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Introduction

City Council

The City of Keller engaged the planning, architecture,
and engineering firm of Freese and Nichols, Inc. to
conduct a Corridor Study along U.S. Highway 377 (U.S.
377). The Corridor Study incorporates the northern
segment of U.S. 377, also known as North Main Street,
from Johnson Road north to the Keller city limits.

Pat McGrail – Mayor
John Baker – Mayor Pro Tem
Ray Brown
Mitch Holmes
Tom Cawthra
Jim Thompson

Planning & Zoning Commission
Jay Brown – Chairperson
Doug Miller - Vice-Chairperson
John Hoﬀmann
Gary Reaves
Arelyn Cox
Leslie Sagar
Dan Truby

City Staﬀ
Dan O’Leary – City Manager

Freese and Nichols Planning Team
Wendy Shabay, AICP – Lead Planner / Project Manager
Shad Comeaux, Assoc. AIA

The purpose of this study is to provide a vision plan
for new development and redevelopment along one
of the last remaining undeveloped corridors in Keller.
The goals are improving aesthetics, maintaining good
mobility, improving traﬃc safety, and encouraging economically viable land uses.
The benefits of planning this corridor are numerous,
including:
• Looking holistically at the corridor and surrounding context
• Allowing for citizen input and stakeholder feedback
• Proposing appropriate land uses and suitable
building and site design for the long-term
• Assisting staﬀ, Planning and Zoning Commission,
and City Council in making informed decisions
• Reducing emotional decision-making that sometimes results in shortsighted outcomes
Components of the plan include zoning/land use, architectural character, streetscapes, landscaping, and
access management.

Matt Milano, LEEDAP

City of Keller
U.S. Hwy. 377 North Corridor Plan

3

introduction
Background
The scope of this study includes a two-mile stretch of
roadway and adjoining commercial properties along U.S.
377 north of Johnson Road. The boundary includes 57
parcels comprising approximately 220 acres. For decades,
U.S. 377 functioned as a two-lane roadway through rural
northern Keller. Recently, the Texas Department of Transportation (TxDOT) widened the roadway to a four-lane
divided thoroughfare. With the growth of residential
development to the north and significant improvements
in transportation, this corridor is ripe for substantial new
development.
The property within this area has remained relatively
undeveloped and consists primarily of mid-to large-sized
parcels. Three large properties make up the majority of
the area. One large tract contains a bottling plant distribution center and warehouse. At the southern end of the
zone, a building supply store exists with the store owner’s
residence on nearby land. There are a few commercial
businesses scattered throughout the zone.
The property within the northern half of the study area,
north of Mt. Gilead Road, has been platted for commercial and residential purposes. The residential component,
named Marshall Ridge, is a large subdivision consisting
of 960 homes. Meritage Homes, Inc., current developer
of the subdivision, is in the process of constructing two
of the four residential zones that make up the Marshall
Ridge subdivision. The commercial land between Marshall Ridge and U.S. 377 is owned by Hanover Properties.
Hanover Properties has prepared a conceptual design
of the retail/commercial development and is currently
working towards securing potential businesses.

Figure A -

Context Map

Study Area
Approximately
- 57 parcels
- 220 Acres

The western limit of the boundary runs along Katy Road
up to Caylor Road and then along U.S. 377 to the northern city limit. This area, which follows the western city
limits, was annexed by the City of Keller and is comprised
of multiple small commercial businesses, primarily of
auto and service repair shops.

Figure B -

Site Map
City of Keller
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Process
Public involvement plays a key role in planning and provides opportunities for citizens and property owners to
participate in the process by providing input. Part of
the benefits to a public process is to bring attention and
public awareness to various issues and gain momentum
and excitement for new possibilities.
During the planning of the corridor, several meetings
were held with landowners, developers, citizens, city
staﬀ, and elected oﬃcials to give updates to the project
and gather input.
Freese and Nichols conducted these meetings, most of
which were held at City Hall.
Some of the key meetings are highlighted to below:

Kick-oﬀ Meeting with City Staﬀ
July 2008
Developer Meeting
July 2008
Work Session with City Departments
August 2008
Public Meeting
August 2008
Various Property Owner Meetings
August 2008 - January 2009
Planning & Zoning Commission
January 2009
City Council
February 2009
Planning & Zoning Commission/
Council Work Session
March 2009
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Vision
The vision for the northern U.S. 377 Corridor is to
develop high-quality, upscale retail and commercial
uses. Being the last substantially undeveloped corridor in Keller along a major roadway, this future tax
base is important to the economic growth of the
City. The area should be developed in an integrated,
planned fashion. Just as important as the economic
viability is the aesthetics and overall vitality.
It is envisioned that a mix of uses align the corridor
including retail, big box stores, oﬃces, and restaurants. Businesses should share parking and all sites
should be interlinked through well-planned access
management techniques. Building design is of upmost importance. High quality, similar building material palettes create a common thread throughout the
corridor. Streetscaping elements such as decorative
lighting, banner poles, street furnishings, and signage
all coordinate to create a unique district. Pedestrian
activity is encouraged through well-connected sidewalks, trails, and plazas.
Figure C, shown on the right, illustrates a conceptual
layout of potential development. This illustration is
a concept. Other alternative arrangements are possible within the vision.

Figure C - Illustrative Concept Plan
City of Keller
U.S. Hwy. 377 North Corridor Plan

7

recommendations

Character Sketch of Preferred Developments
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Land Use / Zoning
The majority of the property within the corridor currently has “C” Commercial zoning. There is a general
concern over the uses that are allowed in this district.
At the same time, there are some concerns about rezoning this corridor to “R” Retail and the loss of some of
the development rights that property owners currently
have. In addition, some of the existing uses would be
made non-conforming by such a rezoning. Finally, some
of the issues with strip commercial – such as the small
lot sizes, narrow widths and depths, and the possibility
of numerous driveways – are also a potential problem in
the Retail District.

Overlay District
Instead of a retail rezoning, it is recommended that
the City look at adopting a commercial overlay zoning
district for the U.S. 377 corridor (U.S. 377 Overlay District) on top of the existing Commercial District on the
east side of U.S. 377. An overlay zoning district is an
additional device in the zoning regulatory model, and
it has two key components. The first is an identifiable
boundary that may share common boundaries with any
underlying base districts. Secondly, the overlay district
will provide regulations, procedures and/or incentives
to protect or enhance resources within the area.
An example of a use of an overlay district is the protection of historic or culturally significant areas by discouraging incompatible land uses or structures. Another
may be the protection of certain environments – such
as floodplains, habitats or special soil or slope areas –
by altering standard development regulations. Further,
incentives may be used along corridors or areas of economic significance to encourage transit options, housing choice or certain urban forms or designs.
In this case we are recommending the use of an overlay
zoning district to enhance the future development of
the U.S. 377 Corridor. The City already has experience
with an overlay district in the UDC with the Old Town
Keller Overlay District. The overlay would allow additional form-based code requirements, access management, parking, landscaping and building design guide-

lines to be implemented without losing what many
consider to be the base uses and property rights of
the current zoning. While there may be some heavier
uses that need to be restricted, the remaining uses
may not have the same negative impact if the use is
conducted entirely within a building meeting the various additional overlay design guidelines.
Implementation of an overlay zoning district is the
same as for any other base district within the existing zoning regulations. It will require an amendment
to the zoning text regulations and the zoning district
map. The ordinance should specifically address the
strip commercial issues raised above to optimize the
retail corridor functions now and in the future.
• Development/Site Plan Review – Incorporate
a combination of provisions from the Old Town
Keller Overlay District and the Town Center Zoning District.
• Development Standards - Area should follow the
provisions of the Main Street Subdistrict of the Old
Town Keller Overlay District, provided the minimum lot size provisions mentioned in the following section is met. Development of “big box” or
“superstore” standards is recommended.
• Design Standards – The design standards of the
Town Center Zoning District should be utilized.
Specifically, the limitation of parking in front of
the building to one aisle and two rows should be
incorporated. This is “teaser parking,” and the
rest of the parking should be to the rear of the
buildings. This provides for a better “street edge”
and a more pedestrian-scaled open space in front
of the retail. On the larger tracts up to 1,000 feet
in depth with potential big box users, larger parking lots may be provided behind individual pad
sites and set back from U.S. 377, provided that
the landscape recommendations in the following
section are used.

City of Keller
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The U.S. 377 Overlay District should use the same format and techniques as currently contained in the Old
Town Keller Overlay District, but they should be oriented
more to a retail corridor. Specific recommendations include distinction from the west and east side. The east
side is further subdivided into three districts. The area
of each “subdistrict” is shown in Figure D.

Figure D -

Subdistricts
City of Keller
U.S. Hwy. 377 North Corridor Plan
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East Side of Highway 377
It is proposed to divide the three miles between Johnson Road and the north city limits into three subdistricts.
While there may be a number of provisions as to access
management and driveway design, the building design
character, landscaping, signage, tree requirements and
screening may actually be slightly diﬀerent for each of
the three subdistricts in order to give a diﬀerent image
for the subdistricts.

Marshall Ridge Subdistrict
Properties north of Mt. Gilead Road:
• Zoning and Uses – The current plans proposed
by the developers are for more upscale retail and
already indicate a high-quality development that
would conform to the desired character. If desired,
this portion of the overlay could incorporate many
of the provisions of the proposed development to
lock them in place. Also, some of the more heavy
commercial uses may be restricted by requiring a
“Specific Use Permit” (SUP). It is important that
the overlay include this area although quality development is already being proposed to avoid the
risk should there be a future sale of the property.
Future users may try to do something else not fitting with the intent of the corridor. Additionally, it
is noted that the property north of Mt. Gilead Road
involves certain restrictions as a result of a settlement, known as the Engler settlement. Conditions
of the Engler settlement pertain to future development and zoning of the property. Specifically,
it states that any rezoning of the subject property
must be at the request of the owner. Additionally,
the City can draft amendments to the ordinance
and updates to the comprehensive plan as long as
the plan does not aﬀect zoning rights. Any changes to the zoning and implementation of an overlay
district, as suggested by this document, must be in
agreement with the current owner of the subject
property.
• Area Requirements and Access Management – The
overlay should incorporate some of the provisions
of the overlay ordinance proposed for south of Mt.
Gilead Road to encourage future possible plats or
replats to be designed with the corridor in mind.

Small parcels and pad sites should be designed
with limited access to the arterial and as a part
of the overall master development plan for the
surrounding development with shared driveways,
cross access easements and access to median
breaks.
• Signage, Building Exteriors, Screening, Street
trees and Landscaping – The Marshall Ridge standards should be codified within the overlay district to ensure that future improvements comply
with the intent and designs currently being proposed for this area.

Marshall Ridge
Subdistrict

Figure E - Marshall Ridge Subdistrict
City of Keller
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Mt. Gilead Subdistrict
Properties south of Mt. Gilead Road down to Jennifer
Court. (Harvest Christian Center Church):
• Zoning and Uses – Mt. Gilead Road is destined to
continue to the west as Timberline Road and will
be expanded to a minor arterial by the City of Fort
Worth. Its intersection with U.S. 377 will be a major intersection and will have a lot of potential for
retail development. The small number of owners
should make it easier to achieve agreement on what
provisions should be contained in the overlay. The
shallow depths of the parcels that are less than 600
feet should be of concern. It is recommended that
parcels within 1,000 feet of the intersection of Mt.
Gilead Road and US 377 should be “master planned”
(see illustrative plan) so that ultimately they may
form a “commercial node.” With a master plan for
the approximate 40 acre node, then individual small
parcels along the frontage can develop and be located where they will ultimately function as pad sites
in a larger development, with access easements and
driveways in the proper locations.
• Roadways – Looping commercial access roads
should be designed to provide access to individual
parcels in accordance with the master plan. The
road should access U.S. 377 at a point 1,000 feet or
more south of Mt. Gilead Road so that proper spacing could allow for a signalized intersection (see
more detail in the access management section).
• Access Management/Minimum Lot Size/Lot Frontage- The ordinance should require that no parcel
less than 300 feet x 300 feet (or some other agreedupon size) may be created after the eﬀective date of
the overlay ordinance unless it is incorporated into
the plat of a larger parcel with cross-access easements providing access to the smaller parcel. Driveway spacing for the entire larger parcel, including
the individual pad sites, shall be master planned
with a limited number of driveways and deceleration lanes. Cross-access easements will provide access to median breaks and traﬃc signals. Any parcel
less than the minimum size, as of the eﬀective date
of the overlay, may still be required to share driveways and provide cross-access easements in accordance with a master layout created by the City.

Mt. Gilead
Subdistrict

Figure F -

Mt. Gilead Subdistrict
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Johnson Road Subdistrict
Properties north of Johnson Road up to Jennifer Court
(Harvest Christian Center Church):
•

Zoning and Ownership – This 0.3-mile long subdistrict north of Johnson Road is probably the most
challenging to deal with. There is a mix of largelot single-family and commercial uses. The existing
water bottling plant and the building material sales
will need to be considered and worked with related to how they will fit in with a retail corridor. The
water bottling plant may be willing to move to the
rear portion of the property since they do not need
commercial frontage. This move will free up land for
commercial development. Long term, the two single family zoned tracts within 1,000 feet of Johnson
Road may also need to be rezoned Retail or Commercial to encourage retail development. In addition, there is a large amount of mature trees within
this zone, particularly near the bottling warehouse
that should remain. Because of the topography and
vegetation, a mix of oﬃce uses are proposed.
• Uses Requiring SUPs – Some uses that are allowed
by the existing zoning and are “light intensity wholesale and commercial uses of a service nature which
typically have operating characteristics or traﬃc service requirements generally incompatible with other retail, shopping and residential environments”
should no longer be allowed by right but at least
require a Specific Use Permit (SUP). Dry cleaning
plants, commercial laundries, light manufacturing
in an enclosed building, pawnshops, private clubs
with alcoholic beverage sales, wholesale distribution centers, warehousing and auto parts sales in
particular should require an SUP in this overlay.
• Architectural Standards – The architectural standards should be similar to those of the Main Street
Subdistrict of the Old Town Keller Overlay District,
including building materials, colors, façade treatments, building orientation, etc. They also should
be developed to help guide construction. The Town
Center Zoning District has some good provisions
that may also be incorporated. Additional formbased code provisions may be desired and can be
added within the three subdistricts.

• Landscaping, Signage, Street Lighting, Street
Furniture, and Sidewalk requirements – The extensive provisions of the Main Street Subdistrict
of the Old Town Keller Overlay District provide
a good model for this overlay. Subject to minor
changes to reflect the unique character of the development in this area, these provisions appear
to be adequate to assure a higher level of retail
development.

Johnson Road
Subdistrict

Figure G - Johnson Road Subdistrict

City of Keller
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West Side of Highway 377 (Katy Road)
• Zoning and Uses – Commercial uses should continue
to be allowed. Otherwise, numerous nonconforming uses would be created.
• Area and Landscaping Requirements – The current requirements contained in the Unified Development Code (UDC) are probably suﬃcient for the
west side.
• Access Requirements – Since the railroad restricts
access to U.S. 377, the existing UDC provisions
should be adequate.
• Screening – The visibility of the rear of these businesses and related outside storage from U.S. 377 is
probably the most negative impact on the corridor.
The UDC does not require screening adjacent to the
railroad. The overlay should specify a typical 8-foot
high masonry fence. It should also specify a specific
color scheme so that the fences, if individually constructed, will have a uniform appearance. Finally,
trees along the railroad right of way (ROW) should
also be required and specified as to location and
type. Combined with the fence, it should provide
significant reduction of the negative influence of
the rear of these businesses. The City should consider working with the railroad to construct such a
fence on the west side of the railroad ROW. Individual property owners will probably only be required
to construct such a fence if permits are needed or
to correct serious code enforcement violations. It
will take time to obtain the screening from U.S. 377,
and it may never be 100-percent eﬀective. The City
should consider erecting such a fence, either using
bond funds to construct it immediately or by constructing a certain amount each year. It would benefit the railroad by restricting access to the tracks
from the west. It would benefit the City and the
public by being constructed much faster, in a uniform manner and with maintenance guaranteed by
the City. It would benefit the corridor by reducing a
negative influence on the future retail development
of the corridor. Drought tolerant trees should also
be planted along the ROW. This would further enhance the western side of the corridor.
• Signage – This will be controversial, but the appearance of the U.S. 377 corridor would be enhanced
if the signage of these properties on the west side

were restricted to the front of the parcels and not
allowed along the rear, oriented to U.S. 377. If a
fence is constructed with trees, the visibility of the
signage would be minimal. The property owners
would still be able to have signs along their actual
street frontage and access road.
• Billboards – No more billboards should be allowed
along the corridor.

Katy
Road
Subdistrict

Figure H -

Katy Road Subdistrict

City of Keller
U.S. Hwy. 377 North Corridor Plan

14

recommendations
Restricted Uses
In order to maintain the existing zoning that requires
the highest and best landuses, we recommend the proposed overlay district restrict some redundant and undesirable uses. Proposed restricted uses include:

Retail District:
- Appliance rental
- Cemetery or mausoleum
- Car wash (coin-operated)
- Driving school
- Family home / Group home
- Fraternal clubs, lodges, sororities, fraternities
- Solar panels

Commercial District:
- Freight or truck terminal yard
- Heavy machinery sales and service
- Heavy vehicle storage
- Metal recycling collection center
- Monuments and headstone sales with out
side storage
- Newspaper printing
- Portable building sales with outside storage
- Veterinarian oﬃce with outside pens
- Wholesale distribution center and warehouse

- Convenience store with gas pumps
- Farm, ranch, livestock, garden, or orchard
- Freight or truck terminal yard
- Funeral parlor or mortuary
- Furniture restoration
- Greenhouses and nurseries (commercial)
- Gunsmith (repair only)
- Heating and air conditioning sales and
services without outdoor storage
- Heavy machinery sales and service
- Heavy vehicle storage
- Heliports and helistops
- High risk or hazard industrial manufacturing
wholly enclosed within a building
- Hospital
- Hotel/motel or bed & breakfast
- Industrial manufacturing not wholly
enclosed within a building
- Mini-warehouses (self service)
- Overnight delivery and service center
- Printing company (commercial)
- Quarters for caretaker as a part of primary
structure
- Tool and machinery rental shop
- Truck rental or leasing
- Veterinarian oﬃce with outside pens

Light Industrial District:
- Administrative or corporate headquarters
- Amateur radio, TV, or CB antenna
- Antenna: radio, TV, relay, microwave, or
telecommunications (over 50 ft.)
- Automobile reconditioning, body/fender
repair
- Automobile repair, major
- Automobile sales, new with outside storage
- Automotive service station
- Bank, saving, loan, and credit unions
- Batching plant (temporary)
- Building material and hardware (inside)
- Cemetery or mausoleum (new or expansion)
- Child care or day care center
- Church
- City, County, State, and governmental oﬃces

City of Keller
U.S. Hwy. 377 North Corridor Plan
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Gateway Monument
Because of the prominence of this corridor, a gateway
monument sign is recommended at the northern city
limits. This sign should be a significant monument, large
in size to be clearly seen from the roadway. The available land at the northern edge of the corridor makes
this a great opportunity to not only announce the city
limits, but also to mark a gateway into a new “district”.
A smaller-scale, companion monument sign should be
located on the west side of the highway and highly visible to vehicles entering the city from the north. This
will require coordination with TxDOT and possibly the
railroad. However, successful examples exist where
signs have been constructed in the right-of-way for this
purpose.

Example of Adjacent City Monument Sign

Design of the monument sign should be complimentary
to the new monument sign near Marshall Ridge. Building materials such as light stone, with wood or metal
accents is suggested. The text of the sign should include
the City of Keller logo large enough to be clearly visible
by vehicular traﬃc moving at 55 mph and be well lit to
enhance night-time visibility.
Due to heavy site constraints on the eastern side of U.S.
377 at the city limits, the monument sign should be carefully designed in order to both fit within designated area
and maximize visibility. Given the constraints, there are
a couple of options for monument signage locations in
this area (See Figure I on following page).

Example of Smaller Scale Existing Sign on 1709

(source: Mesa Design Group)

Example of Proposed Gateway Sign
City of Keller
U.S. Hwy. 377 North Corridor Plan

16

recommendations

Easements

Option 1

Option 2

Location of Proposed Gateway Sign

Marshall Ridge Entry Sign

Figure I -

Plan View of Gateway Sign Options

Option 1:

Option 2:

Option 1 is ideal because it provides maximum visibility for approaching vehicles, utilizes the existing mature
pecan tree as part of the entry feature, and does not obstruct view to existing monument sign into the Marshall
Ridge subdivision. However, this option does push the
sign up close to the Texas Star right-of-way easement,
which will need continued access by large trucks to the
nearby gas well. Additional engineering would be required to determine feasibility.

Option 2 places the proposed monument sign further
back from the easements. The sign is geometrically
oriented in a manner to match the existing Marshall
Ridge sign and make it visible from U.S. 377. The location of this option is easier due to less interference
with utilities and easements, but it is not as visible as
option 1. Also, the Marshall Ridge sign might visually
overpower the proposed Keller sign.

Sketch of Proposed Gateway - Option 1

Sketch of Proposed Gateway - Option 2
City of Keller
U.S. Hwy. 377 North Corridor Plan
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Streetscapes
Streetscape elements play a vital role in enhancing a Directional and district signage should be designed to
corridor. Decorative elements such as lighting, banner enhance district character and wayfinding.
poles, and street furniture, along with building and signage design are important in creating aesthetic quality.

Signage and Wayfinding
Establish consistent signage zones to create a harmonious streetscape and maintain a balance between identification and architecture. Building materials and design
should compliment the architectural character of accompanying structures and should be of similar design.
Signs should have limited text and be of similar illuminated materials. No pole signs should be permitted.
Landscaping of small shrubs should be required around
free-standing monument signs.

Example of Proposed Sign Character
Good Example of Multi-tenant Monument Sign

Example of Existing Monument Sign on 377

Example of Wayfinding Signs
City of Keller
U.S. Hwy. 377 North Corridor Plan
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Lighting
All lighting along the U.S. 377 corridor should include
a family of street lights, pedestrian lights, and parking
lot lights, and should be of consistent design and visual
character. Lighting along pedestrian circulation paths
should be designed to create a safe, welcoming environment. In order to eliminate excessive glare and reduce
the impact of lighting on the night sky, downward facing
or semi-cutoﬀ luminaries and indirect lighting fixtures
are recommended. Light poles should be rated for banners and/or planters for daytime ornamental function.
It is recommended that light poles be brown in color
similar to the existing lights in Marshall Ridge.

Example of Similar Lighting in Other Cities

Street Furniture
Street furnishings should be required along the U.S.
377 corridor and within adjacent commercial developments. Furniture should be of a unique and consistent design and architectural character.
Pedestrian seating should be provided within any significant commercial development and along major
pedestrian circulation paths to provide opportunity
for gathering. Benches are recommended within commercial developments located along building fronts or
adjacent to amenity features, such as fountains and
plazas.

Example of Lighting at Marshall Ridge

Example of Street Furniture in Old Town
City of Keller
U.S. Hwy. 377 North Corridor Plan
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Pedestrian Connections
All roadway intersections should provide a safe pedestrian crossing. Where possible, pedestrian crossings
should be clearly defined with a banded brick, stone,
masonry, or stamped concrete pattern across the
roadway to provide both visual interest and pathway
delineation. Wayfinding signage may be provided on
light poles to direct pedestrian circulation as long as
its design meets standards on district character.

The City of Keller has an excellent trail system along
Bear Creek. It is important that the trail system continue to extend to the north as new development occurs. The City of Westlake also has plans to create
a trail system (see Figure J). This corridor provides
an obvious link between the two systems; therefore,
continuous sidewalks, walkways, bike routes, and pedestrian routes are important elements to include in
future developments.

Example of Street Crosswalks

Figure J -

Keller/ Westlake Trail System

City of Keller Trail System

City of Keller
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Architectural Character
Building and building sites play a vital role in creating a
distinctive neighborhood that create identity. While the
Old Town area just south along Main Street reflects a
historic “Old Town” feel, the north corridor should represent a more contemporary, “Modern Prairie” character. This includes, but is not limited to, materials, colors,
proportions, window types and ornaments. Buildings
along North Main Street should provide a homogenous,
contemporary look. Architectural style should be complementary of the new Marshall Ridge residential development in color tones and building palettes.
Prairie Architectural Style is characterized as boxy, symmetrical or low-slung and asymmetrical similar to the
Prairie houses popularized by Frank Lloyd Wright during
the early 1900s. Masonry ornamentation is eminent on
doors, windows and cornices. Another distinguishable
element is the use of high windows that allow natural
light to penetrate deep into the space. Modernism and
contemporary interpretations of traditional details similar in scale and character are encouraged for the corridor. It is also desired to create a smooth transition from
the conservative architecture in the South to a more
contemporary approach of the North through modern
practices, techniques and elements that create a visual
experience. Pedestrian activity that is continuous, engaging and interactive should be included in building
sites, streetscape elements, and landscape improvements.

Example of Architectural Style

Example of Architectural Style

Example of Building Articulation

City of Keller
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Landscaping
Median
Medians along the U.S. 377 corridor should be landscaped with ornamental trees and shrubs. Design patterns with varying grasses and groundcover are recommended. Because this is a state highway, TxDOT has
guidelines limiting the amount and type of landscaping
that can occur. TxDOT would also likely require the City
to assume right-of-way maintenance in the median.
Trees allowed in the median should not exceed a 20foot height and 15-foot width at maturity, and should
be planted in a manner to prevent branches overhanging the road. No trees should be planted within eight
feet from a median opening for proper visibility. Ornamental shrubs are encouraged within the median to
provide seasonal interest. Trees and shrubs should be
inconspicuously irrigated with drip or bubbler irrigation
heads.

Example of Landscaped Median

Example of Existing Median and Parkway

Character Sketch of Proposed Median and Parkway
City of Keller
U.S. Hwy. 377 North Corridor Plan
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Parkway
It is recommended that this corridor be heavily landscaped. Large pockets of existing trees should remain
where possible. The requirements for parkway setback
and landscaping within the current Old Town guidelines
are good and should be included in the overlay district.
Specifically, large canopy trees should be placed alongside any developable area of U.S. 377. Street trees
should be placed in the area between the sidewalk and
parking lot. No street trees should overhang the road.
Ornamental shrubs and trees should be planted in the
area between parking lots and sidewalks behind street
trees in order to properly screen parking from road.
This zone should contain a mixture of ornamental trees,
shrubs and perennials for seasonal color. All selected
plant materials should be native and adapted species
and irrigated inconspicuously with drip or bubbler irrigation heads.

Example of Parkway near Bear Creek

Example of Parkway near Bear Creek

Existing Photo at Johnson Road

Character Sketch of Proposed Changes at Johnson Road
City of Keller
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Access Management
Criteria
Access management is the process of managing access
to land development while preserving capacity and improving traﬃc safety. It is the control and regulation
of spacing and design of driveways, medians, median
openings, traﬃc signals, and right-turn and left-turn deceleration lanes.
As development occurs along U.S. 377 within the commercial corridor, it will be necessary to implement
appropriate access management strategies that are
geared toward providing more eﬃcient traﬃc flow and
improved traﬃc safety.

Access Management Strategies
U.S. 377 through the City of Keller is designated as a
U.S. Highway by the Federal Highway Administration
and serves as a regional connector. The Texas Department of Transportation (TxDOT) finished reconstruction of U.S. 377 in the Fall 2008, making it a four-lane
divided roadway throughout the study corridor. Now
that the reconstruction is complete, not all driveway access for existing properties along U.S. 377 follow access
management techniques, partly due to the requirement
to tie into existing driveways. This has been one of the
complaints voiced by property owners. Parcels located
along U.S. 377 and north of Mt. Gilead Road are poised
for development. Since U.S. 377 is maintained by TxDOT, it must meet the access requirements contained in
the TxDOT Access Management Manual and Roadway
Design Manual. Below are some specific criteria related
to access management and permit plan concept guidelines from TxDOT.
• Driveways must be located in such a way to provide
for the appropriate connection spacing. Driveway
placement should provide suﬃcient sight distance
for drivers approaching from the main roadway to
safely decelerate and complete the entry maneuver.
Also, the driveway placement should be such that
an exiting driver will have suﬃcient sight distance to
judge a safe gap in oncoming traﬃc. For commercial driveways where the volume of large vehicles is
four or more per hour, the design should be based
on the appropriate design vehicle.

• Median openings must be located in such a way
to accommodate street intersections or major
developed areas. The spacing between median
openings must be suﬃcient enough to allow for
back-to-back left-turn deceleration lanes and for
the operation of traﬃc signal detection loops
without false calls. A directional median opening
(i.e., hooded-left) is desirable as it will minimize
the number of conflict points.
• Traﬃc signals should be located at intersecting
roadways where traﬃc signal warrants have been
met based on existing traﬃc conditions. The desirable spacing between traﬃc signals should be
1,300 feet and a minimum of 1,000 feet.
• Left- and right-turn deceleration lanes should be
considered to remove left- and right-turning traffic from the through lanes. The design of the deceleration lanes are based on requirements from
the TxDOT Roadway Design Manual and must take
into consideration the speed of the roadway and
the volume of turning traﬃc.
The following strategies are recommended to address
access management concerns along the U.S. 377 corridor from Johnson Road north to the City of Keller
city limits. (All proposed access along state roadways
must be evaluated against the requirements in the TxDOT Access Management Manual, the TxDOT Roadway Design Manual, and the permit plan concept
guidelines.)
• For many years, this section of U.S. 377 through
the City of Keller functioned as a rural highway
with posted speeds as high as 55 mph. As the
character of the roadway changes to support more
urban and suburban uses, the issue of the speed
must be addressed. This should be accomplished
by making a request through TxDOT for conducting an engineering and traﬃc study to establish
the appropriate speed zone. Once an appropriate
speed zone is established, the City may set a regulatory speed through City ordinance based on recommendations from TxDOT. It is recommended
that the speed limit be reduced to a more suitable
speed of 45 mph, but this must be first confirmed
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based on the findings of an engineering study.
• Driveway and corner connection spacing will be determined based on posted speed limit. The posted
speed limit is currently set at 55 mph. Based on this
speed limit, driveway and corner spacing should be
at least 425 feet. If an engineering study confirms
that the speed zone can be established at 45 mph,
then the driveway and corner spacing would only
have to be 360 feet. All driveways along U.S. 377
within the study corridor were evaluated against existing, proposed, and future development. It will be
necessary to eliminate, consolidate, and add driveways to achieve connection and corner spacing as
close as possible to TxDOT requirements.
• The criteria for determining whether left-turn and
right-turn deceleration lanes should be provided will
be based on the amount of traﬃc desiring to access
a property or roadway along U.S. 377. The design
of the deceleration lanes will be based on the speed
limit of the roadway and the amount of vehicle
queuing. The location of deceleration lanes along
U.S. 377 has been identified based on proposed or
future commercial development to aid in moving
traﬃc out of the through lanes. As development
details are prepared, there must be coordination
with TxDOT to permit access and improvements.
• The opportunity for additional median openings was
evaluated against spacing criteria that could provide
for back-to-back, left-turn deceleration lane. It was
determined that upon completion of the reconstruction of U.S. 377, there would be suitable median openings at major cross streets (Mt. Gilead Road
and Keller-Haslet Road / Point Ridge Parkway) and
intermediate locations. Although Marshall Ridge
Parkway will serve a major residential development
along U.S. 377, it is not feasible to provide a median opening at its intersection with U.S. 377 since
it would be within 500 feet of the median opening
serving Westport Parkway.
• A traﬃc signal has already been identified for the
intersection of U.S. 377 and Mt. Gilead Road. Along
with Mt. Gilead Road, other locations for possible
traﬃc signals include Keller-Haslet Road/Point
Ridge Parkway. Any location desiring a traﬃc signal
must be evaluated against applicable traﬃc signal
warrants contained in the Texas Manual of Uniform

Traﬃc Control Devices (TMUTCD) to determine if
a traﬃc signal represents the appropriate traﬃc
control for an intersection.
• Regional access from the west connecting IH-35W
and U.S. 377 is being considered by extending
Mt. Gilead Road west of U.S. 377 to Timberland
Boulevard. This will most likely happen in several
phases and will impact the current alignment of
Caylor Road. As part of the reconstruction along
U.S. 377, Mt. Gilead Road will be extended to the
west to Katy Road. Once reconstruction is completed along U.S. 377, a railroad signal and crossing will be installed at Mt. Gilead Road. When
the railroad signal is installed for Mt. Gilead Road,
consideration should be given to removing the existing railroad signal and crossing for Caylor Road.
Access along Caylor Road to/from U.S. 377 will be
provided via Mt. Gilead Road and Katy Road. A
traﬃc signal will be installed at the intersection of
U.S. 377 and Mt. Gilead Road. Finally, Mt. Gilead
Road will be constructed and extended west of
U.S. 377 to ultimately merge with Timberland
Boulevard and provide regional access to/from
IH-35W.
• We recommend coordination with TxDOT in the
early stages of plan development to meet safety
and access criteria.
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Figure K -

Access Management Plan
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Utilities/ Infrastructure
There were several key public works related items discussed throughout the course of this plan. Following
are some items that warrant additional study and capital improvements.

Two instances of a traﬃc signal occur throughout the
corridor. One is the existing signal light at Johnson
Road and U.S. 377. It is recommended that this signal be upgraded to a decorative, painted signal. The
other instance is a new signal proposed at Mt. Gilead
Road and U.S. 377. This is a new signal to be installed
Overhead Utilities
by TxDOT. The signal pole has already been ordered
There are current overhead lines that run along U.S. 377 by TxDOT as part of the U.S. 377 construction and will
that could be placed underground. While this is a large be installed in the near future. It is recommended this
expense, the overhead lines prove to be obstacles for signal be upgraded before it is installed.
streetscape elements such as street lighting, pedestrian lighting, banner poles, and street trees. Additional
right-of-way and setbacks are required to allow space
for streetscaping elements where overhead power lines
exist close to the street edge. Not to mention, they are
unsightly and take away from the character of the street.
Requiring underground utilities opposed to overhead
lines throughout the corridor is recommended.

Traﬃc Signal at Johnson Road

Existing Overhead Utilities

Traﬃc Signals
Traﬃc signal poles and mast arms are often one of the
most visible utility structures along a roadway. Drivers
are so used to seeing a traﬃc signal, especially a typical galvanized steel signal, that they often go unnoticed.
However, when decorative poles are used, particularly
when matched with a color theme and character, they
become a relatively inexpensive way to create a distinct
character and can go a long way to signify a district. As
mentioned throughout this report, a unifying theme is
very important for this corridor. Therefore, decorative
poles consistent with the architectural theme are recommended.

Example of Decorative Signal
City of Keller
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Drainage

Sewer

It is noted that a large tract of land between the Perrigo property (PBS Family Ltd. Partnership) and Hollingsworth property (G.F. Hollingsworth) carries significant
drainage. A cursory drainage study was done to calculate the approximate amount of flow and suggest an
earthen channel that will need to be taken into account
during future development. As this site develops, it is
recommended that the channel be designed in a way
to either run along the backside of the property or be
utilized as an amenity across the site. Consideration
should be given to allow for pedestrian connections
and greenbelt amenities, if possible. For additional information see “U.S. Highway 377 at Caylor Road Keller,
TX Hydrologic & Hydraulic Study of Proposed Roadway
Impacts on Local Drainage” dated August 2006.

It is recognized that there are no existing sewer lines
serving the area along Katy Road. Freese and Nichols
has been retained to develop a Wastewater Master
Plan and will be working with the City to develop a
Capital Improvement Program (CIP) plan to provide
sewer service to this location. As per Trinity River
Authority requirements, any future developments in
the Cade Branch outfall in the north (as referenced in
Figure M) will need to convey flow north to the Cade
Branch Lift Station. Developments in the Big Bear
Central Basin and the Big Bear West Basin will convey
flow into TRA’s Big Bear Interceptor.

Assumed
Channel
Alignment
_ Family Ltd.
Partnership

Alternative
Channel
Alignment
G.F.
Hollingsworth

Figure L - Drainage Overview

Gas Wells
There are three existing gas well sites along the corridor.
All have existing lines connecting to the well pads and
have tanks located on the site. It is unlikely that additional pad sites will be necessary in the corridor area.
However, it is likely that additional wells will be drilled
on the current sites; therefore, access for heavy trucks
should be maintained.

Figure M -

Sewer Basins
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Summary
In conclusion, Freese and Nichols recommends that the
City Council direct city staﬀ to expeditiously create an
ordinance for “U.S. 377 Overlay District” to be adopted
in the City’s zoning Unified Development Code.
It is incumbent upon the City to lead the way in quality
development in unison with the proposed overlay district outlined in this report. One such was is to champion the improvements sought within the public rights-ofway. Capital projects should be included in the next City
bond program. Other projects should be implemented
by the City’s general fund or by applying for grant opportunities by NCTCOG, TxDOT, and others.

Capital/ City-initiated Projects
Summary of the capital and/or city initiated projects are
as follows:
• Median landscaping
(suggest coordination with TxDOT for
landscape cost sharing program)
• Gateway sign at north entry
(requires easement from Marshall Ridge
Homeowners Association)
• Public rights-of-way improvements
(including decorative street lighting, pedestrian
lighting, sidewalks, landscaping)
• Sewer line extension to Katy Road area
• Decorative traﬃc signal at Mt. Gilead Road
(requires immediate coordinate with TxDOT)
• Overhead utility relocation
• Facade Enhancement Program
(encourage screening and sign elimination
along back side of Katy Road and railroad
• Speed reduction from 55 to 45 mph
(requires additional study and coordination
with TxDOT)
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Existing Conditions
In order to make recommendations for the future development of the corridor, an analysis was conducted to
thoroughly understand the existing conditions. This assessment included existing land uses, zoning, roadway
conditions, and site photos.

Study
Area

Land Use / Zoning
The properties on the east side of U.S. 377 are a mixture
of sizes and uses. The northern end between Mt. Gilead
Road and the northern city limits is owned in large tracts
by a few owners. Conceptual plans have been prepared
by the owners to include retail and commercial uses.
The properties on the east side of U.S. 377 between Mt.
Gilead Road and Johnson Road have a variety of sizes
and uses. It is predominately vacant, especially the
larger tracts in the middle. Toward Johnson Road, there
are some commercial and industrial uses mixed in with
some non-conforming large-lot residential.
The properties on the west side of U.S. 377 are smaller
and shallower in size and front on Katy Road. The uses
on this side are predominately heavier types of commercial and are not very conducive to development of
upscale retail uses. Because of the railroad, the backs
of the businesses are visible from U.S. 377 but inaccessible. This visibility of the rear of heavy commercial uses
and related outside storage and signage has some negative influences on the aesthetic quality of the corridor.
With the large number of owners of small parcels, it is
unlikely that a consensus on major redevelopment will
occur in the near future.
The City has indicated a desire for a more “upscale” retail corridor along North Main Street and would like to
encourage development of one of the last undeveloped
corridors in a manner that reflects Keller. Currently,
many of Keller’s citizens shop in adjacent cities, and
there is “sales tax leakage” to those surrounding cities
that could be retained with the right kind of retail development. In addition, there is concern that the U.S.
377 Corridor may develop in a manner that negatively
aﬀects the residential areas to the east. Such concern

Figure N -

Zoning Map
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is justified. The Corridor is currently zoned “C” Commercial. The zoning portion of the Unified Development Code (UDC) provides for uses that are “light intensity wholesale and commercial uses of a service nature
which typically have operating characteristics or traﬃc
service requirements generally incompatible with other
retail, shopping and residential environments.” In other words, the uses may preclude the kind of retail that
Keller is trying to attract. The uses that are currently
allowed in this district and how its properties may develop should be of concern to the City and its residents
and property owners.
The biggest issue is that the corridor may develop in
what has been historically called “Strip Commercial.”
Since the 1960s and with the expanded use of vehicles
for shopping trips, there has been a continuing argument about whether both sides of high-traﬃc volume
arterials are best suited to automobile-oriented commercial. Problems with this type of development are
well documented:
• Strip commercial at its worst is characterized by
residential-sized lots on both sides that are narrow
(less than 200 feet wide) and shallow (less than 200
feet deep).
• The smaller properties encourage what are sometimes known as “incubator” retail uses, implying
startup or small, limited retail, commercial or even
industrial uses.
• Each individual parcel often requires one or two
driveways, lining the arterial with driveways and increasing the number of accidents due to vehicles
entering and departing individual properties.
• The numerous entering and exiting movements
from small retail, commercial and industrial uses
tend to slow down the traﬃc on the arterial and can
actually decrease the traﬃc volumes and capacity
of the arterial and cause access problems.
• The numerous small ownerships of shallow-depth
properties make land aggregation into larger parcels
for more desirable retail uses diﬃcult if not impossible. In such situations, large retail uses will skip
over such properties, finding more available properties. The reduced demand for these properties then
reduces the value and marketability of the commercial corridor.

• The assumption that both sides of all arterials
should be commercial is not necessarily true.
While many would like to assume that cities and
developers can make use of any amount of land
that is zoned retail, the reality is zoning can only
encourage or discourage retail uses. Ultimately the
market and basic land use economics determine
how much commercial or retail can be supported.
Studies have shown that there is a relationship or
balance between disposable household income
within a trade area and the amount of retail space
it can economically support. If most arterial corridors are examined closely, there will actually be
combinations of retail, oﬃce, multi-family and
even single family backing up to the arterial. Only
an actual market analysis can determine how much
retail can be supported by Keller and whether the
designation of this entire corridor will be in excess
of what the community can support.
• If there is insuﬃcient demand to support the existing and proposed retail corridor, an oversupply of retail will be less viable for the long term.
Suﬃcient retail demand will encourage reinvestment in a particular corridor as properties age;
but if there is an oversupply of retail, it tends to
encourage the leapfrogging of new retail to new
corridors, where it is easier and less expensive to
develop than revitalizing existing retail corridors.
Highland Park Village in Dallas is an example of a
retail / commercial property that has suﬃcient
demand and buying power in the surrounding
areas. It has been reinvesting and redeveloping
itself since 1931. Other commercial corridors all
around the Metroplex were out of date within 30
years and have transitioned into marginal uses
that are diﬃcult to work around.
• Another problem with strip commercial is the
limited ability to develop the types of retail that
many cities are interested in. The linear format
limits the ability to develop “pedestrian-oriented”
or mixed-use projects and generally restricts it to
retail, commercial and industrial uses dependent
on automobile access.
• Finally, an oversupply of small, poorly developed
retail / commercial properties with marginal retail or commercial uses, numerous entrances and
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exits, and limited parking tends to become rundown over time and turn into a blighting influence
on adjacent residential areas.
It is important to understand what is not desired in a
commercial corridor and to address these issues to
make sure that the problems mentioned above do not
take place. Problems with the existing zoning along U.S.
377 in Keller that could encourage this type of “strip
commercial” development include:
• Allowed uses in the “C” Commercial District include
dry cleaning plants, commercial laundries, light
manufacturing in an enclosed building, pawnshops,
private clubs with alcoholic beverage sales, wholesale distribution centers, warehousing and auto
parts sales.
• The minimum lot width is 150 feet and there is no
minimum lot depth. A 200-foot x 200-foot parcel would exceed the minimum lot size of 33,000
square feet. A lot smaller than 200 feet in width
has diﬃculties with the minimum driveway spacing specified in the UDC. Driveways every 250 feet
along an arterial still cause access and traﬃc flow
problems. It is preferred to have a master development where these small “pad” sites share driveways
and use cross access easements to reduce arterial
conflicts and gain access to median breaks.
• The minimum front yard is 30 feet, the rear yard is
60 feet and there is no side-yard requirement.
• While the building design standards of the UDC preclude many of the less-desirable building materials
for commercial buildings such as concrete block or
all metal, the ordinance still relies heavily on the
site-plan approval process to try to obtain more
“upscale” types of development.
• Landscaping, street trees and sign regulations all
enhance a development, but there is only so much
that can be done when the base use is an incompat-

Comprehensive Plan
The future land use map that has been adopted for
this corridor by the City of Keller calls future Industrial/Commercial (IC) use for the land on the west side
of U.S. 377 and on the east side from the northern
city limits to a point even with Bancroft Road, half way
between Johnson Road and Mt. Gilead Road. The remainder, north of Johnson Road on the east side is
designated for Retail (R) use, probably reflecting its
proximity to Old Town and the smaller-sized properties with a diversified group of owners. Property on
the east side of these properties is generally designated for low-density, medium-density and higherdensity single-family use in the future.

Study
Area

ible use.

Figure O - Future Land Use Map
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Roadway System
Several roadways have been identified that may impact
traﬃc conditions in and around the study corridor. The
discussion below provides a brief description of these
roadways.
• U.S. 377 exists as a four-lane divided roadway that
serves regional traﬃc in the City of Keller. It is designated on the City of Keller Comprehensive Master Thoroughfare Plan as a Six-lane Divided Arterial
(A6D) with a 130-foot right-of-way. U.S. 377 has just
completed reconstruction by the Texas Department
of Transportation. Union Pacific Railroad (UPRR) is
adjacent to U.S. 377 on the west and runs parallel to
the study corridor.
• Johnson Road is a three-lane roadway in the vicinity of the study area that serves local traﬃc in the
City of Keller. It extends from U.S. 377 on the west
to the eastern City of Keller city limits. Johnson
Road is designated on the City of Keller Comprehensive Master Thoroughfare Plan as a Four-lane
Undivided Collector (C4U) with an 80-foot right-ofway.
• Mount Gilead Road is a two-lane roadway near the
center of the study area that serves local east/west
traﬃc in the City of Keller from the nearby residential neighborhoods. Mt. Gilead Road is designated
on the City of Keller Comprehensive Master Thoroughfare Plan as a Four-lane Undivided Collector
(C4U) with an 80-foot right-of-way from US Highway
377 to Roanoke Road. Mt. Gilead Road currently
terminates at its intersection with U.S. 377. Future
plans call for extending Mt. Gilead Road west of U.S.
377 to merge with the Timberland Boulevard alignment and provide for an east/west access connection to/from IH-35W. This project will involve the
City of Keller, the City of Fort Worth and Tarrant
County. This project did not make the final selection of projects included in the 2008 Tarrant County
Bond Program. It will have to be included in a future
bond program or rely on private development to
participate in the necessary roadway infrastructure
improvements.
• Keller-Haslet Road is a two-lane roadway in the vicinity of the study area that serves local east/west
traﬃc in the City of Keller. Currently, Keller-Haslet

Road extends from U.S. 377 west to Alta Vista
Road. East of U.S. 377, Keller-Haslet Road becomes Ridge Point Parkway and serves the Marshall Ridge development.

Existing Traﬃc
Based on traﬃc counts collected by the City of Keller
Public Works Department in spring of 2006, traﬃc
volumes along the U.S. 377 study corridor range from
29,000 to 35,000 vehicles per day.

Forecasted Traﬃc
The North Central Texas Council of Governments
(NCTCOG) has developed traﬃc forecasts for model
year 2030 based on demographic and land use assumptions that have been aggregated to Traﬃc Survey Zones (TSZs) within the City of Keller. These traffic forecasts include traﬃc volumes along the U.S. 377
study corridor and range from 34,000 to 40,000 vehicles per day.

Traﬃc Crash Data
Crash data was collected from the Texas Department
of Transportation for a 3-year period from 2004 to
2007. The crash data was used to determine rate, type
and severity of crashes that have occurred along U.S.
377 within the study limits. The results, summarized
in Table 1, indicate a total of 14 non-injury crashes, six
possible injury crashes, and no fatal crashes reported
for the analysis period.
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Site Photos - starting at north City Limits
The following site photos depict typical existing
conditions along the corridor. Photos start at the north
end of the corridor area and end at Johnson Road.

Photo showing existing Marshall Ridge
entry monument sign

Photo showing existing Marshall Ridge
entry bridge

A
(Match “A” to Next Page )

Photo showing existing Marshall Ridge
entry monument sign towards the
south
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Site Photos

A

(Match to
“A”From
Previous
Page)

Photo showing typical corridor section
just south of Keller Haslet Road

Photo showing vacant property north
of Mt. Gilead Road

B

Photo showing storage facility on west
side of U.S. 377

(Match “B” to Next Page )
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Site Photos
(Match to “B” from Previous Page)

B

Photo showing corridor looking north

Photo of Mt. Gilead Road looking east

Photo looking south from Mt. Gilead

Photos showing unused parcels of land
fronting the Corridor

C
(Match “C” to Next Page )
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Site Photos
(Match to “C” from Previous Page)

C

Photo looking north near Gibson
property

Photo looking north near Perrigo
property

Photo looking north near Hollingsworth property

D

Photo showing residential driveway
near Hollingsworth property

(Match “D” to Next Page )
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Site Photos - ending south at Johnson Road
(Match “D” from Previous Page )

D

Photo showing typical corridor looking
north

Photo of existing business (Samantha
Springs) looking east

Photo showing commercial drive near
Samantha Springs

Photo showing existing drive

Photo near intersection of Johnson
Road and U.S. 377
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