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Daily commute time is often an indicator of how far residents must travel to reach their 

place of employment. It can indicate whether a majority of a communities residents 

work at employment centers within the City or if residents travel to other communities 

for employment.  Figure 1-17 shows that the largest commuting category is those who 

travel less than 14 minutes to reach their place of employment at 34%.  Overall, 58% of 

residents reported a commute of 29 minutes or less.  In contrast, only 12% of residents 

reported a daily commute over 60 minutes.  

Source: 2000 U.S. Census 

Figure 1-17 | Commute Time 
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Existing Land Use  

The pattern of land use that exists today within the City has evolved to satisfy the 

requirements of the City’s growing needs. The activities of local residents create a need 

for various land uses, as well as for the supplemental systems that support land uses 

(i.e., thoroughfare systems). The relationships of existing and future land uses will shape 

the character and quality of life of the community for many years to come. In order to 

more accurately assess the City’s future land use needs, an analysis of past land use 

trends and present land use patterns are of primary importance. 

The following are the specific elements to be documented in order to describe land use 

characteristics. Assessment of the land use and neighborhood characteristics will be 

undertaken using the City’s existing land use data, field reconnaissance data (i.e., 

windshield survey), and aerial photographs, if available.  

The existing land use inventory will include: 

 Existing land use inventory; 

 Analysis of types of land uses; 

 Discussion of existing development patterns; and, 

 Discussion of existing land use relationship, both positive and negative. 

 

In addition to land use information provided by the City, the Sefko Planning Group 

performed several field surveys in early 2009 in order to analyze the land use trends 

within Shenandoah. Each parcel of land was color-coded according to various land use 

types. The information obtained from the survey is used herein to discuss Shenandoah’s 

current land use pattern.  Following are descriptions of the various types of land use 

used in the survey along with the color that is used to graphically represent each use on 

Plate 1-2. 
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Types of Existing Land Use 
 

Residential Uses:  

Single Family Residences:  

One-family dwellings and related accessory buildings. 

 

Multiple Family Residences: 

Apartment dwellings and related accessory buildings. 

 

Townhomes: 

Attached two- to three-story dwellings with shared side walls. 

 

Manufactured Homes:  

Manufactured home located on a lot or parcel and used as a dwelling. 
 

Office Uses: 

Professional/administrative offices, including doctors, dentists, realtors, 

architects, accountants, secretarial services, etc. 
 

Public/Semi-Public: 

Schools, churches, cemeteries and public buildings. 
 

Parks and Open Spaces: 

Parks, playgrounds and public open spaces. 
 

Retail Uses: 

Uses which primarily provide goods, including clothing shops, shopping centers, 

service stations and any associated off-street parking facilities. 
 

Commercial Uses: 

Uses which primarily provide services, including automotive repair shops, 

warehouses, wholesale establishments, and hotels. 
 

Medical Facilities: 

Hospitals. 
 

Industrial Uses: 

Manufacturing, warehousing, distributing, and assembling. 
 

Rights-of-Way/Easements:  

Land dedicated to public use, including roadways, sidewalks, and easements. 
 

Vacant: 

Vacant land having no apparent use or land used for agricultural purposes 

(ranching or farming). 
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Plate 1-2 | Existing Land Use Map 

Source: Sefko Planning Group / Freese and Nichols, Inc. 



 

 

 

 24   24 

 

 

B
as

e
lin

e
 A

n
al

ys
is

  
E
x
is

ti
n
g 

L
an

d
 U

se
 

1-24 

Existing Land Use Analysis 

Total acres by land use category for the City limits, extraterritorial jurisdiction (ETJ), 

and the total planning area (City limits and ETJ combined) are shown in Table 1-3.  

 

 

 

 

Table 1-3 also shows the percentages of each use of the developed land within the 

planning area. Over 1,260 acres, or nearly half of the total acreage within the planning 

area is currently vacant, or undeveloped. Figure 1-18 depicts the land use composition 

of the planning area. Similarly, Figure 1-19 shows the composition of developed land 

uses within the planning area (excludes vacant/undeveloped land). As shown, 26% of 

developed land within the planning area is used for Residential uses, the vast majority of 

which are single family households. Other prominent land uses within the planning area 

include Rights-of-Way/Easements, Public/Semi-Public, Retail, and Parks/Open 

Space/Lake. 

 

 

 

 

Land Use City Limits ETJ Planning Area 

Residential 191 91 282 

  Single Family 163 65 228 

  Multiple Family 28 19 47 

  Townhomes 0 0 0 

  Manufactured Homes 0 7 7 

Office 56 0 56 

Public/Semi-Public 124 45 169 

Parks/Open Space/Lake 81 27 114 

Retail 139 0 139 

Commercial/Medical 98 13 111 

Industrial 5 0 5 

Right-of-Way/Easements 158 20 194 

Vacant 316 946 1,262 

Total 1,168 1,142 2,310 

 

Table 1-3 | Existing Land Use Acres 

Source: Sefko Planning Group / Freese and Nichols, Inc. 
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Source: Sefko Planning Group / Freese and Nichols, Inc. 

Figure 1-18 | Existing Land Use of the Planning Area 

Figure 1-19 | Existing Developed Land Use of the Planning Area 

Source: Sefko Planning Group / Freese and Nichols, Inc. 
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As shown in Table 1-4, the percentage of each land use within the City limits 

compared to the ETJ are somewhat similar. The most drastic difference is a shift to 

more residential uses in the ETJ (46.4%) compared to the City limits (22.4%). Single 

Family Residential land use accounts for the highest amount of developed acreage in 

both the City and the ETJ. The next largest difference is the amount of retail in the City 

(16.3%) compared to the ETJ (0%).  

 

 

 

Approximately 27% of the total acreage within the City limits and 55% of total acreage 

within the planning area is classified as Vacant (or undeveloped) land.  This percentage 

amounts to 1,262 acres in the planning area that have the potential to be developed in 

the future.  The importance of the calculation of undeveloped land lies in the fact that it 

is this land that will allow the City to grow in population in the coming years.  It is also 

the area where decisions will have to be made regarding service provision and roadway 

construction, because although this land is not currently developed, it is likely to 

develop at some time in the future.  This land is also significant because, as 27% of the 

City, it can be developed in different and perhaps better ways than the current 

development. 

Land Use 
Percent of 

City Limits 

Percent of 

ETJ 

Total 

Planning 

Area 

Difference 

(City Limits - 

ETJ) 

Residential 22.4% 46.4% 25.0% -24.0% 

  Single Family 19.1% 33.2% 21.3% -14.0% 

  Multiple Family 3.3% 9.7% 1.8% -6.4% 

  Townhomes 0.0% 0.0% 1.7% 0.0% 

  Manufactured Homes 0.0% 3.6% 0.3% -3.6% 

Office 6.6% 0.0% 5.3% 6.6% 

Public/Semi-Public 14.6% 23.0% 20.9% -8.4% 

Parks/Open Space/Lake 9.5% 13.8% 10.7% -4.3% 

Retail 16.3% 0.0% 13.0% 16.3% 

Commercial/Medical 11.5% 6.6% 6.5% 4.9% 

Industrial 0.6% 0.0% 0.5% 0.6% 

Right-of-Way/Easements 18.5% 10.2% 18.1% 8.3% 

Total 100.0% 100.0% 100.0% 0.0% 

 Source: Sefko Planning Group / Freese and Nichols, Inc. 

Table 1-4 | Land Use Percentages of Total Developed Acres 
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Most communities do not develop such that 100% of the land is utilized.  Generally, 

approximately 10% remains vacant.  However, even given this fact, the existing 

percentage of vacant acreage within Shenandoah provides acreage to accommodate 

future population growth within the City limits.  This will be discussed further in the 

Future Land Use Plan as part of Shenandoah’s future population growth and ultimate 

population capacity analysis.  
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Physical Features 

Shenandoah’s man-made and physical environment greatly influences its future land use 

pattern and rate of growth. It is important to document and analyze the physical factors 

that will ultimately contribute to the City’s urban form and content. Each element of the 

Future Land Use Plan must be fashioned with these physical factors in mind. Following 

are the specific elements to be documented in order to describe the existing physical 

environment: 

 Analysis of the City’s current municipal boundaries and remaining ETJ areas; 

 Analysis of the municipal boundaries and ETJs of surrounding cities;  

 Analysis of the City’s major topographic features, including any areas of 

unusual topography or extensive tree cover; and, 

 Analysis of existing floodplain areas and other natural drainage features. 

Shenandoah’s City limits currently contain 1,168 acres, with an additional 1,142 acres in 

the ETJ, for a total of 2,310 acres in the planning area. The ETJ area expands 1/2 mile 

beyond the City limits, with the exception of areas conflicting with a previously existing 

City limit or ETJ. The City limits and ETJ boundaries of neighboring cities (The 

Woodlands, Woodloch, Houston, Conroe, and Oak Ridge North) limit Shenandoah’s 

opportunities for annexation to expand the City limits. 

Within the City limits, development is impacted by Interstate 45, Highway 242, and the 

railroad tracks. These transportation corridors support different types of land uses – 

the highways support commercial and retail development, while the railroad tracks 

support industrial uses. Additionally, these corridors bisect the City, dividing the 

neighborhood and creating separate communities.  

Other factors influencing development include the river and its floodplain area, which 

covers 78 acres within the City limits and 93 acres within the ETJ. As shown in Plate 1-

3, floodplain occurs primarily in the western and northeastern portions of the City and 

ETJ. Land designated as floodplain is typically difficult to develop with increased 

development costs and environmental concerns regarding preservation and protection 

of wetlands. 
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Plate 1-3 | Physical Features Map 

Source: Sefko Planning Group / Freese and Nichols, Inc. 
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This Vision chapter provides a foundation for the plan similar to the Baseline Analysis. 

The Baseline Analysis outlines facts which pertain generally to demographics, housing 

and land use characteristics. The Vision chapter also provides a foundational element for 

this plan, but in a very different way – it creates a vision for this comprehensive planning 

effort, as well as for the City of Shenandoah in general. This is also the chapter upon 

which many of the recommended actions and implementation efforts of Shenandoah’s 

2009 Comprehensive Plan will be based. 

 

What should the future hold for Shenandoah? What should the City be like in 2020 or 

2030? These are the key questions that this chapter addresses. The vision for 

Shenandoah described within this 2009 Comprehensive Plan will help shape and direct 

growth and development for the next ten years and beyond. In order to do this 

effectively, this plan should be premised upon a shared vision of what Shenandoah 

should become as it grows, attains its anticipated build-out configuration, and becomes 

an increasingly mature, livable and sustainable City.  

 

In order to create this shared vision, numerous meetings with the Steering Committee 

and City leaders were held, at which the Steering Committee and City leaders 

participated in a Visual Character Survey (VCS), a Strengths, Weaknesses, 

Opportunities, and Threats (S.W.O.T.) Analysis, and created a vision statement for the 

Comprehensive Plan. The first section of this chapter describes the results of the VCS, 

and the second section discusses the S.W.O.T. The third section outlines the vision for 

Shenandoah, established through an encompassing vision statement.  
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Visual Character Survey 

A Visual Character Survey (VCS) is a technique in which respondents are asked to score 

a series of photographs based on what they find to be visually preferable.  The images 

illustrate various aspects of the developed environment.  Although it is not necessarily 

scientific in nature, the VCS is an effective method of receiving attitudinal, aesthetic-

based input.  This is possible because the survey allows the respondents to view and 

score real-world examples of developed areas and elements. 

 

The Visual Character Survey that was developed specifically for Shenandoah was 

primarily the result of issues identified by the Steering Committee during the beginning 

of the comprehensive planning process.  The various areas presented in the VCS 

included the following: 

 

 Interstate 45 Corridor 

 David Memorial Corridor 

 Research Forest Corridor 

 Neighborhood Marketplace 

 Residential Neighborhoods 

 Tamina Industrial Area 

 

 

Respondents were shown 180 images corresponding to the above categories.  They 

were asked to rate each image according to the scale shown below.  
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Respondents were asked to consider several questions about each image as they rated 

them: 

 

 Do I like or dislike the image? 

 By what value do I like or dislike it? 

 Is it appropriate or inappropriate for our City? 

 

Following are the results of the VCS.  (In evaluating the results of the VCS, the average 

score of each image is used).  Overall high and low scoring images are shown first, 

followed by the highest and lowest rated images within each of the subject headings 

previously listed, and the last of the images with the lowest and highest standard 

deviations (most and least consistent scoring).  A total of 13 people participated in the 

VCS on April 15, 2009.   
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Overall Highest Scoring Images 

Following are the eighteen images (ten percent) that were scored the highest in the 

VCS.  Each of the twenty images received an average score of 4.3 or higher.  The 

category and average score are shown below each image.   

 

Interstate 45 

Average Score: 4.7 

 Interstate 45 

Average Score: 4.7 

Interstate 45 

Average Score: 4.5 

Tamina Industrial  

Average Score: 4.5 

Neighborhood Marketplace 

Average Score: 4.5 

Interstate 45 

Average Score: 4.5 
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Residential 

Average Score: 4.5 

Residential 

Average Score: 4.5 

Residential  

Average Score: 4.5 

Neighborhood Marketplace  

Average Score: 4.5 

David Memorial 

Average Score: 4.4 

Interstate 45 

Average Score: 4.4 
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