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Kyle is at a pivotal growth stage, presenting 
an opportunity for shaping its future. This 
Comprehensive Plan, developed with input 
from the community, the Planning and Zoning 
Commission, City Council, stakeholder groups, 
and City Staff, is structured into four chapters: 
Introduction, Land Use Fiscal Analysis, Major 
Components, and Implementation.

Kyle’s future prosperity hinges on fiscally 
responsible development to optimize tax revenues 
while preserving the city’s character. Leveraging 
Land Use Fiscal Analysis data, Kyle can become 
fiscally resilient, affordable, and inclusive, with 
manageable infrastructure maintenance costs. 
This is something that often gets overlooked while 
experiencing fast growth.

Public engagement shaped this Plan, with surveys 
and events capturing Kyle’s unique strengths, 
challenges, and opportunities and identifying the 
decision-making principles. This Plan provides 
a blueprint for future land use, growth, and 
development decisions. This Plan contains key 
themes, strategies, and a step-by-step approach 
to achieving the envisioned future in the Major 
Components and Implementation chapters.

Research has underscored the value of goal-setting 
and strategic planning in accomplishing goals. 
This Plan provides recommendations in three core 
areas: General, Land Use & Growth Management, 
and Neighborhoods. These broad recommendations 
are followed by detailed actions that, if completed, 
guide decisions toward Kyle’s envisioned 
future. The Implementation table sorts these 
recommendations, details the necessary actions, 
assigns responsibilities, and sets timeframes. It is 
recommended that the staff complete an annual 
review and provide periodic updates to the City 
Council to ensure the Plan’s progress.

Finally, this Plan is not merely a document created 
for City Hall. It is a commitment entered into with 
the community to pursue a sustainable, vibrant, 
and inclusive future, aiming to improve the city’s 
fiscal health and community wealth. 
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Chapter 1
Introduction

1



2
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The What and Why Behind This Plan

What is a Comprehensive Plan?

Leading a city is a daunting task, both daily and long term. 
As the name suggests, this Plan outlines a “comprehensive”, or 
all-inclusive, picture of city needs and desires. It summarizes 
the vision and values that are critical to a city, and outlines the 
path forward. There are always more demands than resources 
in cities, so clarity and advance planning is crucial.

City officials change over time, so this document serves as the 
constant guide. It lays out the game plan for Kyle. It expresses 
the goals and direction of the community. Clear expectations 
and responsibilities are outlined so meaningful progress can be 
made. It is Kyle’s official statement on policy and direction.

Comprehensive plans have two components: a visual compo-
nent and a text component. The visual component maps out 
where to place future land uses. It provides informative graph-
ics and illustrations. The text component sets the scene by out-
lining the existing conditions. From there, it sketches out the 
future of the city, weaving in analysis and context. The final 
product ends in an implementation strategy to achieve the vi-
sion. Success is wholly reliant on City officials and residents, 
who must embrace and take ownership of the plan and commit 
to its execution. Neither the city organization nor the city’s res-
idents can do this alone.

Authority for Comprehensive Planning 

Chapter 213 of the Texas Local Government Code (origi-
nally created in 1997) outlines the authority delegated to 
cities as it relates to comprehensive plans. 
Section 213.002 specifically authorizes a city to adopt a 
comprehensive plan in accordance with its charter or by 
ordinance. It also authorizes them to amend 
it regularly. The comprehensive plan is intended to be 
kept updated so it will stay relevant to the environment 
and challenges of the city it is written for.
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Why Do We Need a New Plan?

To make growth work 
for, not against us.

To introduce the consistency, 
communication, and 
accountability that 

residents desire.

To make the city more 
proactive, and less reactive.

To get more bang for 
our collective buck. 

Growth does not always lead to sustainable, inclusive 
prosperity. In fact, certain types of growth can actual-
ly lead to the opposite. Kyle’s development to date has 
served a diverse population with neighborhoods that are 
financially affordable. However, recent growth pressures 
have the potential to skew the city’s development pattern 
to one that is more expensive and less inclusive. This pro-
cess is about deciding what residents want and laying out 
a framework to manage growth and achieve these out-
comes. Most importantly, it is about understanding and 
getting comfortable with necessary compromises.

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

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

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

Documents current needs and forecasts future 
challenges. If done well, Kyle can leverage growth that 
yields only the highest returns for the community. 
This leads to a stronger community that thinks ahead – 
becoming more proactive, and less reactive.

Improves effectiveness and communication. Creating 
a plan puts city leaders in a position to eliminate 
duplicative efforts and be effective decision-makers 
across all aspects of the City’s operations while 
maximizing limited resources.

Identifies and captures in writing what is important to 
the community. Having a clear identity and set of values 
helps Kyle avoid turning into Anywhere, USA. Too often, 
cities feel sterile and faceless, and look the same.

Establishes clear expectations. Elected officials and 
staff are best equipped to make consistent, predictable 
recommendations and decisions.

Creates an informed and engaged citizenry. Engaged 
residents support city leadership and bring ideas 
forward. They actively participate in decisions and the 
work required to achieve more. They represent their 
neighborhoods and wishes. Most importantly, they 
contribute to positive change and develop future leaders.

1

2

3

4

5
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What are our goals?

We Aim to Accomplish…

Understanding our current needs 
and forecasting future ones

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

What can the city, and 
its citizens, afford?

Telling the story of Kyle

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

Getting the big stuff right

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

Enabling clear expectations and 
consistent, predictable decisions

This process leads to elected officials, staff, and other partners that are 
unified, efficient, and proactive.

Creating an informed 
and engaged public

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

We Do This by Asking…

What defines Kyle today 
and in the future?

How and why do we 
want to grow?

What does successful 
implementation  look 
like?

How do we empower our 
residents to contribute to 
this process and share in 
its successes?
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The Who Behind This Plan

Public

City of Kyle Staff

City Council

Planning & Zoning Commission (PZ)

Stakeholder Groups

Consultant

Provide input on community strengths, 
areas for improvement and desired fu -
ture; give feedback on future land uses 
and growth scenarios; support and en-
gage in implementation activities.

Provide ongoing input and review of the 
planning process (vision & principles, 
plan drafts, etc.) to ensure the plan is ac-
curate and actionable.

Provide ongoing input and feedback 
heard from the community; final author-
ity to approve or reject the plan update 
for adoption.  

Provide input and interim reviews at key 
milestones during the planning process. 
Recommend final plan to City Council 
for adoption.

Interviews with various groups that have 
an interest in Kyle; provide input; share 
insight through different perspectives.

Analysis; coordination with Staff, PZ, 
and Council; public meeting and char-
rette facilitation; design of plan that is 
useful in daily decision making.

Who’s Been Involved?
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Why Should This Matter to You as a Resident?

1

2

3

4

5

You have time, talent, and/or treasure and 
a heart for Kyle. There is a place for every 
community member to step up and contribute 
to the shared vision. In doing so, they also 
become a part of the solutions. This input is 
critical to achieving the vision expressed in 
this plan.

You want and expect accountability. You seek transparency from 
your decision makers. Your decision makers likewise rely on 
insights and assistance from you. This plan creates the common 
language necessary to connect decision makers and residents. 
This common language makes it simple to measure the success of 
implementing the plan. These measures can be shared in an open 
and transparent way, making dialogue more productive.

You care about the future. You may have 
frustrations about the current situation in 
your community. Yet, you choose to call Kyle 
home. You may have loved ones who rely on 
the future of Kyle. Shaping the future of the 
community is a collective duty and a mutual 
effort. This plan contains a path to that future.

You believe in being proactive rather than reactive. If Kyle 
embraces this plan, it will be the conduit for proactive action. 
This action can place the city on a track of growth rather than 
decline. It can place it on a path of community pride rather than 
apathy. Lastly, it can place it on a path of connection rather than 
disconnection.

You want to understand how decisions are made. Upon adoption, 
the City of Kyle should be setting to work implementing the 
path laid out here. Every discussion and decision reached should 
have a strong relationship to this plan. By being familiar with its 
contents, you will have insight into why and how City officials 
make judgment calls. In addition, you will be well-equipped to 
participate in those processes.

above: Residents 
place markers on 
a map indicating 
where they believe 
a Traditional 
Neighborhood 
pattern should be 
present in Kyle.

above: Council 
Member Parsley 
participates in an 
exercise identifying 
what principles 
Kyle leaders should 
incorporate into 
decision making.
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Utilizing This Plan

Knowing Where to Focus 

While a comprehensive plan is a community-wide resource, 
there are a variety of distinct types of users who have different 
purposes in referencing it. Each user group is outlined below, 
and the areas which they should find most relevant are high-
lighted for quick reference. This Plan is formulated with all of 
them in mind.

Residents Staff

Elected & Appointed Officials Developers

If you are a resident and reading this document for the 
first time, it’s best to acquaint yourself with the Introduc-
tion chapter, specifically the subsections on The Planning 
Process, Community Identity, and The Economics of Land 
Use. To learn more about Kyle’s Land Use Fiscal Analysis, 
consult the second chapter. These four parts provide the 
contextual knowledge to help you understand how the 
major plan components were drafted. Then you can skip 
around to the major component that you are most interest-
ed in to see the direction and plans the city has identified.

Since much of the day-to-day interaction that staff will 
have with this plan will be referencing the recommen-
dations, those have been gathered in the Implementation 
Chapter, and grouped by component. The actions that ac-
company the recommendations are accessed most easily in 
the chapter titled Implementation. Also included in that 
chapter are the Decision-Making Principles the communi-
ty selected, and Key Questions for staff to ask in preparing 
items for consideration by decision makers. Understand-
ing and internalizing the Values and Aspirations are also 
important for staff since new recommendations from staff 
should always be aligned with making progress toward the 
community’s priority outcomes.

As an elected official, you are constantly endeavoring to 
understand and apply the will of the community to the 
decisions you are making. Kyle’s Identity and Decision 
Making Principles should be used in evaluation of pro-
posed projects, policies, and programs. These help balance 
today’s benefits with the values, character, and desired fu -
ture of the community. Understanding how development 
decisions impact fiscal sustainability and affordability as 
explained in the Economics of Land Use section is a base 
level of education all officials should possess. Finally, be-
ing well acquainted with Kyle’s Land Use Fiscal Analysis is 
critically important to knowing if decisions will work for 
or against the fiscal future of the community.

The Economics of Land Use section, Kyle’s Land Use Fiscal 
Analysis, and the major components Land Use & Growth 
Management and Neighborhoods will contain a great deal 
of relevant information to provide an understanding of 
how Kyle wants to grow and what kind of projects are most 
beneficial to its collective future. Understanding the Com-
munity Identity and Decision-Making Principles can help 
to align your projects with the broad directional statements 
that are at the heart of the adopted focus for the future.
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Understanding the Organization of This Plan

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

Introduction

The first chapter, Introduction, is designed to do a few things. 
First, it provides the reader with an understanding of the plan 
itself; how it was written, who participated in its creation and 
what it aims to accomplish. It also provides foundational con-
cepts that the plan relies heavily on. For example, the concept 
of fiscal stewardship, and how land use in a community sub-
stantially affects the economics of that community, is included 
in this chapter. This chapter also summarizes how the city has 
developed over time and how past decisions have affected the 
city. These effects include revenue, services, and affordability. 
It also explains what must be done to put the city on a more 
financially sound path, and helps citizens to understand the 
why behind the recommendations in each major component.

Kyle’s Land Use Fiscal Analysis

This second chapter builds on the foundation established in the 
introduction and looks at the city’s own land use fiscal analysis. 
This fiscal analysis is tailored to this community and utilizes 
data specific to it. This closer look allows some important re-
flection about the current fiscal health in Kyle and identifies 
important takeaways that familiarize every reader with the 
situation locally. It incorporates the historic and current devel-
opment patterns, the current budget and property tax revenue, 
and existing resource gaps. Most importantly, it illustrates 
where significant changes are needed to generate additional 
property tax revenue, and where pockets of the city are doing 
well in spite of the resource gap. These are important cues as 
to what types of developments should be replicated, and which 
ones should not be replicated.
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Major Components

The third chapter, called Major Components, lays out next 
steps, and is structured with elements that typically align with 
city departments and functions. This Comprehensive Plan cur-
rently includes two major components: Land Use & Growth 
Management, and Neighborhoods.

The Land Use & Growth Management component establish-
es the city’s overall land use pattern for the next 7 years, and 
identifies the type of development and housing desired for the 
future. It is imperative that choices are made which make Kyle 
fiscally resilient. This section explores a fiscal impact analysis 
of the chosen long-term growth pattern.

The Neighborhoods component provides guidance on the 
building blocks of different neighborhoods and the features 
that will make them more successful. Cues for arranging 
blocks and accommodating residents are included. 

Both components open with a series of recommendations to 
move Kyle toward achieving success. Then, a general snapshot 
of the existing local conditions is provided, and observed barri-
ers to success are noted and explained. 

Implementation

The final chapter focuses on how to implement the recommen-
dations in each major component. Implementing the Compre-
hensive Plan is perhaps the most important job the City of 
Kyle will have over the next 7 years. 

This chapter includes an explanation as to how implementa-
tion practices should be approached. Particular focus is given 
to how implementation should be a community process which 
is centered around neighborhoods and the people who live in 
them.

It is important to understand that every recommendation, and 
subsequently every action that makes up those recommenda-
tions has been vetted to ensure that they align with the com-
munity’s input, goals, identity, and values. Recommendations 
and actions are coupled in this chapter to provide a checklist 
that, when completed, indicates that recommendations have 
been accomplished. 
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Be familiar with the Plan and its contents. Make 
sure any groups or associations you are part of are, 
too. As they say, knowledge is power.

Volunteer to get involved. Coordinate the planning 
of events with this Plan. Set goals that are consis-
tent with this Plan. Identify ways to address issues 
using this Plan. Understand who is “assigned” to 
tasks you have an interest in, and work with them. 
By joining forces, resource constraints can be over-
come.

Bring local wealth off the sidelines by rallying 
together. Pursue collective investment in small 
businesses. Work as a group to jump-start projects 
that breathe new life into a building or lot. Take 
rebuilding into community hands. Do this instead 
of waiting for big developers from outside Kyle to 
make that investment. They don’t have the same 
commitment to the community that you do. Create 
spaces for local businesses to get started.

Participate in the City of Kyle’s reviews of the Plan. 
This is the perfect time to suggest innovative ideas. 
Offer up solutions that have not yet been discussed. 
Make City leaders aware of the communities’ shift -
ing needs so that the path forward can be adapted.

Understand that discussions to call out progress, or 
the lack thereof, are not just about City officials. 
They are also about the contributions of residents 
just like you; without a partnership in pursuing 
collective efforts, change will not occur. Pitch in 
and celebrate when items are checked off the list. 
Support open and honest assessment of what isn’t 
working in a way that doesn’t become government 
versus residents.

Be familiar with the Plan’s contents. Align the 
budget, capital improvements plan, regulations, 
agendas, and reporting with these. Cities always 
identify goals, but their day-to-day decisions tend 
to work against them. This happens less when the 
goals are the centerpiece of every discussion.

Make it easy for motivated residents and local 
groups to get involved. Encourage them to join in 
the work to achieve this vision. There are many 
local resources that can help the City’s small staff 
achieve more. Every community has residents who 
want to be part of progress, but they often do not 
know where to start.

Conduct dialogue about City business around the 
tools contained in the Plan. Set an example for lo-
cals showing how focused the city leaders are on 
this path forward. Make it part of meetings, staff 
reports, and other public venues and resources.

Stay true to an annual review of this document, 
policies, and regulations. Without frequent review, 
these tools will not adapt as needed, making it dif-
ficult to ever execute the vision. Update the Plan 
regularly. Cross off completed items and add new 
actions and goals. Put effort into meeting with 
neighborhoods and diverse groups of residents.

Share this Plan with community partners and 
residents. Make it easy and convenient to access. 
Demonstrate how issues are analyzed using the 
Plan. Help citizens make the connection between 
the vision and the ultimate action or decision.

Special projects or unique development opportuni-
ties will sometimes present themselves. Reference 
the Plan when considering the impacts of them. 
Make the decisions based on the approved Future 
Land Use Map and vision. The vision, values, and 
principles outlined in this document should always 
guide decisions.

Using This Plan

For Residents and Other Locals For City Staff and Officials

1

2

3

4

5

1

2

3

4

5

6

When a plan is adopted, the work of a community truly begins, 
not ends. There is a part for every person in Kyle to play, and 
that begins with a complete understanding of how each person 
can participate. Below are ways that community members and 
leaders can act, starting today. 
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Refining and Updating This Plan

An Ongoing Process

This Plan, and all of its parts, should be regularly reviewed and 
updated to reflect the changing nature of the City of Kyle and 
its goals. Though any part of the Plan can be updated, serious 
thought should be given before amending, or editing the foun-
dational elements that represent feedback collected from Kyle’s 
citizens. If these do need to be updated, a process of exhaustive 
public engagement designed to hear and incorporate diverse 
voices must be completed.

Recommendations and their accompanying actions are the 
items which will need the most frequent review. As existing 
recommendations are achieved, new ones should be introduced 
that move Kyle toward the future imagined in the Plan. Staff 
will be the most common source of these updates as their work 
on the front lines provides an exceptional vantage point to see 
where adjustments are needed. City Council should also review 
recommendations yearly to see how progress is being made and 
if necessary, suggest additions. 

Though these two groups are the most likely ones to suggest 
changes to recommendations, public input should be gathered 
on a regular schedule to help inform staff and Council’s work. 
An inexpensive way of doing this would be to solicit feed-
back on a specific element of each major component during 
high-turnout public events. A staff booth at a community event 
could ask a single question. For example, What matters most 
to you when new commercial growth happens near your neigh-
borhood? The answers to this single question could be gathered 
and presented to Council. Then, the Council would determine 
what new recommendations should be added to “Land Use & 
Growth Management”. Three questions should always be asked 
when weighing new recommendations. Does this recommenda-
tion align with the community identity? Is this recommenda-
tion consistent with the adopted decision-making principles? 
Does this recommendation align with the fiscal goals of the 
City in the short- and long-term?

above: The life cycle of the Comprehensive 
Plan is a continuous one. Just as cities evolve 
and priorities change, this Plan must change 
with it. This cycle should be repeated to 
keep the material fresh and up-to-date. By 
doing so, it remains relevant and valuable.

Implement Plan Assess Needs Engage Public

Generate Actions Make Recommendations

The Comprehensive Plan Life Cycle
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Crafting Meaningful Recommendations

Recommendations are broad, but they are clearly directional. 
They suggest a large goal that will help to move the community 
forward, and are aligned with a specific Organizational Com-
ponent. They do not include individual tasks. For example, a 
good Land Use & Growth Management aligned recommenda-
tion might be: Create a logical growth boundary to focus future devel-
opment within existing service areas. Whereas, a recommendation 
that is too prescriptive would be: Do not allow high intensity uses 
north of River Oaks Drive.

Identifying Useful Actions

Actions are specific tasks that serve to accomplish recommen-
dations. It is easy to think of these as a checklist that, when 
finished, allows the community to call a recommendation com-
plete. For example, the growth boundary recommendation 
could have the following actions:

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

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

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

How Recommendations Become Achievable

1 Broad Directional 
Recommendation

2 Broad Directional 
Recommendation

3 Broad Directional 
Recommendation

Broad Directional 
recommendation 4

5 Broad Directional 
Recommendation

6 Broad Directional 
Recommendation

Specific Achievable Task 3

Specific Achievable Task 2

Specific Achievable Task 1

Specific Achievable Task 4

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

Plan Process Phasing & Milestones

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

A variety of methods were used to collect input and feedback. 
The engagement approach was intentionally organized to bal-
ance information sharing (education and awareness), informa-
tion gathering (listening), and discussions to explore topics in 
more detail and capture context. Options were also balanced 
to provide opportunities for the community to engage online, 
in person, in group settings, and through private one-on-one 
discussions. Most importantly, multiple presentations and dis-
cussions were held early in the process to explain connections 
between past development and current infrastructure and 
resource challenges. These discussions and the accompanying 
land use fiscal analysis have been used at multiple points in 
the process to bring people and perspectives together and build 
consensus around the strategies Kyle will need to embrace to 
become a more financially resilient and prosperous community.
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Community Kickoff Trip
CC/PZ Joint Workshop
Staff Launch Meetings
Preliminary Fiscal Analysis
Virtual PZ Workshop
Vibrant Community Survey

Launch & Assess
September – December 2022

Decision-Making Principles
Trip 2 - Growth & Future Land Use
Preliminary Future Land Use Map
Virtual PZ Workshop
Community Survey #2
Website Mapping Tool

Explore
January – March 2023

Finalized Future Land Use Map
Finalized Growth Sector Map
Website Brainstorming Tool
Review of Growth Scenarios
Trip 3 - Growth Scenario Selection

Organize
April – June 2023

Comprehensive Plan Draft Review
Trip 4 - Implementation

Prioritize
July – August 2023

Final Comprehensive Plan Draft
PZ Hearing
City Council Hearings
Plan Adoption

Adopt & Implement
September – October 2023
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How Engagement Informed This Plan

Baseline

Established

Identified

O
b
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ac
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s

A
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s

Refined Into…

Vibrant Community Assessment

Community Surveys 
& Stakeholder Meetings

Council and PZ Worksessions

Recommendations 
& Aspirations
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With 10 being most 
committed, how 
committed are you to 
making your community 
the best it can be? 

7.6

How engaged are your community’s 
citizens?

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

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

How strong is your education system?

How vibrant is your downtown?

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

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

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

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

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

4.6

3.7

5.4

5.4

3.9

4.5

3.9

4.4

4.6

3.7

Vibrant Community assessment

The Vibrant Community Assessment, a tool created by Quint 
Studer and referenced in his book, Building a Vibrant Commu-
nity, was used at the outset of this process. The assessment pro-
vided the opportunity for residents to rank Kyle across a num-
ber of characteristics found to be crucial in building a dynamic 
community. In the first part of 2022, citizens provided answers 
to eleven questions, using a ten point scale. The questions are 
listed below, next to a number representing the average score 
citizens assigned to Kyle for each question.

It is notable that the assessment scores indicate a large gap be-
tween where citizens want the community of Kyle to be, and 
where they feel it is right now. The lowest scores were in two 
categories – the ability to keep talent at home, and the ability 
to attract new business and talent. However, a clear interest 
in solving problems and making the community better was 
shared by nearly every participant. This bears witness to the 
fact that residents want to be involved in improving Kyle.

Results
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Direct Community Feedback

Assets

Through the engagement process, the community, the PZ, and 
the Council identified these elements as the most unique and 
valuable to Kyle. These elements can be viewed as building 
blocks upon which Kyle’s future can be built. 

Community Events and Organizations

Kyle has a variety of existing community events and active community 
organizations where residents can get involved and get to know each other.

Location, Location, Location

Kyle is 10 minutes north of San Marcos and 30 minutes south-southwest of the 
Austin metro area and Austin-Bergstrom International Airport.

Educated and Diversifying Population

According to census data, more than a third of individuals aged 25 and above 
in Kyle had achieved higher education degrees; this includes associate, bach-
elor, and graduate degrees. The population of Kyle also became more diverse 
between 2010 and 2020.

Local Economy

Kyle is more affordable with a median home value of $236,037 as of 2022 - 
compared to Austin at $381,400. Kyle has also seen an increase in the amount 
of commercial businesses, like Costco, that are a regional draw.

Small Town Feel

While Kyle has seen significant growth in the last decade and now boasts a 
population of over 45,000, residents noted its “small town feel”, which enhanc-
es the attraction for families, young professionals, seniors, and those seeking 
community. 



1919

Opportunities 

Through conversations with residents and stakeholders during 
community meetings and one-on-one meetings, a list of oppor-
tunities was produced. The potential of a community is closely 
linked to its assets, and in this case, the citizens of Kyle have 
acknowledged the challenges that need to be addressed. These 
challenges also present opportunities.

More Local Businesses

Residents expressed the need and opportunity for more locally 
owned businesses, family-oriented restaurants, a wider variety 
of grocery stores, and more nightlife and family friendly desti-
nations. People like the access to the bigger chains, but feel that 
local mom and pop shops contribute greatly to the character 
and personality of the community. There is a strong economic 
development presence in Kyle, including the Kyle Economic 
Development Department (EDD) and the Kyle Economic De-
velopment and Tourism Board (ED&T), which, through var-
ious programs and initiatives, can offer support to the local 
business community and encourage diversity.

Vibrant Downtown

Residents want to maintain the “small town” environment of 
Kyle, but also for it to offer a variety of different amenities 
and attractions. Specifically, residents believe that downtown 
is a great asset that has a lot of potential but is not being fully 
realized. There is opportunity to improve and strengthen it as 
a special and vibrant destination that attracts people not only 
locally, but regionally. Residents want downtown Kyle to be 
walkable, with connectivity between destinations, and gather-
ing spaces where they can enjoy an afternoon with their fam-
ilies.

Unique and Different

Residents want Kyle to stand out and be distinguishable from 
its neighbors, like Buda and San Marcos, and believe that there 
is opportunity to proactively identify and make choices that 
further Kyle’s unique identity. Kyle has many great things that 
can be built upon and added to, like being the Pie Capital of 
Texas. It offers abundant Hill Country beauty and other nat-
ural resources like the Blanco River. It also has community 
events like Market Days and the Kyle Fair. Often, communi-
ties that lack clear identities or attempt to adopt the identity 
of another city are not only easily forgotten but also struggle to 
leave lasting impressions on people.

Growth

One of the greatest challenges and opportunities identified 
by the community is the effects of growth relating to traffic, 
infrastructure, quality of development, and roads. By recog-
nizing the need for a stronger focus on crucial aspects like 
infrastructure, transportation systems, and the quality of de-
velopment, Kyle can harness the vision of the community and 
shape its future. Embracing this opportunity allows for the 
creation of a well-planned, sustainable, and vibrant city that 
meets the needs of its expanding population while supporting 
its existing residents.
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“I think Kyle has a great small town vibe with a lot of big city amenities. I think that Downtown 
Kyle has a lot of potential that isn’t not being realized.”

“Kyle has a terrible mess of a downtown. Sorry it has to be dealt with.”

Traffic/Roads

Businesses

Growth

Equity

Downtown

“...too much traffic it’s actually dangerous to ride bikes around Kyle.”

“...traffic is horrible, apartments and houses going up anywhere these companies can find space.”

“We WANT LOCALLY OWNED. Stop this infestation of corporate owned.”

“There’s not much entertainment places, not a lot of local businesses or restaurant variety. There’s 3 
Starbucks 5 minutes from each other and 2 other chain coffee places in between.”

“Growth is out of control, stop building apartment complexes and subdivisions. 
We will be known as the apartment capital.”

“Kyle has no personality. It’s just the same old boring tacky urban sprawl.”

“Water is already restricted and running out.”

“Why bother taking the survey? You only ever build things on the rich side of the highway.”

“I don’t really see much that makes it special. It feels like a town that very much values the more 
affluent side of town.”

in their own words

Resident comments received during Phase 1 of this planning 
effort were collected and reviewed. Sentiments such as those 
below helped determine what areas topped the list of concerns.
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Decision-Making Principles

Residents were given opportunities, both virtually and in-per-
son, to select the principles they felt were most important in 
decision making. They were also encouraged to give examples 
of how they felt those principles could be applied to local deci-
sion making. The top four principles are listed below. 

Economic 
Prosperity

Neighborhoods 
for Everyone

Fiscally 
Responsible

Innovation & 
New Ideas

“City residents should have infrastructure that 
can be reliably maintained without having a 
surprise ‘bill’ down the road.”

“Be bold - be different where possible. Make 
Kyle shine. Inclusive of east and west as a com-
munity together.”

“If economy is strong other things are possible.” “People should have safe, beautiful, accessible 
places to live that meet their needs for their 
stage of life. Varying types of housing in central 
locations.”
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Who Are the Citizens of Kyle?

Kyle Hays County Msa* texas

PoPulation
2020 total PoPulation 45,697 241,067 2,246,701 29,806,340

HouseHold summary
2020 HouseHolds 14,701 76,724 796,315 10,521,548

2020 average HouseHold size 3.09 2.82 2.68 2.78

age
Median age 31.7 32.5 35 35.1

race & etHnicity
WHite alone, not HisPaniC or latino 40.2% 52.5% 51.4% 41.4%

BlaCK alone 5.0% 3.7% 6.9% 11.8%

asian alone 1.6% 1.4% 5.9% 4.9%

HisPaniC or latino 48.9% 39.5% 32.4% 39.4%

Key Statistics

Projected
Actual and Projected Population

20,000

40,000

60,000

80,000

2000 2010 2020 2030

77,050

45,09750,808

28,01621,457

5,3495,314

Actual

Source: 2020 Decennial Census & ACS 2020 5-Year Estimates

Source: US Census and City of Kyle Population Estimates

*MetroPolitan statistiCal area
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30.1%
25.7%
24.6%
11.2%

7.1%
11.2%

Hispanic or Latino

22,360 48.9%
White Alone

18,374 40.2%
Black/African-American Alone

2,265 5.0%
Two or More Races

1,588 3.5%

Race Distribution

4+ People

32.6%
2 People

30.5%
1 Person

21.2%
3 People

15.7%

Household Size

Under 18

25-39

40-59

60-79

Age Distribution

18-24

Over 80

Source: 2020 Decennial Census

Source: ACS 2020 5-Year Estimates

Source: ACS 2020 5-Year Estimates
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Esri Tapestry Segmentation classifies US neighborhoods into 14 
unique LifeMode groups. These groups are then further classi-
fied as 67 different consumer segments with commonly shared 
traits. These traits are key to understanding the motivations, 
needs, and vantage points of each consumer segment. This in-
formation can be useful in identifying how to best serve Kyle 
residents.

Esri Tapestry Segmentation

Up and Coming Families Metro Fusion

Up and Coming Families is a market in transition—residents 
are younger and more mobile than the previous generation. 
They are ambitious, working hard to get ahead, and willing 
to take some risks to achieve their goals. The recession has im-
pacted their financial well-being, but they are optimistic. Their 
homes are new; their families are young. This is one of the fast-
est growing markets in the country.

average HouseHold size 3.12
Median age 31.4
Median HouseHold inCoMe $72,000

Metro Fusion is a young market. Many residents do not speak 
English fluently and have moved into their homes recently. 
They are highly mobile and over three quarters of households 
are occupied by renters. Many households have young children; 
a quarter are single parent families. Metro Fusion is a hard-
working market with residents that are dedicated to climbing 
the ladders of their professional and social lives.

average HouseHold size 2.65
Median age 29.3
Median HouseHold inCoMe $35,700

Urban Edge Families Workday Drive

Located throughout the South and West, most Urban Edge Fam-
ilies residents own their own homes, primarily single-family 
housing—out of the city, where housing is more affordable.  The 
majority of households include younger married-couple families 
with children and, frequently, grandparents. Many residents are 
foreign born. This market is connected and adept at accessing 
what they want from the internet.

average HouseHold size 3.19
Median age 32.5
Median HouseHold inCoMe $50,900

Workday Drive is an affluent, family-oriented market with 
a country flavor. Residents are partial to new housing away 
from the bustle of the city but close enough to commute to pro-
fessional job centers. Life in this suburban wilderness offsets 
the hectic pace of two working parents with growing children. 
They favor time-saving devices, like banking online or house-
keeping services, and family-oriented pursuits.

average HouseHold size 2.97
Median age 37.0
Median HouseHold inCoMe $90,500

87.5% 6.6%

3.8% 2.1%

uP and CoMing 
FaMilies

Metro Fusion

urBan edge 
FaMilies

WorKday drive
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Indexes

Esri also establishes measures (indexes) to better explain cer-
tain characteristics in a community. Some examples are listed 
below. When compared to the region, Kyle is more affordable 
and has slightly lower levels of income. It performs exception-
ally well in terms of a low crime rate. While its level of diver-
sity is similar to the region, it is beginning to increase.

Housing Affordability Index (HAI)

An index greater than 100 indicates that homes are affordable.  
An HAI less than 100 indicates homes are less affordable and 
median income is insufficient for purchase of a home with a 
median (or mid-point) value.

Wealth Index (WI)

The Wealth Index is compiled from a number of indicators of 
affluence that include average household income and average 
net worth. The index represents the wealth of an area relative 
to the national level. Values exceeding 100 represent above-av-
erage wealth.

Crime Index (CI)

The Crime Index is an indication of the relative risk of a crime 
occurring and is measured against the overall risk at a national 
level. Values above 100 indicate an above average risk of crime 
occurring compared to the US. Values below 100 indicate a be-
low average risk of crime occurring compared to the US.

Diversity Index (DI)

The Diversity Index from Esri represents the likelihood that 
two persons, chosen at random from the same area, belong to 
different race or ethnic groups. Values above 100 indicate an 
above average level of diversity compared to the US. Values be-
low 100 indicate a below average level of diversity occurring 
compared to the US.

131

85

62

81.7

Kyle Hays County MSA

101

108

75

77.6

101

112

104

79.9
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Where They Live

Overall, Kyle has a higher owner occupancy rate than the sur-
rounding county, the Austin Metropolitan Statistical Area 
(MSA), and the state. This reflects the long-standing nature 
of Kyle and the presence of property owners that predates the 
surge in growth it is experiencing today. 

When comparing housing statistics of Kyle to other geogra-
phies, there are differences. The amount of income devoted to 
housing costs in Kyle is slightly higher than the state average, 
but lower than the Austin MSA and Hays County. Residents 
from all backgrounds have expressed their concerns that af-
fordability is soon to be a thing of the past. Allowing infill 
housing products to be built in the pockets of Kyle where va-
cant land exists and is already served by infrastructure is one 
important strategy to preventing this number from greatly 
increasing. Vacancy rates in Kyle are low, signifying demand 
from people moving in. While some believe that the renter 
population has eclipsed the owner population, the numbers 
tell a different story. The renter occupancy rate is the lowest 
across the areas of comparison, while the owner occupancy rate 
is highest. Maintaining a level of affordability for all popula-
tions is key to striking a balance long term.

Kyle Hays County austin Msa texas

unit Breakdown
oWner oCCuPied 
Housing units 66.4% 62.2% 58.6% 56.0%

renter oCCuPied 
Housing units 33.6% 37.8% 41.4% 34.6%

vaCant Housing 
units 4.8% 6.1% 7.0% 9.4%

Housing Value
Median HoMe value 
2020 $209,300 $259,100 $303,300 $193,109

Housing cost
2022 Housing aF-
FordaBility index* 123 101 101 149

2022 PerCent oF in-
CoMe For Mortgage* 16.2% 20.0% 20.6% 13.3%

Key Housing  Statistics

ACS 2020 5-Year Estimates
* Esri forecasts for 2022

above, right: 
Examples of 
contrasting scales 
of single-family 
detached homes 
available in Kyle.
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24%

Local Housing Age

12.6% 52% 34.7%

24% 29% 35.5%8.6%

31% 19% 11%15%

1959 or earlier 1960-1979 1980-1999 2000-2009 2010 or later

KYLE

HAYS COUNTY

TEXAS

1950 or earlier, 0.5%

1960-1979, 0.2%

1950 or earlier, 2.9%

above: While the age of housing stock 
in Kyle varies, there is a definitive 
pattern. Newer housing is found at the 
outer edges, while older neighborhoods 
are found in the city’s core.

ACS 2020 5-Year Estimates
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Where and How They Work

Census figures provide insights into the occupation and indus-
try types that Kyle residents are most frequently employed 
by. Locally, fewer residents work in services and blue collar 
occupations. By comparison, white collar occupations account 
for more than 60% of resident employment - 14% more than 
the state of Texas. Kyle has slightly higher rates of residents 
employed in the construction & trades, public administration, 
and retail industries. 

Employment by Occupation Employment by Industry

What They Want and Need Locally

Residents want more outdoor amenities like parks and trails in 
Kyle, as well as more economic assets like locally owned busi-
nesses, restaurants, and entertainment venues. They are tired 
of the seemingly heavy emphasis on fast food and chain restau-
rants, and instead want a greater variety of original and expe-
rience-based places to visit. Residents like the amenities and 
businesses currently within downtown, but see the potential 
for it to expand into a more vibrant activity hub that is bustling 
with events and attractions. They want nightlife and entertain-
ment, and to be able to take their families to places where they 
can relax and have fun together. Additionally, there is desire to 
build upon Kyle’s unique identity to prevent it from becoming 
synonymous with the nearby suburbs of Austin. 

0% 20% 40% 60% 80%

White Collar

Services

Blue Collar

0% 20% 40% 60%

Construction & 
Trades

Manufacturing & 
Warehousing

Services

Public 
Administration

Retail Trade

ACS 2020 5-Year EstimatesACS 2020 5-Year Estimates

Kyle

Hays Co.

Texas
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Community Identity

The elements below represent the concepts, ideas, and discus-
sion that came out of the public engagement process for this 
Comprehensive Plan. The elements are made up of three parts; 
Values, Assets, and Aspirations. When these items are put to-
gether, it gives a clear and meaningful picture of how the res-
idents of Kyle see themselves and their community now, and 
how they wish to be in the future.

Values A shared collection of things that matter to us.

• Active lifestyle

• Education

• Affordability

• Community history

• Local entrepreneurship

Assets The elements we want to protect and improve.

Aspirations What we want to be tomorrow.

• Outdoor recreation amenities

• Proximity to metro area

• Medical and educational facilities

• Growing industry and businesses

• Improved mobility network

• Managed growth

• Preserved city center

• Expanded offerings

• Unified east and west Kyle
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Related Plans & Initiatives

The City of Kyle has invested in several key planning efforts 
over the last seven years. These products are valuable, and 
while they are in need of updating, they contain recommenda-
tions that are still relevant. Significant takeaways from each of 
these adopted documents are summarized here and have been 
incorporated into this modernized implementation strategy.

Incorporate connectivity improvements to Downtown and surrounding areas; Incor-
porate green spaces to control stormwater runoff and promote infiltration; Integrate 
mixed use districts; Ensure that land use and transportation plans are complementa-
ry; Improve pedestrian mobility; Integrate land use transitions to enhance the sepa-
ration of residential and industrial uses; Create safer and more convenient links be-
tween neighborhoods, commercial, employment, and civic areas; Incorporate public 
facilities into regional centers.

Preserve open space; Improve undeveloped City parkland; Incorporate greenway cor-
ridors and nature trails along the Blanco River; Administer or sponsor athletic pro-
grams to maximize the use of existing facilities; Develop a strong and highly linked 
network of linear parks, and pedestrian and bicycle facilities; Work towards a system 
of parks and trails where most residents of the city are within 1/2 mile from a park 
or trail in most areas of Kyle.

Simplify typical sections and required ROW for roadway types; Identify a meth-
od for prioritizing projects and financing opportunities; Require all new location 
and reconstructed roads include right-of-way for the addition of sidewalks and/
or shared-use paths; increase the capacity of key corridors to move people more ef-
ficiently; Tie sidewalks into the trail network; Create additional north/south and 
east/west corridors.

Integrate Trail-Oriented Development; Create/complete city-wide trail system; Re-
quire and enforce ongoing maintenance.

City of Kyle Comprehensive Plan Update (2019)

Kyle Parks, Recreation, 
and Open Space Master Plan (2016)

Kyle Transportation Master Plan (2021)

Kyle Trails Master Plan (2021)
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The Economics of Land Use

The Value of Development Patterns

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

Understanding the economic constraints these patterns pres-
ent is key to helping build a resilient and fiscally sustainable 
place. The economics of land use, at a high level, pertains to 
how these different development patterns generate revenue 
back to the city in the form of property tax, sales tax, and other 
revenues. The development patterns also generate costs and lia-
bilities in the form of services and infrastructure that require 
maintenance over time. To be financially sustainable, a City’s devel-
opment pattern must generate sufficient revenue to pay for services and 
infrastructure; not just today, but over time.

Rural UrbanSuburban

value Per aCre LOW

inFrastruCture Costs LOW

serviCe levels LOW

PoPulation Per aCre LOW

Cost Per HouseHold LOW

value Per aCre MID

inFrastruCture Costs HIGH

serviCe levels HIGH

PoPulation Per aCre MID

Cost Per HouseHold HIGH

value Per aCre HIGH

inFrastruCture Costs HIGH

serviCe levels HIGH

PoPulation Per aCre HIGH

Cost Per HouseHold LOW
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The Suburban Growth Experiment

For thousands of years, cities all over the world were built and 
grew incrementally out (horizontally), up (vertically) and 
more intensely (higher density) as resources allowed. This tra-
ditional pattern of development was characterized by a com-
pact grid, narrower streets, and diverse building types (whose 
uses were flexible) all geared toward a human scale, and it 
was built in increments when the demand and money were 
available. New structures or streets were built next to existing 
buildings or infrastructure, because this was the most cost-ef-
fective way of growing. 

When the automobile was invented, it led to what engineer 
and Strong Towns founder Charles Marohn coined the “sub-

urban experiment.” The creation of the highway system, in-
creasing car ownership, and mass-scale housing programs 
rolled out after WWII combined to create a new environment 
where developers were able to purchase and develop land out 
on the edge for lower costs, and the suburbs were born. Streets 
and buildings became more spread out than ever before, and 
residential, commercial, and other uses were separated. Fewer 
buildings were designed with unique character or built to last. 
Instead they were designed to be cost-effective and mass-pro-
duced. Unlike the previous incremental growth, cities began 
to see massive amounts of housing, streets, and infrastructure 
being built over a much larger area in a short amount of time 
- typically just one or two decades. 

1958 2022

Google Earth 2022USGS 1958
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The Effects of Rate and 
Pattern of Growth

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

Today, the significant costs of this approach are revealing 
themselves. As cities continue to age and expand, development 
and the revenue boost from additional homes and businesses 
slows down. The neighborhoods, facilities and infrastructure 
built decades prior have reached the end of their life cycle and 
are in need of replacement. Community leaders are left strug-
gling to keep up with expectations for basic service, employ-
ment and lifestyle. However, they have limited resources to do 
so. This starts a cycle where cities fix what they can, and post-
pone what’s left. Eventually neighborhoods deteriorate to the 
point where residents with the ability to do so move out, while 
those less fortunate are forced to remain in an environment of 
decline and neglect.

PoPulation

growtH infill

Average age of city infrastructure

Buildout

tiMe 

infrastructure and population over time

top:  Typically, 
in a suburban 
development pattern 
as a city reaches 
buildout, the average 
age of infrastructure 
(streets & utilities) 
outpaces the 
ability of the city’s 
population to fund 
maintenance costs.

Average Age of Infrastructure Over a Developmental Life Cycle

growing Buildout insolVency

tiMe 

0

Funds availaBle 
For MaintenanCe

n
et

 r
ev

en
ue

bottom: While 
a city grows, new 
revenue comes in. No 
major maintenance 
is required because 
infrastructure is 
brand new. When a 
city stops growing, 
the existing 
infrastructure is 
older and repairs 
are needed.  It is 
impossible to recover 
from those repair 
expenses if the 
development patterns 
is never adjusted.
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Resource Constraints

In today’s environment, most citizens are not willing and/or 
able to pay more in property taxes or fees, but cities don’t have 
the revenue needed to cover basic services and maintenance 
dues to the cost of aging infrastructure. Each year, mainte-
nance expenses grow, and citizens’ concerns over property taxes 
and being priced out of their homes do as well. Recent state 
legislation to cap property taxes and limit annexation and local 
control of building regulations has only increased this tension. 

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

Services Infrastructure Revenue

In good 
shape

Doing OK for 
now

Already 
running 
behind

The city has quantified service costs, 
knows what its infrastructure costs are, 
and has a good, clear plan to generate 
enough revenue to pay for those things 
- all while staying within the limits of 
what the residents there are willing and 
able to pay for.

These communities tend to be in the 
middle of their growth phase. Older 
parts of the city require maintenance, 
but revenue from new growth is cover-
ing these costs. The wave of infrastruc-
ture reconstruction costs has not hit 
these communities yet, but is looming 
out in the future. 

These are older cities where there is lim-
ited growth, and often, decline. Large 
areas of the city are past their initial life 
cycle and in need of repair. There are 
neighborhoods beginning to decline and 
there is no clear plan for how the city is 
going to address those needs. 

??
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Land Use Fiscal Analysis

Why It’s Important

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

Measuring the Value of Development Patterns

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

above top:  A parcel level analysis of Dallas 
County assessed values. This map shows 
value spread fairly evenly across the county.
second map: But, in the second map where 
we see the parcels represented as value per 
acre of land, it becomes clear. The urban core 
of Dallas County is where substantial value is.
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Creating a Fiscally Informed Plan

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

What policies support a fiscally 
productive and resilient pattern?

How are the current development 
patterns in the city performing?

What people and organizations 
can partner with the city to build 
quality infill and small projects?

How can the current development 
pattern change to provide more 

value per acre? 

This is critical. In many places across the country, 
the patterns that are most fiscally productive for a 
city can no longer be built under the current code 
and design standards. Refining and re-framing 
these policies to make it possible to build in this 
more productive way is one of the things we will 
explore in this Comprehensive Plan.

Providing a financial report on a more frequent 
basis to show how different land uses and develop-
ment patterns are performing will inform the city 
of each development type’s financial gain or loss 
and how it is contributing to the City’s overall fis-
cal health.

Historically, development was completed by lo-
cal developers. Over the past 60 to 80 years much 
of the explosive development seen in the United 
States, and very specifically in Central Texas, has 
been undertaken by ever larger multi-regional and 
national development firms. For Kyle to thrive and 
sustain itself, it is important to foster and bolster 
local development talent by providing them with 
the means to be successful in the community. This 
means that the city needs to explicitly seek out the 
locals that are willing to build one building, one 
parcel, or one block at a time and connect them to 
the resources they need to be successful.

The fiscal analysis identifies the properties with 
the highest and lowest values per acre. A high val-
ue property generates sufficient property tax reve-
nues to cover the costs to serve them. A low value 
property costs more to serve than it generates in 
revenue. Understanding the financial impact of 
each development type will help the City to capi-
talize on infill, redevelopment or greenfield oppor-
tunities to maximize  return on public investments 
and offset the service costs of under-performing 
development.
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How Development Patterns Affect Commercial Value

Main Street Scale Half-Block Suburban Style Pad Site

Traditional Downtown Grid Auto-Oriented Big Box

size ProP. tax reVenue/acre

±0.66 
acres $9,600

size ProP. tax reVenue/acre

±1.18 
acres $3,800

size ProP. tax reVenue/acre

±42 
acres $25,000

size ProP. tax reVenue/acre

±40 
acres $3,500

12 Blocks Georgetown Texas HEB and Surrounding Pad Sites, Kyle, Texas
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How Development Patterns Affect Residential Value

Rural with Infrastructure Suburban

Compact Suburban Townhomes

size ProP. tax reVenue/acre

±2 
acres $880

size ProP. tax reVenue/acre

±.32 
acres $3,980

size ProP. tax reVenue/acre

±.126 
acres $14,180

size ProP. tax reVenue/acre

±.03 
acres $88,900
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Factors Affecting Affordability and Fiscal Sustainability

Street and Lot Widths

The width of a street and the num-
ber of lots located along that street direct-
ly impact the cost each lot or household must 
contribute to maintain the street. The wider the 
street, the more expensive it is to maintain and rebuild 
- anywhere from $500,000 to $1.5 million per 11’ lane-mile, de-
pending on if the street is asphalt or concrete, sidewalk widths, 
and other features.

The household or lot’s share of the replacement cost is impacted 
by the number of properties fronting the street. The greater 
the lot width (70’ in this example) the fewer lots on the street, 
resulting in a higher share of the street cost per lot. Smaller lot 
widths (50’ in this example) mean more lots can be created on 
the same length of street, spreading the cost among more lots, 
which reduces each lot’s share.
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$14,885$9,130$6,832

.057 aCre lot

100% lot Coverage

$250k value

REVENUE PER ACRE REVENUE PER ACRE REVENUE PER ACRE

.057 aCre lot

100% lot Coverage

$150k value

.057 aCre lot

100% lot Coverage

$350k value

SINGLE STORY TWO STORY THREE STORY

REVENUE PER ACRE

$9,130 $6,832$14,885

REVENUE PER ACRE REVENUE PER ACRE

2000
Ft2 HoMe

2000
Ft2 HoMe

2000
Ft2 HoMe

3000
Ft2 lot

5000
Ft2 lot 7000

Ft2 lot

67% lot Coverage

$205k value

40% lot Coverage

$210k value

29% lot Coverage

$222k value

HIGH COVERAGE MID COVERAGE LOW COVERAGE

Building Coverage and Height

Taxable value can also be increased, based on the building con-
figuration on each lot. Put simply, the closer the size of a build-
ing to the size of a lot, the more taxable value is generated. This 
can be accomplished through multi-story or even single-story 
building. Requirements for parking and open space can limit 
the buildable area for a site, so it’s important to explore alter-
natives. This can include regulations that make possible shared 
parking, stormwater management (regional detention), and 
parks and open space. As a result, an optimal balance between 
land usage, revenues, and costs can be reached.

Building Coverage

Building Height
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Intensity of Development 

The intensity of a development pattern has a major influence 
on the city’s ability to cover its costs. In the pair of graphics 
above, Kronberg Urbanists + Architects illustrate how two 
similar blocks will have the same infrastructure costs asso-
ciated with them. Both will need access to power, water, and 
wastewater infrastructure. But one block spreads the cost of 
that infrastructure over two properties, and the other across 
many more. This translates to a wildly different tax burden for 
the residents of the lower block vs. those on the upper block. 

Housing types, like Accessory Dwelling Units (ADUs) and du-
plexes (two housing units within the same building) have the 
added benefit of creating a revenue stream for an owner who 
lives on the property. This makes it feasible for them to age in 
place, or to live in the place they choose without suffering qual-
ity of life problems as they reach a more senior age. 

It’s common for residents to believe that development like you 
see above, with more housing units close together, results in a 
crowded and unpleasant neighborhood. This scale illustration 
shows that a higher intensity of development can feel just like 
the streets that many of us grew up on, as long as the building 
form is scaled to the humans that inhabit it. 

These Half-Blocks 
Have Identical:

Sidewalks
Curbs
Water
Sewer
Stormwater
Utilities
Streets

Street Lights
Trash
Police
Fire Service
Schools
Block Size
Character

Cost burden 
shared by 2 
households
50% of total 
per household

Cost burden 
shared by 9 
households
11.1% of total 
per household

39%
less exPensiVe 
Per HouseHold



42

Community Context

Regional & National Trends 

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

Missing Middle Housing 
& Choice Shifts

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

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

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

clockwise from top left: Duplex, ADU, 
Townhomes, Live-Work Units, Cottage 
Court, Small (8 unit) Mulitplex. All are 
examples of Missing Middle Housing.
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Regional Growth

The five county Austin-Georgetown-Round Rock metro area, 
also referred to as the “Capitol Area”, is the fastest growing 
in the state. As one of the five counties included in this met-
ro area, Hays County has seen a population increase of over 
50 percent between 2010 and 2020. According to the Texas 
A&M Real Estate Research Center’s First Quarter 2023 Hous-
ing Report, the median home value in the metro decreased 
by just over 11 percent from the previous year following the 
housing boom of 2020-2022, but was still substantially higher 
than the state median home value. At the time of this report, 
there were roughly 8,060 homes on the market compared to 
the roughly 950,000 on the ground. The median price of a new 
construction single-family home in the metro was $429,000, 
with an average single-family rental price of $2,300 per month. 
The increasing number of individuals who are unable to afford 
a residence within areas like Austin, Georgetown, and Round 
Rock are now opting to establish their homes in neighboring 
communities like Buda, Kyle, and San Marcos.

According to 2021 American Community Survey data, Hays 
County’s median home value was $343,700. Kyle’s median 
value is much lower at $221,000, which is also lower than its 
neighboring cities of Buda and San Marcos at $291,400 and 
$288,200, respectively. The communities with higher-end sub-
urban residential and commercial development are rapidly 

expanding, though a majority of the housing stock was built 
prior to 2010.

Kyle is located along Interstate 35, one of Texas’ major trans-
portation and commuter corridors. Kyle is nestled between the 
cities of Buda and San Marcos. As part of the bustling metro, 
and just 20 miles south of Austin, Kyle is in a prime location to 
capitalize on the regional growth of the Capitol Area. Kyle’s lo-
cation makes it appealing to various industries and businesses 
seeking to set up shop close to the metro - without paying Aus-
tin prices. This provides an opportunity for the city to diversify 
its local economy and provide residents with local employment 
opportunities. Currently, 80 percent of Kyle’s housing stock 
consists of single-family residential units, but in order to at-
tract the workforce needed to support a growing local econo-
my, the city must diversify housing.

Kyle is located only 25 miles southwest of the Austin-Berg-
strom International Airport, which is one of the fastest-grow-
ing airports in the country, and conveniently located within 
a 30-minute drive of both the Bud Dryden Airport and the 
San Marcos Regional Airport, which attract private pilots 
and have charter jet services available for corporate executives. 
Kyle’s proximity to these airports and Interstate 35 are assets 
that can help leverage the city as a destination in the region.

left: Plum Creek 
represents just 
one of a multitude 
of developments 
that are providing 
capacity for the huge 
influx of residents 
coming to Kyle.
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E-Commerce

E-Commerce and Social Selling tools 
have taken local retailers to a new level. 
These tools help customers make online 
payments. They provide online store-
fronts. They can search inventory. They 
greatly expand the reach of small busi-
nesses. Email marketing and promotion-
al tools are other e-commerce tools. Social 
selling is simply the selling of products 
and services online. These options allow 
small businesses to operate from any-
where, especially areas with lower costs 
of living.

above: Amazon, 
and other online 
retailers are changing 
local landscapes with 
large distribution 
warehouses.
left: Today, a 
growing number 
of people work 
from home much 
of the week.

Remote Work

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

Place-Based Economic Development

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

above: Events and 
temporary markets 
are also third places.


