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Introduction
The NASA Parkway provides an
important connection between
Interstate 45 (IH 45) and NASA’s
Johnson Space Center, carrying
approximately 50,000 vehicles
through the City of Webster each
day. As a key gateway into the
City, the Parkway provides a
visual
impression
of
the
community for visitors, area
employees, and residents alike.
Though the development along
the corridor is economically
successful, many residents and
community leaders feel as though
the urban form and character of
the NASA Parkway could be
improved to provide a more
welcoming image of Webster.

The NASA Parkway connects travelers and employees on
Interstate 45 (foreground) with the Johnson Space Center (far
horizon). The urban environment between represents a wide
range of building quality and style.

The previous Comprehensive Plan, adopted in 2001, identified many community
enhancement goals and actions to improve the overall appearance of Webster. The Plan
also identified the need to focus these improvements along “primary entrances and
corridors in the City,” such as the NASA Parkway corridor. As the City prepared to
update its Comprehensive Plan, it took the opportunity to also study the revitalization
opportunities for the NASA Parkway.
The NASA Parkway Revitalization Plan provides a vision and a series of
recommendations that are consistent with the principles of the updated Comprehensive
Plan. The recommendations focus on amendments to the City’s development
ordinances, but also include potential incentives that can be built into a revised code,
and a list of City-initiated action items. Together, these tools provide a well-rounded
approach to facilitate continued economic growth, aesthetic enhancement, and civic
pride in the NASA Parkway corridor.
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Planning Process
The NASA Parkway Revitalization Plan was developed in conjunction with the Webster
Comprehensive Plan update. The process for both plans was conducted under the
guidance of an Advisory Committee comprised of residents, business owners, and
community leaders. Participation was maximized by using a combination of traditional
planning techniques and innovative methods including 3D visualization, a visual
preference survey, and Internet delivered programming (podcasts).
The process began with small focus groups of
stakeholders and community members. Of these
participants, ten volunteers became the official
Advisory Committee, which met regularly throughout
the process to help identify critical issues and
solutions for the NASA Parkway corridor as well as
the broader City.
One of the tools used by the Advisory Committee was
a Development Suitability Analysis. This Geographic
Information System analysis considered a wide range
of physical and environmental conditions throughout
Webster such as access to infrastructure and
transportation. This analysis was one of several that
provided the foundation for the brainstorming and design workshops that were
conducted with the Advisory Committee.
The NASA Parkway corridor
was also modeled using 3D
visualization software, which
provided participants with a
birds-eye view of the existing
urban form. This helped the
Advisory Committee envision
future alternatives for NASA
Parkway and see how changes
in factors such as building
height or setbacks could
change the character of the
area. These images were
integrated with Google Earth to
allow members of the general
public to view the 3D model via
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Members of the Advisory Committee examine the Suitability
Analysis to identify development constraints and opportunities in
the NASA Parkway corridor as well as the broader City.
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Planning Process
the
Internet.
A
visual
preference survey was also
conducted to identify desirable
urban form characteristics in
the corridor.
The general public was
encouraged to participate in
the planning process. Citizens
could participate directly in the
Advisory Committee meetings
which were open to the public.
Additionally, audio recordings
of
each
meeting
were
distributed on the Internet as
podcasts. These shows, similar
to talk radio, could be listened
to free of charge. Each episode
had an average of 25 listeners
and
several
episodes
exceeded 50 listeners. The
overall series was consistently
rated in the Local Government
Top 20 by Apple iTunes.

Every structure within the NASA Parkway corridor was modeled
in 3D visualization software. The models were integrated with
Google Earth, which allowed for interested parties to download
and view the modeled structures on their own computers.

Comprehensive Plan Guiding Principles
These six Guiding Principles were developed for the
Webster Comprehensive Plan, but also provide guidance
to the NASA Parkway Revitalization Plan.
1. Webster is a vibrant economically diverse businessfriendly hub, leveraging location and access to the
important resources of the region.
2. Webster offers a home-town welcome to citizens and
visitors alike.
3. Webster will promote livability and accessibility that

The planning process resulted
comfortably supports higher density and mixed use
neighborhoods.
in six Guiding Principles and
several key recommendation
4. Webster will continue to be a safe, clean, and
attractive place.
maps for both the Webster
Comprehensive
Plan
and
5. Webster will encourage efficiency in both mobility
and urban form towards walkability, quality places,
NASA Parkway Revitalization
and a memorable community.
Plan. The Guiding Principles
6. Webster will embrace sustainability to create an ecooffered direction for each
friendly, healthy, and marketable city and
phase of the process, and
environment.
should be used as an ongoing
tool for City officials. The maps
include recommendations on how development should progress in terms of intensity,
form, character, and general land use mix. Overall, the process undertaken was
innovative and effective for identifying a common vision for NASA Parkway and
developing recommendations to carry it forward.
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Existing Urban Form

The planning process identified several issues with the existing development along the
NASA Parkway corridor. One notable challenge is simply the inconsistent appearance of
development, which makes it difficult to create a cohesive identity for this gateway into
Webster. The inconsistent appearance is a result of many factors including variations of
land uses, streetscape, building form, building appearance, setbacks, and landscaping.

Land Use
Land uses along the NASA
Parkway vary widely and include
both single and multi-family
residential, commercial retail,
office, public uses, and vacant
land. A compatible mix of uses
is desirable for creating an
economically
vital
and
pedestrian friendly district, and
is therefore encouraged in the
Comprehensive Plan Guiding
Principles. However, there are
some places along the NASA
Parkway where adjacent land
uses are simply incompatible.
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While some existing development is successful from an
economic standpoint, incompatible relationships between land
uses are common such as this single family home abutting a
large shopping center on one side, with a self-storage facility on
the other side.
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Existing Urban Form
Form and Character
The NASA Parkway is currently a low-density auto-oriented district with large parking
lots that dominate the street frontage of most sites. Building setbacks vary according to
the location of parking, which creates an inconsistent street frontage. Lot sizes are also
widely varied throughout the district with some very large parcels (such as the Clear
Creek Independent School District site) and others that are very narrow and directly abut
residential neighborhoods. These narrow sites in particular may pose challenges to
large-scale redevelopment.
Some sections of the corridor suffer from physical characteristics that interrupt the built
form of the corridor. These barriers include high-tension power lines, highways, rail
corridors, and the new NASA Road 1 Bypass interchange. These limitations must be
addressed in such a way as to enhance rather than fragment the corridor’s urban
character.

Streetscape
The pedestrian experience is
also of mixed character. Some
portions of the corridor have
continuous sidewalks along
with
attractive
streetscape
enhancements. Other portions
of the corridor have little or no
provisions for pedestrians.
Several of the large parcels
along the corridor are occupied
This segment of NASA Parkway has attractive pedestrian
enhancements such as street trees, sidewalks and marked
by
public
facilities
and
crosswalks; however, this is not carried through the entire
institutions. Many of these sites
corridor.
are not configured in a manner
which is conducive to pedestrian movement and use. Additionally, there are several
physical gaps, which interrupt the urban fabric of the NASA Parkway such as the
intersection of SH 3 and the rail corridor.
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Visual Preference Survey
The Advisory Committee participated in a visual preference survey, in which they ranked
a series of images representing different development types found throughout the region
and elsewhere in the country. This helped identify the desired built environment for the
NASA Parkway corridor. Images of the most desirable characteristics are shown below.

#1 Choice: Pedestrian scale and pleasant outdoor
landscaping

#2 Choice: Pedestrian friendly, high architectural
standards, plantings and street lights

#3 Choice (same site as #1): Diagonal parking
in lots behind buildings

Choice tied for #4: Live/work units, inviting
streetscape, mixed use

Choice Tied for #4: Sidewalks with room for
plantings and cafe seating

Choice Tied for #4: High quality architectural
design standards and plantings

NASA Parkway Revitalization Plan
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Visual Preference Survey

Choice tied for #4: Plaza - type of outdoor
common space

Choice tied for #5: Wide sidewalks, mixed
residential, and commercial

Choice Tied for #5: Pedestrian friendly shopping
area with ramp to parking garage, on-street
parallel parking

Choice #6: Campus-style public green space

Choice tied for #7: Boulevard-style median with
walkway in center, traffic-calming effect of trees

Choice tied for #7: Multi-story buildings with a
pedestrian-scale street and sidewalk
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7

Recommendations
Through the planning process, it has become clear that residents and community
leaders want to emphasize higher quality development, an attractive streetscape, an
improved pedestrian environment, and a complimentary mix of land uses along the
NASA Parkway corridor. In determining how to implement this vision, Webster’s existing
development codes were reviewed to identify changes that will help facilitate the
revitalization of the NASA Parkway corridor.
The code review noted that there are inherent challenges to creating walkable, mixed
use environments using Webster’s existing zoning code. Currently, the only option to
incorporate a mix of residential and commercial uses is the Planned Development
District (PDD). The PDD requires approval by the Planning and Zoning Commission and
City Council before permitted uses are known, which acts as a disincentive to build
anything other than a traditional single-use suburban style development. The code
review suggested modifying existing zoning districts so that mixed use neighborhoods
are permitted by right, rather than permitted only by special use permit or PDD zoning.
Specifically, the code review suggests creating a hybrid form-based zoning code to be
applied in a district along the NASA Parkway corridor. A form-based code differs from a
traditional Euclidean zoning code by focusing on the intensity and style of development
much more than interior land uses. In comparison, traditional codes regulate land use
first and any emphasis on building form or aesthetics is secondary.
Form-based codes have evolved largely in response to the strong desire for
development codes to produce a well designed built environment using a process that is
predictable and user-friendly. By focusing on the form and character requirements of the
built structure and providing more flexibility in terms of use, a developer is given more
options to respond to changing market demand. This is especially beneficial to property
owners as buildings mature and markets change over time. Form-based codes can also
eliminate ambiguity and the necessity of discretionary board and commission actions.
Typical form-based codes are documented through the frequent use of charts, tables,
and graphics. When properly implemented, a form-based code is a simple tool to use for
both development professionals and municipal staff.
The hybrid model that is recommended for the NASA Parkway emphasizes building form
first, but also includes parameters for allowable uses in the district. Critical pieces for
consideration in the development process will include development intensity, land use,
character, and thoroughfare planning. As is typical for a form-based code, each of these
regulating elements will be identified in various tables and charts.

NASA Parkway Revitalization Plan

8

Recommendations
The proposed district for the NASA Parkway is shown in Figure 1. Descriptions and
examples of the types of standards and regulations found in a form-based hybrid code
follow. The examples provided are based on input from the Advisory Committee;
however, these simply provide a starting point for further discussion. As the City goes
through the implementation and code revision process, these tables and development
standards should be tested and discussed further.

Table 1: Example of Building and Lot Standards
Block Face

Standards

Perimeter

2,400 feet

Maximum

600 feet

Lot
Minimum Size (square feet)
Minimum Width
Maximum Lot Coverage

18 feet
90%

Bulk
Residential Dwelling Units per Acre
Minimum (for sites with at least 25%
commercial)
Maximum (without incentives applied)

15 units/acre

Maximum (after incentives are applied)

80 units/acre

Building Height
Maximum (each story is equivalent to
14 feet)
Minimum

35 units/acre

Building and Lot Standards
In a form-based code, the most
critical regulation covers the size
and design of buildings and lots.
Deliberate measures are taken to
enhance the potential for pedestrian
activity both within individual sites
and throughout the district. One key
strategy involves limiting the size of
block and lot faces. When this is not
possible, the use of mid-block
pedestrian alleyways can serve as
an alternative approach.

The highly rated images from the
visual preference survey illustrate
2 stories
that building height has an impact
Setbacks and Build-to Range
on the pedestrian experience.
Street Build-to Range
Structures built with more stories
Range
0–20 feet
complete the walls of the “outdoor
Percentage (structure frontage that
65%
must be within the build-to range)
room” providing a feeling of
Setbacks
enclosure for pedestrian comfort.
Street
6 feet
Additional stories also add more
Side (sum of both sides)
6 feet
residents and destinations to a
25
feet
or
rear
Rear
walkable area. With these benefits
alley
documented, it is recommended
that the code provide for high building limits within the corridor. As the market matures,
the City may also wish to pursue minimum building heights. Incentives are often used in
form–based codes to allow increased building heights and residential densities. In order
to qualify for these increases, developers would have to meet additional requirements
such as the provision of structured parking or a reduction of impervious surfaces. Height
and density incentives are described in greater detail in the “incentives” section.

NASA Parkway Revitalization Plan

16 stories

9

FIGURE 1: NASA Parkway District
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Recommendations
Another critical design consideration for pedestrian enhancement is the disposition of the
building on the lot. Techniques that discourage large front parking lots, and encourage
buildings that are close to the front sidewalk, can significantly improve the pedestrian
experience. Minimal front setbacks and the use of build-to ranges should be used in the
recommended code for this purpose. As illustrated in Figure 2, build-to ranges require
that a certain percentage of a building’s façade be located within a prescribed distance
range from the front right-of-way. When compared to a minimum setback requirement, a
build-to range provides a more consistent “street wall.”
Figure 2: Build-To Range

A build-to range helps create a more consistent street wall which enhances the pedestrian experience. In
the illustration above, a certain percentage of the structure must be situated within the build-to range.

Table 2: Example of Landscaping Elements
Landscaping Elements

Standards

Site Landscaping
Percentage of open space
(for every 250 square feet 1-3"
caliper tree +4 shrubs.)

50%

Parking Lot Landscaping
Total square feet of landscaping
area within the parking area
(for every 250 sq. ft., 1-3" caliper
tree.)

15 square feet per
surface parking space

Street Trees
(required for all collector and
arterial roadways.)

1 tree per 30 feet of
street frontage
following street line

Plaza Space
(50 square feet minimum)

1 square foot per 50
square feet of
building area

NASA Parkway Revitalization Plan

Landscape and Buffering
Because land developed within the
NASA Parkway corridor is intended
to be urban and pedestrian-friendly
in nature, it is recommended that
the
normal
requirements
for
vegetation
be
shifted
into
streetscape and public space
enhancements. For example, site
landscaping is drastically reduced,
while sidewalk and street tree
requirements are increased.
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Recommendations
Plaza
space
is
another Figure 3: Plaza Space
recommended requirement for the
code, which is a departure from the
City’s existing zoning regulations.
Figure 3 shows a hypothetical site
and the associated plaza space. In
this example, a building with 7,200
sq. ft. (60’ by 40’ with 3 stories)
would require 144 sq. ft. of plaza
space. The needed space is
accommodated with a 12’ by 12’
plaza. Space is not a dedication
requirement, and the code envisions
this space as publicly accessible
from the front sidewalk. The plazas A plaza requirement is another way to create publicly
accessible amenities along the corridor.
should
enhance
the
overall
pedestrian experience, as well as
the site itself. A typical urban
Table 3: Example of Buffering Requirements
building would not exceed the
minimum
50
square
feet
Buffering Elements
Standards
(adjacent to single family detached
requirement unless it was built with
residences)
two or more stories.
Buffering between incompatible
uses is less critical with sites
developed under a form-based
code thanks to compatibility, which
is built into the code itself.
However, some buffering between
existing single-family homes and
new
development
may
be
desirable.

Distance
(distance from common property line)

10 feet

Privacy Fence/Masonry Wall
(height)

8-10 feet

Trees
(number of 3" caliper large canopy trees per
100 linear feet)

4 trees

Sky Exposure Angle
(measured at 14 feet above the combined
setback and buffer yard line)

45 degrees

A sky exposure angle is an alternative to hard height limits when implementing a
buffering regulation. The height of new development is limited within a building envelope
according to the defined sky exposure angle. In the example illustrated in Figure 4, a sky
exposure angle of 45 degrees starts at 14 feet above a 10-foot setback from the
common property line and is accompanied by landscaping and fencing requirements.
While buildings do not have to adopt a stair-stepped pattern as shown in this figure, the
use of a sky exposure angle should reduce the visual impact of the structure on existing
neighborhoods.

NASA Parkway Revitalization Plan
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Recommendations
Figure 4: Sky Exposure Angle

A sky exposure angle helps reduce the visual impact of taller buildings on adjacent neighborhoods. In
this example a 45 degree angle is used starting from 14 feet above the 10-foot setback.

Parking
The regulation of parking in form-based
code is another category which differs
greatly from traditional zoning. As the
code encourages pedestrian activity and
mixed uses, parking takes on a different
context.
Among these changes, the most
noticeable is the inclusion of on-street
parking throughout the district. The
amount of required parking is decreased
as the availability of on-street parking is
assumed. The reliance upon surface
parking is also discouraged in favor of
structured or on-street parking.

Table 4: Example of Parking Requirements
Parking Type
On-Street Parking
Private Driveway/Garage

Standards
Designated
-

Parking Lot

P

Parking Structure

P

Minimum Number of Spaces
Residential ( per unit)
Lodging (per bedroom)
Office (per 1,000 sq. ft.)
Commercial (per 1,000 sq. ft.)
Industrial (per 1,000 sq. ft.)
Location of Parking Lot
(percentage of total)
Layer 1 (maximum percentage)
Layer 2 (maximum percentage)

1
.5
1.75
2
-

5%
25%

Remainder
Categories of land uses are also Layer 3
simplified in the parking requirements in order to harmoniously function within a mixed

NASA Parkway Revitalization Plan
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Recommendations
use framework. For example, while most codes typically differentiate between types of
restaurants, the recommended NASA Parkway standards rely upon other elements to
hold a predictable intensity, therefore eliminating the need to make distinctions beyond
five major land use categories.
Form-based codes also use the concept of parking layers as illustrated in Figure 5.
These layers determine where parking should be located on the site. Layer 1 is defined
by the build-to range, Layer 2 is defined by the next 20 percent of lot depth, and Layer 3
accounts for the remaining land within the lot. Certain percentages of parking are
permitted within each layer, as defined by the code. This layering helps establish and
maintain a uniform, and pedestrian friendly development form within the corridor.
Figure 5: Parking Layers

The concept of parking layers prescribes the location of parking on the site. The percentages on the left
side of the graphic indicate the maximum percentage of surface parking allowed in each layer.
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Recommendations
Thoroughfares
An important element in improving the appearance and pedestrian experience along the
NASA Parkway is street design. The following arterial cross sections and plan views
illustrate design recommendations that accommodate the anticipated traffic volumes and
the desired character of the district, balancing automobile movement with the needs of
pedestrians in the NASA Parkway corridor. The recommendations aim to provide
continuous sidewalks, adequate lighting, enhanced streetscaping, and pedestrian
amenities without interrupting the efficient operation of traffic.
Figure 6: NASA Parkway Major Arterial Option 1 Cross Section

Figure 7: NASA Parkway Major Arterial Option 1 Plan View

NASA Parkway Revitalization Plan
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Recommendations
Figure 8: NASA Parkway Major Arterial Option 2 Cross Section

Figure 9: NASA Parkway Major Arterial Option 2 Plan View

Pedestrian-friendly measures that should be incorporated into the street design for
safety along NASA Parkway include:
•

direct and continuous pedestrian connections between activity centers, destinations,
and intersections;

•

clearly defined crosswalks, crossing warning signs, and adequate pedestrian refuge
areas;

•

adequate access, curb cuts and safety provisions for all types of pedestrians,
including children, the elderly, and those with disabilities.

Maintenance and upkeep is necessary to ensure the pedestrian environment is safe and
inviting for users. The NASA Parkway corridor should be attractive to pedestrians and
motorists alike. This can be achieved through the use of components such as a signage
or wayfinding system, uniform design identity, and incorporation of unique elements that
are urban in character and scale, such as public art.

NASA Parkway Revitalization Plan
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Recommendations
Incentives
In addition to being a more flexible form of development regulation, form-based codes
are tied more closely to what the market will bear, and are structured to make it easy to
apply development incentives. Based on the community’s desire to create a more
inviting, vibrant, and functional gateway, it is recommended that the City implement an
incentive program. The incentives should allow increased building heights and
residential densities in return for amenities such as increased open space, a decrease in
impervious surfaces, mixed use development, certified green buildings, and structured
parking. Incentives are optional, but are strongly encouraged.
Table 5: Example of Density Incentives

Additional Requirements

Density Incentives
Max Dwelling Units

Open Space Preservation
(for each 10 percent decrease in impervious surface, from
“Maximum Lot Coverage,” to be used as publicly
accessible open space)
Mixed Use Development
(if 1/5 of the heated/air conditioned area of a primarily
residential structure is devoted to retail or office)
Structured Parking
(all on-site parking located in a structure, parking levels do
not count against building height limit)

Building Height

5%

10%

10%

20%

20%

40%

Green Building (if all publicly accessible buildings on site meet LEED standards)
Certified

5%

5%

Silver

5%

10%

Gold

10%

15%

Platinum

10%

20%
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Goals & Policies
These goals and policies are intended to reinforce the Comprehensive Plan Guiding
Principles in facilitating the revitalization of the NASA Parkway corridor. Each goal or
policy has been grouped with the Guiding Principle it is most closely associated with.
Most of the goals should be achieved by the City of Webster within a few years after
Plan adoption.
Guiding Principle #1: Webster is a vibrant, economically diverse, business-friendly hub,
leveraging location and access to the important resources of the region.

Goal
Update current development regulations to be very clear and easy to understand.
Policies
As elements are updated in the City’s code, seek to streamline the development
processes.
Revise the City’s parking requirements to allow flexibility, minimum parking ratios, and
shared parking where appropriate.
Guiding Principle #2: Webster offers a home-town welcome to citizens and visitors
alike.

Goal
Review and amend the City’s sign ordinance to control the placement, type, materials,
size, and style of signs along the NASA Parkway corridor.
Policy
Develop and implement entry marker program which identifies key transportation
corridors such as the NASA Parkway through signage, landscaping, and hardscape
improvements.
Guiding Principle #3: Webster will promote livability and accessibility that comfortably
supports higher density and mixed use neighborhoods.

Goals
Update the City’s Zoning Code to allow higher density, mixed use neighborhoods by
right rather than the Planned Development zoning process.
Plan, design, and fund capital improvements:
 Street widening of NASA Parkway from IH 45 to Texas; reconfigure as major
arterial to two lanes in each direction with parallel parking;
 Street widening of NASA Parkway from Texas to El Camino Real/Egret Bay,
reconfigure as a major arterial to two lanes in each direction with raised median;
 Intersection improvements to NASA Parkway at cross streets (Kobayashi, Texas,
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Goals & Policies
SH 3, Sarah Deel, and Egret Bay), reconfigure to include left-turn bays and rightturn bays; and,
 Signal optimization and interconnect for all signalized intersections on NASA
Parkway from IH 45 to El Camino Real/Egret Bay.
Policy
Encourage desirable developments that promote livability and accessibility by
providing development incentives.
Guiding Principle #4: Webster will continue to be a safe, clean, and attractive place.

Goals
Create a corridor district to enact unique design standards and include provisions for
signage, landscaping, lighting, building façade design, materials, and other visual
elements.
Create urban design guidelines consistent with the existing mix of architecture styles
to create a strong and cohesive “sense of place.”
Develop a business development loan fund, building loan improvement program, sign
replacement program, paint program, and tax abatement program to assist property
owners with the improvement of properties and façades.
Policies
Buffer adjacent incompatible land uses through a combination of elements such as
setbacks, landscaping, fencing, and view sheds.
Develop a plan review process for non-residential uses which also considers review of
building facades, materials, and the proposed building’s relationship to its context.
Guiding Principle #5: Webster will encourage efficiency in both mobility and urban form
towards walkability, quality places, and a memorable community.

Goals
Implement the recommended form-based development regulations for the NASA
Parkway district that specifically aim to improve the pedestrian environment and
quality of urban form along the corridor.
Implement pedestrian elements of the Comprehensive Plan to include bikeways and
sidewalks for pedestrians.
Policy
Develop and adopt a driveway access ordinance to improve the overall function of
roadways throughout Webster.

NASA Parkway Revitalization Plan
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Goals & Policies
Guiding Principle #6: Webster will embrace sustainability to create an eco-friendly,
healthy, and marketable city and environment.

Goals
Establish financial and economic incentives to encourage the adaptive reuse of vacant
or underutilized buildings in Webster.
Develop an incentive program to encourage infill development including tax
abatement and flexibility in development regulations.
Policy
Provide sidewalks, bikeways, and pedestrian-oriented development projects that
make walking and biking safe and inviting enough to reduce vehicle trips.

NASA Parkway Revitalization Plan
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