter of the Sachse residents make less than $50,000 per year

6

ESRI
STI Popstats
8
STI Popstats
9
U.S. Census Bureau and STI Popstats
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Sachse Household Income Distribution

Percentage

100%
90%

HHs w/ Income $0 - $14,000

3.8%
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regional changes can impact needs and wants and be proactive in
understanding this likely shift to cater to the changing market.

and almost one quarter of the population makes over $125,000/year,
which shows a large disparity of incomes across the population base.

This Plan should encourage diversification, both in terms of economic
and ethnic opportunities when programming and developing future
policies to ensure inclusivity and take advantage of broader opportunities.

Race and Ethnicity

Educational Attainment

Racial/ethnic composition in Texas has changed steadily in the past
few decades and will continue to transform with anticipated growth.
However, 63% of Sachse’s residents are classified as White, the
remainder is Hispanic (14.9%), Asian (10.7%), Black (8.8%), and the
remaining 2.5% identified with Other races.

A large portion of Sachse residents have advanced educational
attainment and work in a professional industry. Nearly 67% of the
population over the age of 25 have at least some college, and over
33% of the population have a Bachelor’s Degree or higher. This
is both consistent with higher incomes and attractive to fostering
innovation and attraction of higher quality corporate employers.

While Sachse has less ethnic diversification than Dallas/Fort Worth
as a whole, the minority population is projected to increase faster
than the core population and will moderate the racial composition
over time. In that regard, it is important to understand how

Age
Sachse is home to a large number of young families. Nearly 75% of

Educational Attainment

Percentage

Graduate/Professional

11.8%

Bachelor’s Degree

21.9%

Associate Degree

9.0%

Some College, No Degree

26.0%

GED/Alternative Credential

3.5%

High School Graduate

20.8%

9th to 12th Grade, No Degree

4.7%

Less than 9th Grade

2.2%

8+9+1213191632z

Age

Percentage

0 - 4 Years

8%

5 - 9 Years

9%

10 - 14 Years

9%

15 - 24 Years

12%

25 - 34 Years

13%

35 - 44 Years

19%

45 - 54 Years

16%

55 - 64 Years

9%

65 - 74 Years

4%

75 - 84 Years

2%

85+ Years

0%

the population is under 44, and 32% is between 25 and 44. About
half the population is between the ages of 25 and 54 with an average
of three persons per household. In addition to increased spending,
Sachse’s younger population has a higher utilization of parks and
open space and preference for unique, active and authentic places.
The following chart shows the cohort distribution in Sachse.
While over half of the Sachse population consists of Generation X
and Millennials, the near term growth will be attributed to attracting
Millennials. However home ownership among this cohort has
traditionally been lower than other preceding cohorts. However this
is due to a number of issues, including high student debt, the recent
experience of housing burdens during the last recession, increased
cost of housing and early entry into the job market at lower wages.
According to Realtor.com, in 2015 the 35 and younger age group
represented 67% of all homes sold in the U.S. The average age of a
first-time homebuyer now is 31, and the median age of a Millennial
is 25, therefore positioning for Millennials is key to future housing
success in Sachse. While the average home price in the U.S. is now
$232,000, the average home price for those under 35 is $187,500.
Therefore, housing stock that accommodates a wide range of buyers
will enable Sachse to capture a wider audience, including retail the
younger creative class, move-up product for growing families and
empty nesters.

Percentage

The Baby Boomer generation has also created a surge in senior
housing needs. Senior housing represented 14 percent of buyers
over the age of 50; of which 7% was from buyers 51 to 60 years and
the remaining for buyers over 70 years. Research shows that 30%
of seniors are also purchasing non-traditional attached residential
in lieu of traditional single-family homes. Therefore Sachse has an
opportunity to attract a greater share of senior housing using smaller
lots or exclusive communities.

Generation Z (Ages 0 - 17)

26%

CHARACTERISTICS OF SURROUNDING CITIES AND NODES

Millennials (Ages 18 - 34)

25%

Generation X (Ages 35 - 55)

35%

Baby Boomers (Ages 55 - 75)

13%

Silent Generation (Age 75+)

2%

Cohort Distribution

Sachse is “landlocked” by adjacent cities, existing developments,
highways, and natural features (e.g. Lake Ray Hubbard) that
influence the way in which the City develops and grows. For example,
if the housing near Sachse’s borders are lower-quality, then this

MAJOR EMPLOYERS IN SACHSE

Employer

# of Employees

Garland ISD

452

Walmart Supercenter

305

City of Sachse

160

Kroger

150

Wylie ISD

128

MAJOR EMPLOYERS NEAR SACHSE

Employer

# of Employees

City

Fujitsu

1500

Richardson

Cisco Systems

1400

Richardson

Sanden International

885

Wylie

Rockwell Collins

800

Richardson

N. Texas Municipal Water District

550

Wylie

Extruders Inc.

250

Wylie

will likely affect the adjacent housing in Sachse. Consequently, the
existing retail nodes in Rowlett, Garland and Wylie contribute to retail
leakage, or a loss of sales tax dollars that could flow into the City.
This section summarizes these factors from a geographical
perspective to better understand how they might influence future
development in Sachse.
North Garland/Firewheel
The residential landscape of North Garland contains higher-end
housing, and closely resembles the greater Sachse PTA in terms of
physical appearance and demographics. This part of North Garland
first developed around Firewheel Golf Park and later added highquality development. For example, Firewheel Town Center, located
at SH 78 and PGBT, is a successful decade-old regional outdoor
mall concept adjacent to a successful power node.
The Firewheel development will continue to influence Sachse based
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Firewheel
Corridor

Garland

DFW

Occupancy

95.90%

95.50%

92.40%

Avg. Market Rent

$1,127

$900

$1,066

Avg. Market Rent per SF

$1.40

$1.06

$1.23

on proximity alone. This includes the recent development multi-family
units along Sachse’s western border. However, the market proves
that there is strong demand for alternative housing as the Firewheel
projects command rents of $1.40/SF compared with $1.06/SF in the
City of Garland and $1.23/SF in DFW overall.
Rowlett
Rowlett neighbors Sachse to the southeast. With the completion
of PGBT, easier access between Sachse and Rowlett means
that both cities have an increased effect on each other’s growth.
For example, Target at Highway 66 and PGBT and the emerging
Bayside development for recreation/entertainment creates regional
gravity, but also impacts available market share. Rowlett has also
invested substantial investment in its downtown and is now under
development for mixed-use and destination retail near the Dart
station next to Downtown. Sachse has the unique ability to design
its own destination downtown that caters to a regional audience and
can attract a regional audience.
Wylie/Murphy
Like Sachse, Wylie experienced explosive growth in the 1980s
(176.5% from 1980-199010). Wylie Independent School District,
which serves the Collin County portion of Sachse, is a highperforming district that attracts many families to Wylie, Sachse, St.
Paul, and Murphy. Wylie is also home to local major employers, such
as Sanden International, which has headquartered in Wylie since
1974 and currently employs over 885. North Texas Municipal Water
District along Lake Lavon also employs over 550 people. Retail

10

U.S. Census Bureau
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along the FM 544 corridor in Wylie and Murphy, such as the Target
development at McCreary Road, caters to Sachse’s residents and
has shifted retail gravity north.
East Plano
East Plano has experienced substantial growth in recent years.
However, there is limited remaining undeveloped land remaining in
East Plano. As demand continues to surge, and product is limited,
Plano has capitalized on higher value mixed-use and has attributed
to higher rental rates and increased home prices. East Plano has
become attractive to potential home buyers in the Richardson, Murphy,
and Garland submarkets that want a quality mixed-use environment.
The remaining land, including land near Spring Valley and U.S. 75, will
increasingly become more attractive to developers for residential and
commercial real estate. Like Sachse, the City of Plano is shifting to
exploring redevelopment options including Collin Creek mall and other
in-fill opportunities as development property becomes scarce.
Richardson
Sachse shares a border with Richardson’s “panhandle” that
comprises the eastern part of the city. Richardson leveraged the
natural features along Renner Road to develop Breckinridge Park.
Research shows that buyers are willing to pay a premium to live near
quality open space and the park has attracted high-end subdivision
development in recent years along the Renner corridor.
In addition, the Telecom Corridor along Central Expressway is one
of the most influential high-technology business districts in the U.S.
The Telecom Corridor is the second largest employment center
in Dallas/Fort Worth. With over 52,000 employees across the top
60 employers. University of Texas at Dallas supplies the Telecom
Corridor with young, qualified talent. In addition, one of the largest
influences on Sachse today is the recent CityLine development, in
Richardson. CityLine will have over 10,000 employees upon buildout and includes over 400,000 square feet of destination retail. As

employment increases, Sachse has become an alternative choice for
housing, including State Farm employees and additional corporate
users along the SH 190 corridor. CityLine is a great example of the
results of quality planning and the importance of “plug-and-play”
zoning to corporate attraction.
Rockwall
The natural barriers of Lakes Ray Hubbard and Lavon make Rockwall
a gateway for retail to the east. In particular, Lake Ray Hubbard is
central to Rockwall’s identity. The ability to capitalize on the lakefront
economy at Ray Hubbard is unique to Rockwall because of its
geography and established size. In addition, Rockwall also has a
destination downtown and regional retail along I-30.
RETAIL DEMAND
In the context of Sachse’s neighbors, the consultant team investigated
spending patterns in Sachse’s primary trade area (PTA) to project
future retail demand. The results indicate that the Sachse PTA can
support one million square feet today, but up to 4.1 million square feet
by 2035. With the exception of clothing, sporting goods, hobby, and
musical instrument stores, all industry groups have significant leakage
to neighboring markets. If the PTA met all the 2035 demand, the
number of total stores would increase by over 420, and it is anticipated
that electronics/appliance, health/personal care, and shoe stores,
along with limited-service eateries, would have the greatest demand.
Retail demand for Sachse can be traced to three distinct drivers.
1. Residential Demand – The primary driver of retail demand is
the number of households in the area. Typically, the residential
component of the community provides up to 80% of total local
retail demand in a given area.
2. Commuter Traffic – Generated by those commuters passing by
a given location, a percentage of commuter traffic are potential
consumers.

Potential Supportable Retail Square Footage by Retail Category (2015)

(Note: Residential-generated retail demand only takes into account the unmet retail demand by retail category)

Category

NAICS

Student

Workforce

Commuter

Residential

Total

Auto Parts, Accessories & Tire Stores

4413

-

-

304

12,264

12,568

Furniture Stores

4421

-

-

-

38,721

38,721

Home Furnishings Stores

4422

-

-

-

21,525

21,525

Electronics & Appliance Stores

4431

-

5,040

382

82,550

87,973

Bldg Material & Supplies Dealers

4441

-

-

-

17,270

17,270

Lawn & Garden Equip & Supply Stores

4442

-

-

-

4,219

4,219

Grocery Stores

4451

-

10,538

1,086

72,175

83,799

Specialty Food Stores

4452

-

-

-

56,894

56,894

Beer, Wine & Liquor Stores

4453

-

-

-

23,115

23,115

Health & Personal Care Stores

445, 4461

-

20,335

382

57,739

78,456

Gasoline Stations

447, 4471

-

-

5,059

5,292

10,351

Clothing Stores

4481

-

3,792

417

2,714

6,923

Shoe Stores

4482

-

5,214

764

5,953

11,931

Jewelry, Luggage & Leather Goods Stores

4483

-

3,973

364

15,058

19,394

Sporting Goods/Hobby/Musical Instr Stores

4511

-

2,259

382

-

2,642

Book, Periodical & Music Stores

4512

-

-

-

5,810

5,810

Department Stores Excluding Leased Depts

4521

-

6,778

382

105,298

112,458

Other General Merchandise Stores

4529

-

31,284

573

62,532

94,390

Florists

4531

-

-

-

1,497

1,497

Office Supplies, Stationery & Gift Stores

4532

-

7,647

382

10,735

18,765

Used Merchandise Stores

4533

-

-

-

33,972

33,972

Other Miscellaneous Store Retailers

4539

-

-

-

34,220

34,220

Full-Service Restaurants

7221

-

9,937

643

35,846

46,427

Limited-Service Eating Places

7222

-

13,383

911

34,500

48,793

Special Food Services

7223

-

-

-

3,964

3,964

Drinking Places - Alcoholic Beverages

7224

-

-

-

14,546

14,546

-

120,180

12,032

758,411

890,622

TOTAL DEMAND (SF)

3. Area Workforce – Recent studies have calculated the weekly
spending patterns of workforce to include convenience items,
dining, and other workforce-related purchases.
SINGLE FAMILY RESIDENTIAL
Strong demand for single family homes along with limited supply has
led to tight inventories and rapid price appreciation in Dallas/Fort
Worth. Much of the housing demand over the last 10 years has been
fueled by immigration and natural population growth. Dallas/Fort
Worth’s low cost of living, strong economic growth, and climate have
attracted businesses and people alike to the state. Texas has been
the dominant state for domestic migration and corporate relocations
since the mid-2000’s, and is ranked as one of the top destinations for
international migration.
The housing demand is driving up home prices throughout the
region, including Sachse. As of July 2016, median home sale price
in Dallas/Fort Worth is $237,500 (Zillow – Aug 2016). As a result
of inflation, housing prices have increased 11.4% in Dallas metro
area compared to 5.4% for the U.S. average. This can be attributed
to higher labor and land costs that drive costs. As of July 2016,
the U.S. median home price is now $232,000. Inventory of homes
below $200,000 in the region have fallen to historic low levels. In
Dallas/Fort Worth, inventory for entry-level homes have a less than
30 day supply. The limited inventory has led to declining home
sales for entry level homes, due to lack of supply, and exacerbated
affordability issues. However, greater overall wealth during this
economic recovery cycle has enabled higher priced homes above
$300,000, but will likely result in greater mortgage rate failure
during the next down market cycle.
In concert with the region, the supply of homes in Sachse has fallen
from 3.5 months in 2013 to less than 2 months in 2016. The limited
supply of housing in Sachse has also fueled dramatic increases in the
price of homes. According to local realtors, a large number of offers are
made at above the list price to be competitive. The median sales price
in Sachse increased from $175,000 in 2013 to over $275,000 in 2016
and the average price of new homes in Sachse has increased from
$300,000 to over $400,000 over the last 36 months (Source MLS).
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Additionally, increasing home growth in the region will create
additional market demand for commercial development. However,
increasing existing home values will reduce the inventory of entrylevel homes and expand the affordability gab for younger families
and new homebuyers. Therefore, policies that encourage a broader
housing choice and minimize social inequity will ensure the longterm viability of the community.
To understand regional demand, the consultant team calculated
demand from Dallas County and Collin County. Our analysis shows
the combined geography is projected to gain 17,771 total new
households annually over the next five years. This household growth
will create an annual demand of 10,291 new homes. Turnover of
existing owner-occupied households will generate demand for an
additional 22,142 home transactions throughout the Dallas and
Collin Counties. Turnover of existing rental households will generate
demand for 36,580 new homes. The total projected demand for new
homes is 46,871 throughout both counties.
Across all income categories, our projections show that Sachse has
the potential to capture over 800 new buyers annually. Of which,
there is demand for 178 new home sales for homes valued above
$300,000. Income levels also show substantial need for housing
under $300,000. This can come in the form of smaller patio homes,
townhomes, condos and smaller custom homes, and integrated into
a development that has a wide range of housing types to eliminate
large developments with isolated housing types and values.
MULTIFAMILY DEMAND
Dallas County and Collin County combined will gain 17,771 total new
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Counties. Turnover of existing rental households will generate
demand for 83,841 rental units. The total projected demand for new
rental units is 2,142 throughout the combined counties.

250
229

Across all income categories, Sachse has the potential to capture over
600 multifamily rental units per year. Over 50% of the demand would
be for market-rate units, or units above $1,000 per month.

200
166

158

150

CORPORATE ATTRACTION

Units

The strong outlook for the Texas Economy will continue to drive demand
among both new household growth and existing household relocations
for single-family homes. New home demand will continue to increase
throughout Sachse and the surrounding cities, and home price will
likely appreciate. Increasing home values and additional residential
development will create additional tax revenue for the City of Sachse.
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households annually over the next five years. This household growth
will create an annual demand of 6,138 for new rental units. Turnover
of existing owner-occupied households will generate demand for
an additional 15,282 rental units throughout the Dallas and Collin

Of the existing Sachse workforce, 10,000 residents live in Sachse but
commute outside the City for work each day, while 1,231 residents living
outside Sachse commute into Sachse for work each day. This represents
a strong opportunity for Sachse to create jobs and employment rather
than export its skilled labor force to neighboring communities.
CORPORATE ATTRACTION

the attributes and the potential to attract corporate users.

Firms

Employees

Employees/Firm

Finance + Insurance

718

8,532

12

Real Estate

470

3,792

8

Professional, Scientific + Tech Services

874

10,778

12

Legal Services

157

1,159

-

Health Services

796

14,121

18

Arts + Entertainment

122

1,656

14

3,137

40,038

13

TOTAL
Avg SF per Employee

100

Total Small Office SF

4,003,800

Total Office SF

8,156,285

Small Office Portion of Office Space

49%

Avg. Submarket Class A and B SF Absorption

609,010

Potential Small Office Class A and B SF Absorption

298,954

Estimated Subject Site Capture Rt.

POTENTIAL CAPTURE SF FROM ABSORPTION
Potential Turnover
Potential Turnover SF
Avg. Vacancy Rate
Total Occupancy from Turnover
Estimated City Capture Rt.

5%

14,948
5%
200,190

SMALL OFFICE DEMAND
There is approximately 148 office buildings with 8.15 million square
feet of space along the 190 Corridor between Dallas North Tollway
and I30. The 190 corridor has had an annual absorption rate of over
609,000 square feet of office space, and average rental rates of
$25.83 per square foot.
Current estimates show that conservatively the City of Sachse has
the potential to capture approximately 15,000 square feet of new
office demand. Additionally, the City may capture 9,000 square feet
of office demand from existing turnover within the corridor. Combined
the City may reasonably support 24,000 square feet of new smalloffice space.
INDUSTRIAL/FLEX WAREHOUSE DEMAND
The DFW industrial market continues to grow with strong positive net
absorption of over 19 million square feet in 2016. The strong demand
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As the Dallas/Fort Worth market continues to expand, Sachse has
the ability to attract corporate opportunities through its skilled young
workforce, competitive real estate costs, regional accessibility and
most importantly a favorable regulatory environment which encourages

quality mixed-use development to attract and retain knowledge workers.
As part of this process, interviews were conducted with several
corporate relocation firms that corroborated that the 190 corridor has
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NORTHEAST DALLAS SUBMARKET NET ABSORPTION AND VACANCY RATE

Thousands

NORTHEAST DALLAS SUB-MARKET

14%

1000

800
12%

According to the Costar Group, the area surrounding Sachse is
part of the Northeast Dallas Submarket for industrial space. As of
Fourth Quarter 2016, this submarket has over 5 million square feet of
rentable industrial space with a vacancy rate of 8.5%. The average
annual asking rates in this submarket are $3.86 per square foot for
industrial space.

600

Overall net absorption has averaged 116,400 per year for the
submarket. Net absorption is expected to remain positive at 85,000
square feet annually. While industrial is not prominent in the local
market, new industrial development in Sachse could come in the
form of smaller industrial businesses in flex environments.
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for space combined with limited new supply has lowered vacancy
rates to 6% and is placing upward pressure on effective rents. Average
rental rates have increased 20 consecutive quarters from $3.53 per
square foot in 2012 Q1 to $4.58 per square foot in Q4 2016.

On March 6, 2017, following a public hearing, the Sachse City
Council unanimously approved Resolution 3784, formally adopting
the 2017 Comprehensive Plan.

www.gatewayplanning.com

