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Presentation Overview

• Purpose
• Design Requirements
• Implementation
• Next steps 
• Appendix
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Review - Voluntary 

• Development bonuses under this program are 
voluntary. If a developer does not want to take 
advantage of the bonus, he or she can

• Utilize the existing zoning without the bonus
• Apply for a zoning change

3



Purpose
• The main purpose of this voluntary inclusionary 

zoning proposal is to provide a wider variety of 
housing options to a wider variety of people in a 
wider variety of areas, particularly in areas of high 
opportunity.

• It can also begin to produce market-rate housing in 
racially and ethnically concentrated areas of poverty.

• Housing Committee directed ZOAC to work out the 
details to provide more housing choices, particularly 
for those families living in racially and ethnically 
concentrated areas of poverty.
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Design Requirements
• Additional design controls can reduce auto dependency, reduce the 

need for parking, and encourage alternative modes of transit.
• Encourage walkability

• No parking and only minimal drive aisles in front of the building (between 
building and street)

• Ground-floor entrances to open directly to the sidewalk or open space 
• Pedestrian amenities such as wide sidewalks and street trees. 
• Require minimum amount of ground floor transparency and encourage 

architecturally interesting buildings.
• Only short fences with pedestrian gates allowed.

• Provide a minimum % of the property as open space
• Intended to provide active and passive recreation, to provide landscaping 

area, or to enable groundwater recharge, for example. Open space is not 
intended to be driven or parked upon.
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Front yards

• When we think of front yards, we often think of 
this:
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Front yards

• Or this:
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Front yards

• But we often get this:
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Front yards

• And this:
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Design element: No parking 
between the front of the building and the 

street
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No parking in front

• No parking in the front allows for this:
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No parking in front
• No parking in the front allows for this (exception for 

loading zone):
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No parking in front
• As communities age, landscaped front yards can 

provide for large shade trees
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Design element: Encourage a passenger 
loading/unloading space
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Passenger loading/unloading
• A loading zone allows for easy pickup/drop off for 

ride-hailing services.
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Design element: Allow only short fences 
with pedestrian gates in front of building
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Only short fences in front 

• Tall fences make it harder to walk and take transit
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Only short fences in front 

• Allowing short fences with pedestrian gates 
provides privacy without reducing walkability
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Design element: Require a minimum 
percentage of ground floor street-facing 

entrances to connect to the street
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Ground floor entrances open to street
• Residents can enter and leave directly from the 

building or their unit, without crossing a parking lot:
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Ground floor entrances open to street

• Otherwise, this can happen:
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Front yard/pedestrian access details
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Example of how a 15’ 
front yard setback  
might be used to 
provide amenity space 
as regulations allow.



Front yard/pedestrian access details

• Encouraging ground floor units to face the street 
often requires some flexibility for balconies, 
stoops, stairs, landscaping, etc. 

• Balconies and unenclosed stairs and stoops may 
encroach into the front and side yards.

• Outside seating areas, retaining walls, benches, 
landscaping, fences not to exceed 48” in height, and 
planters are permitted within the required front yard.
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Design element: Require transparency, 
prominent entrances, and architectural 

elements
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Require transparency
• Walking next to a wall or fence can be uncomfortable
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Require transparency
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Require transparency
• Transparency adds “eyes on the street,” contributing 

to safety.
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Require prominent entrances

• Prominent entrances add to a neighborhood feel
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Require architectural elements
• Variation in materials and fenestration adds interest
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Transparency & architectural elements

• Urban design and structure facade standards. 
• All public entrances must be architecturally prominent.
• Building facades should meet minimum architectural 

standards that include elements such as building 
material variation, articulation, awnings, increased 
transparency, and variations in building massing
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Design element: Sidewalks, landscaping, 
and pedestrian lighting
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Require wide sidewalks and encourage shade

• Wide sidewalks and shade make walking much more 
pleasant
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Require wide sidewalks and encourage shade
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• Flexibility related to tree placement allows for healthy 
landscaping.



Provide pedestrian lighting
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• Pedestrian lighting adds to safety and encourages 
residents to walk.



Sidewalks and lighting

• An average five-foot-wide sidewalk with at least 
five feet of unobstructed width must be provided.

• Provide a landscape buffer between the sidewalk 
and the street to protect pedestrians from traffic. 

• Pedestrian lighting must be provided along the 
sidewalks. 
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Design element: Screening and 
placement of utilities, service functions, 

and parking
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Service areas
• Back of house functions should be screened and 

away from entrances and pedestrian areas
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Screen parking lots
• Berms can provide landscaping and shade, and 

break up an expanse of pavement.
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Screening
• Service entries, loading areas and loading docks 

should be located away from primary street 
facades. 

• Parking lot screening – add earthen berms, 
fences, or green fences to screen parking lots 
from view

• All aboveground parking structures must be 
wrapped by a building or have a facade that is 
similar in materials and appearance to the facade 
of the main structure the parking serves. 
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Implementation
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Implementation

• Procedures
• Regulations

• Development
• Qualifying families
• Property owners

• Other regulations
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Proposed Process
• Developer applies
• City reviews, recommends changes, accepts (or denies) application.
• Developer deed restricts the development parcel for the specified 

number of rental units to be reserved for the specified income levels. 
• City follows normal development requirements for building inspection, 

zoning review, etc. to issue a building permit
• Developer develops property and reserves specified number of units. 

Developer submits initial compliance paperwork prior to issuance of 
final certificate of occupancy (CO).

• City reviews compliance paperwork (including deed restriction) as part 
of the review for CO. 

• Developer (and all subsequent owners) submits compliance 
paperwork annually during period of ownership. Requirements stay 
with the development, not the owner. 
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Proposed Regulations - Development
• No minimum or maximum development size.
• Deed restricted for 15 years. 
• Certify semi-annually. 
• Common areas, entrances and amenities available to market-rate 

occupants shall be available under the same terms to occupants of 
reserved units.

• Leasing requirements and lengths, and all fees, utility charges, 
assessments, fines, etc. applied uniformly to qualifying and market rate 
households, with the exception that the owner may choose to waive or 
reduce fees for qualifying households. 

• Comply with City’s Fair Housing rules and federal law.
• Reserved units shall be distributed throughout the development and 

across the unit mix.
• All reserved units provided on-site.
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Proposed Regulations - Renter
• Rents to be set at levels determined by City of Dallas using HUD 

calculations, generally 30% of 60%, 80%, or 100% of area median 
income, after accounting for utilities. 

• Qualifying income levels to be updated each year by City of Dallas 
using HUD calculations for various percentages of area median 
income. Renters to certify that reported income is accurate and 
complete. 

• In general, that full-time, college-age students are not eligible for 
reserved units.

• Lease terms
• Re-qualification needed only at end of lease term.
• At renewal, new lease rates set based on the household’s current income at the 

time of renewal. If household no longer qualifies but wants to stay, lease renewed 
at market rate and another unit made available for another qualifying household.
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Proposed Regulations - General
• The property owner assumes all liability for compliance 

with these requirements and with all applicable laws. 
• All of the required reserved units must be provided on the 

building site receiving the development bonus. 
• The city may, from time to time, update the requirements 

of this ordinance following the City’s standard code 
amendment procedures. 

• Developer/landowner can apply for other City of Dallas, 
state, or federal housing incentive programs provided the 
requirements of this proposal are met.
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Next Up

• Receive feedback from ZOAC and stakeholders
• Revise details based on feedback
• ZOAC recommendation
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Appendix
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Review – Voluntary Inclusionary Zoning
• Inclusionary zoning incentivizes housing at a wide variety 

of income levels. In Texas, it is voluntary.
• On August 16, 2016, the Housing Committee directed staff 

to initiate the code amendment process for voluntary 
inclusionary zoning.

• HUD, forwardDallas!, and Neighborhood Plus all 
encourage more housing options, particularly in areas of 
opportunity.

• More than 130,000 families across the income spectrum 
(including more than 20,000 making $35,000 to $75,000) 
are considered rent-burdened, and additional supply at all 
price levels will help alleviate price pressure.
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Review – Goal and Objectives
• Neighborhood Plus Goal 6.2: Expand affordable 

housing options and encourage its distribution 
throughout the city and region

• Staff recommends that a voluntary inclusionary 
zoning code amendment:

• Incentivize additional housing available to families at a 
wide variety of income levels in a wide variety of 
locations

• Encourage urban and pedestrian-oriented mixed-
income development with appropriate amenities in 
targeted areas
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Review - Potential Development Bonuses

• Allow for increased height and remove minimum 
lot-size constraints in MF-1 and MF-2 districts 

• Allow for additional density and floor area ratio in 
MU-1 and MU-2 districts. 

• Allow parking reductions, such as for residential 
units with proximity to transit or for larger units 
designed for families.
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Review - Recommended Amendments

• Provide development bonuses in multifamily and 
mixed-use zoning districts for the provision of 
mixed-income housing.

• Amend existing Standard Affordable 
Housing(SAH) districts to match changes to 
standard districts for development bonuses. 

• Amend Section 51A-4.900 to update 
implementation rules for set-aside units.

51



Four Story Wrap

52

• 4 acres
• 311 total units
• 70 units/acre
• 4 stories
• Garage parking
• Setbacks similar to 

MF-1(A) and MF-
2(A)



Five Story Wrap
• 3.6 acres
• 368 total units
• 104 units/acre
• 5 stories
• Garage parking
• Lot coverage 68%
• Smaller setbacks 

than required in 
MF-1(A) and MF-
2(A)
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Five Story Wrap (closer building)
• 3.7 acres
• 368 total units
• 99 units/acre
• 5 stories
• Garage parking
• Lot coverage 66%
• Setbacks similar to 

MF-1(A) and MF-
2(A)
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Five Story Podium
• 2 acres
• 164 total units
• 105 units/acre
• 5 stories
• underground 

parking
• Setbacks similar to 

MF-1(A) and MF-
2(A)

• Mixed income
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Six Story Podium
• 2.6 acres
• 340 total units
• 120-130 units/acre*
• 6 stories (5 over 

podium)
• Garage parking
• Lot coverage 80-

85%*
• Setbacks similar to 

MF-1(A) and MF-
2(A)

• *almost works 
under current 
proposal
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Street Views
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Street Views
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Examples of mixed-income communities

• Mixed-income communities in Dallas

Image: Billingsley Company Sylvan Thirty
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Examples of mixed-income communities

• Mixed-income communities in Dallas

Image: Lang Partners Oaks Trinity
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Appendix: Current Zoning - MF-1(A) and MF-2(A)

MF-1 MF-1 (SAH) MF-2 MF-2 (SAH)
Minimum front yard 15 15 15 15
Minimum side yard 10 10 10 10
Minimum rear yard 15 15 15 15
Max unit density per acre - 15-30 - 20-40
Floor area ratio - - - -
Max height 36 36 36 36
Max stories - - - -
Max lot coverage (%) 60 60 60 60
Min lot size per unit 1,000-1,8001,000-1,800 800-1,200 800-1,200

61
*SAH – Standard Affordable Housing – approximately 20 locations throughout Dallas; 
Districts created in response to the now-expired Walker Consent Decree.



Appendix: Current Zoning - MU-1 and MU-2

MU-1 MU-1 (SAH) MU-2 MU-2 (SAH)
Minimum front yard 15 15 15 15
Minimum side yard 0-20 0-20 0-20 0-20
Minimum rear yard 0-20 0-20 0-20 0-20
Max unit density per acre 15-25 10-25 50-100 30-100
Floor area ratio 0.8-1.1 0.8-1.1 1.6-2.25 1.6-2.25
Max height 80-120 80-120 135-180 135-180
Max stories 7-9 7-9 10-14 10-14
Max lot coverage (%) 80 80 80 80
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*SAH – Standard Affordable Housing – approximately 20 locations throughout Dallas; 
Districts created in response to the now-expired Walker Consent Decree.



Appendix – MF-1 and MF-2
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MF-1 and MF-2 Districts

Current High opportunity area TOD Non-RECAP RECAP

5% at 
60%

5% at 60% 
& 5% at 

80%

5% at 60% 
& 5% at 
80% & 

5%<100% 5% at 80%
10% at 

80%

10% at 
80% & 5% 
at 100%

5% at 
80%

10% at 
80%

10% at 
80% & 5% 
at 100%

none 
required

Setbacks 10-15' no changes
Max unit density 
per acre none 85 105 130 95 120 150 80 95 120 95

Floor area ratio none no changes

Height 36' 51' 66' 78' 66' 85' 95' 51' 66' 85' 66'

Max stories no max no changes
Lot coverage 
(residential) 60% 80% 80% 80% 80% 85% 85% 80% 80% 85% 80%

Min lot size unit varies remove requirements

Res. Proximity Sloperequired no changes

Parking 
requirements

1 per 
bdrm.*

1 1/4 space per unit. An additional 1/4 space per dwelling unit must be provided for guest parking if the 
required parking is restricted to resident parking only.  No additional parking is required for accessory 
uses that are limited principally to residents. For TOD: 1 space per unit.



Appendix – MU-1
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MU-1 District

Current High opportunity area TOD Non-RECAP RECAP

5% at 
60%

5% at 60% 
& 5% at 

80%

5% at 60% 
& 5% at 
80% & 

5%<100% 5% at 80%
10% at 

80%

10% at 
80% & 5% 
at 100%

5% at 
80%

10% at 
80%

10% at 
80% & 5% 
at 100%

none 
required

Setbacks 0-20' no changes

Max unit density 15-25

current + 
65 =
80 to 90

current + 
80 = 
95 to 105

current + 
105 = 
120 to 130

current + 
80 = 
95 to 105

current + 
105 = 
120 to 130

current + 
135 = 
150-160

current + 
65 =
80 to 90

current + 
80 = 
95 to 105

current + 
105 = 
120 to 130

current + 
80 = 
95 to 105

FAR (total dev with 
res) 1-1.1 Remove FAR requirement
Height 80-120 no change
Stories 7-9 no change
Lot coverage 80% no change
min lot size/bdrm n/a no change
Res. Proximity Sloperequired no changes

Parking 
requirements

1 per 
bedrm.*

Residential uses: 1 ¼ space per unit. An additional one-quarter space per dwelling unit must be provided 
for guest parking if the required parking is restricted to resident parking only.  No additional parking is 
required for accessory uses that are limited principally to residents. All other uses parked per code. For 
TOD: 1 space per unit.



Appendix – MU-2
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MU-2 District

Current High opportunity area TOD Non-RECAP RECAP

5% at 
60%

5% at 60% 
& 5% at 

80%

5% at 60% 
& 5% at 
80% & 

5%<100% 5% at 80%
10% at 

80%

10% at 
80% & 5% 
at 100%

5% at 
80%

10% at 
80%

10% at 
80% & 5% 
at 100%

none 
required

Setbacks 0-20' no changes

Max Unit density 50-100

current + 
40 = 90-

140

current + 
60 = 110-

160

current + 
80 = 130-

180

current + 
40 = 90-

140

current + 
60 = 110-

160

current + 
80 = 130-

180

current + 
35 = 85-

135

current + 
55 = 105-

155

current + 
75 = 125-

175

current + 
50 = 100-

150

FAR 2.0-2.25 Remove FAR requirement

Height 135-180 no change

Stories 10-14 no change

Lot coverage 80% no change

min lot size/bdrm n/a no change

Res. Proximity Sloperequired no changes

Parking 
requirements

1 per 
bdrm.*

Residential uses: 1 1/4 space per unit. An additional one-quarter space per dwelling unit must be 
provided for guest parking if the required parking is restricted to resident parking only.  No additional 
parking is required for accessory uses that are limited principally to residents. All other uses parked per 
code. For TOD: 1 space per unit.



Appendix: High Opportunity & R/ECAP
• High opportunity areas:

• Dallas Census tracts with a poverty rate of less than 20%
• In the attendance zone of an elementary school that has a state 

accountability rating of “Met Standard” from the Texas Education 
Agency

• Racially and ethnically concentrated areas of poverty
• Non-white population of 50 percent or more.
• Poverty rate that exceeds 40% or is three or more times the 

average tract poverty rate for the metropolitan area, whichever 
threshold is lower

• Non-RECAP
• Poverty rate between 20% and 40%, or
• Non-white population less than 50%, or
• Either poverty rate greater than 40% or non-white population 

greater than 50% (but not both) 66
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