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2. ANALYSIS:  OBSERVATIONS AND OPPORTUNITIES 

Southlake Blvd. (FM 1709) and Davis Blvd./Randol Mill Ave. (FM 1938) collectively traverse approximately 15 miles of the city, passing 
through a number of different visual conditions.  Land use, setbacks, topography, and presence or lack of existing trees are key variables that inform 
appropriate design responses for road corridor image.  The design team’s field observations and analysis led to a separation of these boulevard corridors 
into three different “character zones,” based upon these variables.   

The character zones are:  
1) Town Center, 
2) Commercial Parkway, and  
3) Estate Residential. 

 
Figure 1 illustrates the design 

opportunities available along the three 
major corridors and identifies the 
locations of the three character zones.  
In addition, this map illustrates the key 
tree stands that should be considered for 
preservation with new development, 
which are shown in dark green. 
 

Figure 1 
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SOUTHLAKE BOULEVARD 

The Town Center, with its formal and 
urban character, is comprised of the existing 
Town Square and immediately adjacent areas 
of similar density and mixed-use.  Predominant 
architectural materials are brick, cream 
limestone and stucco; the area’s layout and 
architecture are designed for the most part 
along traditional lines.   

 

 
 

 
Above: Character of the Town Center area along  
Southlake Blvd. 

 

 

The Town Center is the zone where 
pedestrian demand to cross Southlake 
Boulevard is most likely.  

Two Commercial Parkway zones are 
characterized by office and commercial uses, 
deep building setbacks, some attractive planted 
parkways, curvilinear sidewalks and existing 
trees.   

 

  
Character of the Commercial Parkway area along East 
Southlake Blvd. 

In the Commercial Parkway zones, there 
are some hilltop views at key locations (such as 
the intersection of Kimball Ave. and Southlake 
Blvd.,)  which are dominated by well-
articulated, limestone façade (or limestone 
colored) buildings and red tile roofs. 

 
Left and Above: Character of the Commercial Parkway 
area along East Southlake Blvd. 

Character of the Town Center area along Southlake 
Blvd.
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Character of the Commercial Parkway along West 
Southlake Blvd. 

Two Estate Residential zones are 
characterized by residential subdivisions and 
communities, grand subdivision gateways, wide 
grassy parkways, a few large rural estates and 
existing trees in parkways and undeveloped 
lots.   

Character of the Estate Residential area along West 
Southlake Blvd. 
 

Character of the Estate Residential area along West 
Southlake Blvd. 

 
Collectively, the three corridor character 

images encountered along Southlake Boulevard 
create a positive visual impression, although 
incidences of overhead utility lines, older 
residential fencing and undeveloped parkway 
segments offer design challenges.   

Each of these zones offers distinct 
opportunities to heighten their positive 
attributes to create roadway corridors that 
reflect the variety of the community while 
building upon an image that is distinctly 
“Southlake.” 

At the city limit lines, the parkways offer 
opportunities for city gateways to create a 
favorable impression and a statement of 
community values, though the sites where 
gateways might logically occur vary widely in 
their size and configurations, calling for a 
flexible design approach.  Several roundabouts 

planned for surrounding thoroughfares also 
offer opportunities to underscore community 
character with plantings, architectural elements 
or public art.  New boulevard medians and 
adjacent parkways offer an extensive canvas on 
which plantings, special paving, wayfinding 
signage and other enhancements can enhance 
the roadway experience. Signalized intersections 
are opportunities for enhanced pedestrian 
crossings, upgraded traffic signals, and corner 
plantings. 

DAVIS BOULEVARD/RANDOL MILL AVE (F.M. 
1938) 

The character of F.M. 1938 varies greatly 
with the predominant land uses south of 
Southlake Blvd. being commercial and north 
of Southlake Blvd. being residential.   

 
 

 
View of auto-oriented uses along Davis Boulevard 



SOUTHLAKE CORRIDORS URBAN DESIGN PLAN 

ANALYSIS: OBSERVATIONS AND OPPORTUNITIES 

 

 

8

The Commercial Parkway character of 
Davis Boulevard south of Southlake Boulevard 
is predominantly nonconforming industrial 
uses and limited retail/office uses.  Future 
medians along this section of Davis provide 
tremendous opportunities to improve the 
visual appearance of this corridor.  The 
development of vacant properties between 
Continental Blvd. and Southlake Blvd. has the 
potential to better define this section as a truly 
commercial parkway.  In addition, an entry 
feature opportunity exists at the southern city 
limit line on Davis Blvd. 

 
North of Southlake Blvd., the street is 

known as Randol Mill Ave. (future extension 
of F.M. 1938) and is currently a two-lane rural 
roadway.  This section is slated to be improved 
to a four-lane divided roadway with median 
and parkway improvements.  The existing 
character of this section of Randol Mill 
Avenue is largely estate residential reinforced 
by newly approved residential neighborhoods 
along this section of the roadway.   

 
View of Randol Mill Avenue north of Southlake Blvd. 

A major commercial node at the 
intersection of Davis/Randol Mill and 
Southlake Blvd. offers tremendous 
opportunities for improving pedestrian access 
and creating a sense of place.  With 
predominantly brick architecture, landscaped 
buffer yards and detention areas, the newly 
developed Jellico Square shopping center could 
be the model for the possible redevelopment 
of the Southlake Marketplace shopping center. 

 

 
View of the Jellico Square shopping center at Southlake 
Blvd. and Randol Mill Ave. 
 
 

View of the Southlake Marketplace shopping center 
 
 
 

Intersection improvements planned for 
this node would provide the opportunity to 
complement the existing commercial 
development with improvements to the public 
realm areas, thus transforming this intersection 
as a true gateway into the city from the north. 

 
Parker’s Corner located at the southwest corner of Southlake 
Blvd. and Davis. 
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STATE HIGHWAY 114 

State Highway 114 also presents visual 
opportunities and challenges.  It is the public 
face and dominant impression of the 
community for thousands of freeway 
commuters and travelers daily.   

View of S.H. 114 at Southlake Town Square 
 
As with any extensive freeway, 

“landscaping” the entire corridor is both cost 
prohibitive and unsustainable, but interchanges at 
road crossings offer five well-spaced locations for 
enhancement projects—primarily through 
improvements to bridges, side slopes and 
paved islands—to improve the corridor’s 
aesthetics and build upon the community’s 
positive image.  The northern edge of 
Southlake Town Square along Highway 114 
also presents an opportunity to highlight city 
identity with a strong visual statement. 

View of State Highway 114 at the western entrance into the 
city lined with stands of mature trees. 

 
The critical challenge along the S.H. 114 

corridor is to establish private development 
standards that can create a sense of place along 
this highway corridor. Essentially, the scale and 
character of future development along the 
highway corridor will be able to better define 
the corridor due to the expanse of the highway 
right-of-way. 

 

Solana Campus in Westlake defining scale and character at 
the western edge of the city. 

 
 

Key opportunities along the highway 
corridor are existing stands of mature trees at 
key locations and existing overpass and 
underpass bridge structures that can provide 
visual cues to the overall design intent for the 
corridor. 

 

 
Existing overpass bridge structures along S.H. 114. 
 

 




