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01 Intro
Located on a low lying stretch of land adjacent
to the Trinity River, The Bottom is geographically
among the closest areas to downtown.
The Bottom is comprised of 126 acres with direct
connections to Downtown Dallas by I-35 and
to The Cedars by the Corinth Street Bridge. It is
bounded by I-35 to the west, Eighth Street to the
south, Corinth Street to the east, and Trinity River
Levee to the north.

Gifted (Townview), the active and thriving Golden
Gate Missionary Baptist Church, the former Shiloh
Missionary Baptist Church, and the Eloise Lundy
Park and Recreation Center.
The area’s proximity to downtown and the Trinity
River combined with its vacancy offers a great
opportunity for infill development. This document
strives to vet and refine prior planning efforts and
distill community priorities to establish a framework
to realize the potential for the area.

An area that has seen neglect over the years, The
Bottom is also among a growing number of river
edge communities discussing revitalization as our
city re-focuses its center back to the Trinity River.
A dwindling residential population has seen a
steady decline of a once thriving community.
However, among the roughly 70% of vacant or
poorly maintained single family lots, sits one of
the nation’s best high schools, Yvonne A. Ewell
Townview Center School for the Talented and
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NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.
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History

this can be witnessed by the abrupt termination of
once connected north-south streets as they meet
the levee. Following the Great Depression, deterioration began in The Bottom and continued with the
out-migration of residents looking for work in the
1940’s and 1950’s. Sixty years later the community
has continued to shrink and is faced with issues
and challenges evidenced by deteriorating homes,
a large and ever growing number of vacant lots,
unkept sidewalks, streets and lighting.

The stretch of land, known today as Oak Cliff, was
originally established when William H. Hord, a Tennessee native, slave owner, Dallas County Judge,
and later Lieutenant Governor of Texas, settled
this area across the Trinity from John Neely Bryan’s
settlement on January 12, 1845. 640 acres of high
oak-shaded land would be first known as Hord’s
Ridge and become a growing farming community.
When the news of slavery’s end finally reached
Texas in 1865, 10 acres of this land were deeded to
former slaves on Hord’s Ridge, establishing a Freedmen’s Town. In 1879, the new Cleburne and Rio
Grande Railway passed through the growing community. A station was built there in 1882, opening
it up to national transportation. Hord’s Ridge maintained its identity until 1887 when Thomas Marsalis
and John S. Armstrong bought a large parcel of
land on the southwest bank of the Trinity, including the Hord homestead, and named the area Oak
Cliff. The City of Oak Cliff was incorporated in 1890,
and along with the area known as The Bottom, was
finally incorporated into the City of Dallas in 1903.

Most recently, through the acquisition of a critical
mass of residential lots by the city, The Bottom is
poised to welcome back a diverse and vibrant community.

Much of the remaining vacant and flood-prone land
of The Bottom was developed in smaller residential
lots as the area continued to grow and develop into
a self-sufficient community, much the same way as
other African-American communities of the time.
Small shotgun and other typical house types of the
late 19th and early 20th centuries were constructed
to house the growing community and everyday
needs were met nearby by a vibrant commercial
district with many family-owned businesses. The
community’s spiritual, social, and economic needs
are met by several churches including the former
Shiloh Baptist Church (now Living Waters), Golden
Gate Missionary Baptist Church, and True Purpose
Missionary Baptist Church.
However, it was the building of the levees in the
early 1930’s, which first destroyed a portion of the
community built into today’s floodway. Evidence of
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01 aerial plan of the study area
with local public transportation overlay

02 & 03 the corinth DART station is served by the south oak
cliff segment of the DART rail
red and blue lines and two bus
routes down 8th street. Facilities include a drop-off/pick-up
area, bicycle rack and free
commuter parking spaces
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Stakeholders

Please see Appendix F for those specific recommendations and strategies talked about prior to the
start of our work in The Bottom.

The culturally and historically rich area of The
Bottoms has a number of stakeholders who have
begun efforts to champion a more vibrant, sustainable and inclusive future for its community
through visioning and planning exercises starting
in the early 2000’s. Stakeholders include community institutions such as Golden Gate Missionary
Baptist Church, which has continued its committed
efforts of community service since 1930; Golden
S.E.E.D.S. Foundation is a community development corporation with a mission to transform and
revitalize The Bottom to create affordable housing,
encourage economic development and facilitate
community building. Texas Heavenly Homes, LLC,
a land development company whose goal is “to
comprehensively revitalize The Bottom residential
area, creating a desirable community for present
and future community-oriented families”; Bottom
District Economic Development Corporation; Dallas Housing Authority (DHA); Dallas Independent
School District (DISD), Shiloh Baptist Church, True
Purpose Missonary Baptist Church, current residents and property owners make up the remainder
of the areas stakeholders who are intent on seeing a revitalized community, reversing the cycle of
decline.

01 single family lots in the
bottom contain occupied
homes in fair condition as well
as various states of disrepair,
vacant homes, and many more
empty lots

01

Past Planning Efforts

In 2007, led by Golden Gate Missionary Baptist
Church, a local planning team from Good Fulton
& Farrell met with local residents and area stakeholders to help steward the future growth of The
Bottom. Goals generated over this time included a
vision for a diversified neighborhood as it revitalizes
and more broadly, a model for community cooperation, health and renewal.
Recommendations and implementation strategies
for that particular planning effort were never completed. However, they have informed and become
a starting point, but not specifically a part of this
current effort to advance the re-emergence of a
once vibrant community near the core of Dallas.
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02 downtown Dallas is seen in
the distance with Golden Gate
Baptist Church and single family
homes framing Eads Street
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A Different Approach to Planning

The Urban Structure was developed using a collaborative, community-based process under the
guidance of the Dallas citydesign studio. Design
has played a key role in the facilitation of ideas
leading to a set of three-dimensional plans and
guidelines called a Structure. The Structure reflects
the organic nature of development while offering
a clear public vision for change in the area, challenging and guarding against past trends of local
development that create short-term benefits while
sacrificing long-term vision.
This Urban Structure proposes a set of goals for
existing and future stakeholders of The Bottom. It
expands from an area plan by including detailed
guidance for the development of the public realm
and individual building sites, providing a conceptual rendering of future development and indicating
phases of growth. These illustrations should be
used to guide development proposals and the
prioritization of public realm improvements. As
projects come forward, the City of Dallas should use
this Structure to determine the project’s support
of the area’s long-term vision. If necessary, zoning
changes can better address specific development
proposals that respond to business solutions and
also benefit the area.

This Urban Structure helps create stability in the
marketplace by demonstrating political will to
make this vision a reality. Balancing the interests
of current and future stakeholders while maintaining dedication to the vision is essential. Flexibility
will be necessary to keep the Structure relevant
over time. The processes and guidelines bind these
opportunities together offering a unique way of
achieving the spirit of the vision for The Bottom
while allowing consideration of many variations.

03
01 view of single family homes
lining the south side of
Canyon Street in The Bottom

02 the current state of
streetscape and pedestrian
facilities in The Bottom area can
be generally considered poor
and in need of a vision that
focuses on much more than just
transportation

03 valued architectural features
present in existing homes
include covered porches, steps
leading up to front door and
porch, and garages hidden in
the back
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Process

01 residents and stakeholders of
The Bottom come together at
a community workshop in July
2012 to review documentation
from an earlier community charrette held on June 2nd

The first step in any successful urban revitalization
and redevelopment effort is the creation of a shared
vision for how an area should change. The vision
must be generated through a partnership between
those most affected by change working with those
attempting to make change.

02 designers, area residentas,
and stakeholders of The Bottom
help to generate vision and
design objectives for the area

This Urban Structure has been informed, crafted
and endorsed through a collective and inclusive
process comprised of individual property owners,
residents, businesses, civic staff, non-profit organizations, and design specialists. Work sessions have
been convened in the community and at Dallas City
Hall, and have involved listening to concerns, opportunities, and ideas while discussing options for
the future planning of The Bottom. Going forward,
various groups will work at their own schedule and
scale to construct projects which shape this area’s
landscape with the ultimate goal of achieving the
shared vision as well as their private interests. Examples of these work sessions and efforts include:

01

The Bottom – A Community Wide Master Plan
Following the ideas and concepts promoted by the
Trinity River Corridor Land Use Plan for The Bottom
in 2002 and 2004 and forwardDallas! in 2006, this
master plan added ideas to guide the vision and future growth of the community in 2009. The Urban
Structure and Guidelines have been informed by
this previous master plan.
LINCing Dallas Charrette
On June 2, 2012, the City of Dallas welcomed
residents, business owners, investors, developers,
local design professionals, community advocates,
and City staff to Dallas City Hall to work together
to advance the interests of their community and
to shape their city. On this Saturday, the Dallas
citydesign studio structured a full day of design
activities applying the knowledge gathered from
the previous months. The objective was to find
solutions to the area’s challenges, direct potential
development, and deliberately re-connect our city
to our Trinity River.
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02

01
01 a follow-up community
meeting in The Bottom convenes to present a draft concept
plan for the area and the findings from the large community
charrette held on June 2nd

02 area residents and stakeholders generate design objectives
for The Bottom during the June
2nd community charrette held
at city hall

03 participants and stakeholders
of The Bottom share their goals,
ideas, and implementation
strategies developed during the
June 2nd community charrette
in City Hall
03
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02 Vision + Direction
The concept diagram takes into consideration the
many ideas generated at the design charrette and
community meetings and synthesizes them into a
set of development objectives.
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Neighborhood Vision

I-35

Regardless of the precise development response,
the community generated development objectives
and the corresponding conceptual diagram should
be maintained and respected as the benchmark
for evaluating future development proposals. The
development objectives are represented in the
diagram to the right and include:
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linking existing streets;
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8. Convert existing open area along 8th Street at
Townview into a community plaza;

canyon
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7. Make 8th Street a great street;
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6. Enhance existing and add new pedestrian infrastructure and amenities;

hart st

5. Mixed-use development along 8th Street from
I-35 to Brackins Village and along I-35 from 8th
to the Trinity River;
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4. Introduce diverse housing choices west of Denley Drive, including townhomes, live-work, and
multi- family increasing density toward IH35;

ins
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3. Develop quality market and affordable infill
single family housing;
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hu
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2. Preserve and enhance existing single family
neighborhood;

Single Family and Multi-Family Residential, Civic, Institutional - medium density

9. Develop access paths into the river and invest in
public spaces, such an amphitheater and major
entry features.

Mixed-Use Development - high density
Enhanced Eloise Lundy Park
Enhanced Open Space
Community Plaza
New Street Connection
New Pedestrian Connection
New Access Trail to Levee
Enhanced Existing Street

02

Enhanced 8th Street

01 discussing the neighborhood vision and concept
diagram for The Bottom in the
community

01

02 The Bottom concept diagram

NOTE: This plan represents themes to be
refined in further planning and design.
Land uses, building size and configuration,
street patterns and exact alignments in all
areas are conceptual and to be subjected
to detailed evaluation and confirmation.
Under no circumstance should this plan
be assumed as final directive for specific
sites or areas.
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Illustrative Urban Structure

What might The Bottom look like fifty years into
the future if the core objectives for the area are
successfully followed? As a vision for shaping the
re-development and revitalization of this portion
of southern Dallas, this rendering is but one possible scenario of what that future might be. There
are many other potential development responses
that may achieve the same community objectives.
This conceptual plan was conceived merely as a
model to detail key urban development moves
and provide a quantifiable understanding of the
vision as an implementation guide. The end result
is a coherent, sustainable, and memorable environment supporting the collective needs and wants
of residents, not for-profit institutions, landowners,
and other stakeholders of the area.
The Urban Structure anticipates development in
this study area to reach a population of 2,500. The
plan includes up to 390 units of infill and revitalized
single-family homes, 550 units of mixed-income
multi-family housing, and 500,000 square feet of
commercial/office/retail. Actual development of
this area will vary due to market conditions and/or
opportunities yet to be revealed. Variations from
the detailed plan will no doubt be appropriate, but
only when consistent with the intent of this Urban
Structure and the underlying design principles, objectives and guidelines established with The Bottom
community in this document.

01 illustrative plan
NOTE: This plan represents themes to be
refined in further planning and design.
Land uses, building size and configuration,
street patterns and exact alignments in all
areas are conceptual and to be subjected
to detailed evaluation and confirmation.
Under no circumstance should this plan
be assumed as final directive for specific
sites or areas.
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Area Visions for The Bottoms
These areas are identified for the purpose of
describing a unique character, vision, and combination of land uses for the Urban Structure. As
development occurs, the size and boundaries of
areas may change to conform to future market
circumstances and community objectives.
The names given to the neighborhoods in this plan
are conceptual. As development takes place, more
appropriate names may grow organically from the
inherent nature of each neighborhood and the
preferences of inhabitants.

Area A

Each area is now connected via a larger network
of streets and trails which prioritize the pedestrian
and place neighborhood services and recreational
opportunities close and easily reachable. A population with diverse demographic and economic
characteristics is envisioned as new building types,
densities, and uses are introduced in many of these
districts. Families, seniors, single workers, young
couples and students will be able to live within
close proximity to one another, promoting neighborhoods that reflect the diversity and richness of
the larger Dallas community.

Area B

Area C

Area D

Area E

01 area plan
NOTE: This plan represents themes to be
refined in further planning and design.
Land uses, building size and configuration,
street patterns and exact alignments in all
areas are conceptual and to be subjected
to detailed evaluation and confirmation.
Under no circumstance should this plan
be assumed as final directive for specific
sites or areas.

01
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Area A

Vision: Signature residential buildings with threestory townhomes lining the street, orientated to the
Trinity River with views back to Downtown
Recommended Uses: Mid- to high-density residential, community services, commercial/retail, and office
Growth Scenario: A small geographic area, but one
that could accommodate up to 800 new residents

Area B

Vision: Anchored by long established institutions
such as Golden Gate Baptist Church, the former
Shiloh Baptist Church, True Purpose Church, Eloise Lundy Park and Recreation Center, this area
increases the types and quality of services offered
to the community within a walkable campus-type
environment, including diverse housing products
to meet all needs in the community and the Golden
Gate Ministries identified as a key objective by
stakeholders
Recommended Uses: Educational and care giving
facilities, market rate, attached single-family homes,
affordable and transitional housing, improved recreational facilities, and ministries of the church
Growth Scenario: Nearly 60,000 square feet of new
space to expand and augment community services
provided by local institutions, along with 70 new
single family homes at various densities

spaces
Growth Scenario: Up to 400,000 square feet of new
construction

Area D

Vision: A once strong and vital single-family
neighborhood is restored and enhanced with a safe,
attractive and better connected network of streets
and trails
Recommended Uses: Infill one- and two- story
quality market and affordable single-family homes
and the conservation and restoration of existing
homes
Growth Scenario: Up to 220 infill single-family
homes to help strengthen the neighborhood

Area E

Vision: Mixed-use development including retail,
entertainment and neighborhood services return
to the community along with mid- to high-density
residential development taking advantage of location and views towards downtown
Recommended Uses: Transit-oriented mixed-use
development (TOD), retail, entertainment, neighborhood support services and residential

Recommended Uses: Office, retail, neighborhood
services provided by a partnership of the Magnet
Center and private institutions, and small open
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Growth Scenario: Approximately 55,000 square feet
of retail and 400 new residents
02 area along the Trinity and
I-35 could see medium density
residential development similar to this to take advantage of
height to gain views across to
downtown and provide a gateway entry into community

Area C

Vision: As the center piece of this district, Yvonne A.
Ewell Townview Magnet Center engages with the
residential community below and with a revitalized 8th Street corridor, including commercial and
office development lining the frontage road and
8th Street

01

01 single family homes such
as this can infill empty lots and
increase the population and
restore the The Bottom neighborhood

03 retail and restaurants oriented towards outdoor spaces
to take advantage of views
towards downtown from 8th
Street and ‘show hill’
03
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03 Civic Policy
Context
The Urban Structure follows work done in recent
years to help map a more livable future for Dallas.
This section serves as a touch point connecting the
Structure to the varied city policies applicable to
the area.
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03 section

Existing Policies

popular destinations nearby such as Moore Park,
the Santa Fe Trestle Trail, and the Standing Wave.

The Urban Structure has been developed with input
from the following work done in recent years to
help map a more livable future for Dallas.

PD # 571

Informed by the 1999 10th Street Land Use Study,
Planned Development District 571 (PD # 571) was
approved by City Council in 2000. It includes two
sub-districts on the western half of The Bottom
established to modify the Dallas Development
Code to allow non-residential uses and to augment
economic growth in the area.

forwardDallas!

Dallas is a city of neighborhoods. forwardDallas!, the
city’s comprehensive plan adopted in 2006, aims
to celebrate these with a unique vision for each
aligned with its personality, cultural vibrancy, lifestyle and economic options. The goal of forwardDallas! is to strengthen urban neighborhoods such
as The Bottom by introducing key initiatives that
preserve their individuality while uniting them with
the vision of a livable city.

PD # 383 and 388

Planned Development Districts 383 and 388 (PD #
383 & PD # 388) were established to help preserve
the 10th Street neighborhood and to allow for higher density transit-oriented development on both
sides of Corinth around the DART station.

Balanced Vision Plan for the Trinity River

The Plan balances diverse goals for the Trinity
River Corridor: flood protection, environmental
restoration, recreation, transportation, community and economic development. The result is the
guidebook for the most monumental public works
projects ever undertaken by the City of Dallas.

02

TOD TIF – Lancaster Corridor Sub-District

The Lancaster Corridor TOD TIF district was established in 2008 in an effort to promote higher
density and pedestrian-friendly development at
the strategically important Corinth DART light rail
station. This area contains a significant amount of
undeveloped and underutilized land that may not
develop as quickly without public assistance.

Trinity River Comprehensive Land Use Plan

The Trinity River Corridor Comprehensive Land Use
Plan, adopted by Dallas City Council in March 2005,
serves as a framework for a coordinated approach
to the Trinity Project’s infrastructure improvements,
land use and economic development. Its broad
vision establishes general principles that direct
preparation of detailed plans for smaller parts of the
corridor. It provides guidance on appropriate land
uses and development for the corridor that can be
used by citizens, property owners, and City officials
as they review specific development proposals.

01 balanced vision plan for the
trinity river balancing diverse
goals: flood protection, environmental restoration, recreation,
transportation, community and
economic development

02 forwardDallas! provides a
framework for land use, economic development, housing,
transportation, urban design,
the environment and neighborhoods

City of Dallas Trail Network Plan

The Park and Recreation Department’s Trail Network
Master Plan, first adopted in March 2005, reflects
the city’s current trail network and identifies proposed, programmed, and funded trails. The plan
links The Bottom to multiple recreation and exercise
opportunities, parks, public transportation, and

19
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04 Expectations of
The Urban Structure
Today, The Bottom includes an aging single-family
residential neighborhood, vacant land and buildings, a result of out-migration, an aging population,
and disinvestment in the area. However, this area
also boast one of the nation’s best high schools,
two active church groups providing important
social outreach programs, the city’s closest DART
station to the Trinity River (Corinth Station), the
Eloise Lundy Recreation Center and city park in the
shadow of Dallas’ skyline, and a small commercial
concentration of uses on IH35.
Through city and local non-profit efforts over the
past few years, the area has begun to experience
the promise of the rebuilding of its residential community. Over time, incremental development will
continue to change this area without eliminating its
cultural heritage and access to affordable housing.
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NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.
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Phasing

eads ave

I-3
5

The Urban Structure is presented using three
phases of development of The Bottom at ten years,
fifteen years, and at final build-out (17+ years).
These plans capture a snapshot of the community’s
vision that will certainly evolve over the decades
to come. The detailed conceptual plan is an illustration of only one of the countless potential
development scenarios that embody the fundamental objectives underlying the plan.
1. Preserve and enhance the existing single-family
neighborhood
2. Develop quality market and affordable infill
housing increasing density as development
moves towards I-35

comal st
dodd st

st

h st
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hart st

pecan dr

canyon

albright st

8th st

cleaves st

The important test of any proposed development is how it advances these objectives, and
not whether it is a literal translation of the artistic
rendering of what future development might look
like. The drawings serve as a portrayal of how the
built environment can be re-ordered over the next
few decades, and the phasing plans should be
understood as a graphic illustration of development priorities. Numerous changes, both large and
small, will define the path toward redevelopment
over time.
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e

eads ave
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4. Make 8th Street a great street
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sparks st

hu

n denley dr

rev. c.b.t. smith st

3. Create pedestrian and vehicular connections
linking existing services, amenities, and streets,
especially those that dead end into the levee

01 existing conditions plan
NOTE: This plan represents themes to be
refined in further planning and design.
Land uses, building size and configuration,
street patterns and exact alignments in all
areas are conceptual and to be subjected
to detailed evaluation and confirmation.
Under no circumstance should this plan
be assumed as final directive for specific
sites or areas.

01
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Phase I

Among the most significant changes to the public
realm are the completion of the “Horseshoe Project”,
which replaced the I-35 and I-30 bridges across
the Trinity with two new bridges, including the
signature Margaret McDermmott Bridge, accommodating pedestrian access over both bridges and
bicycle access over the latter across the river.
The Trinity Trails network system has been expanded and residents of The Bottom now easily access
this system from various marked trail head points
along the levee. Miles of trails connect users to the
first phase downtown lakes, Crow Park, and the
Continental pedestrian bridge to the north, and to
Moore Park, the Santa Fe Trestle Trail, and the Great
Trinity Forest to the south.
These recreational amenities, along with improved
access to downtown employment and entertainment centers and convenient public transportation
provides the area with a locational advantage,
enhancing its competitiveness with other in-town
markets.
New development includes some infill single family
residential closest to the neighborhood’s center,
expansion of community and educational services
provided by the area’s churches and Townview,
community retail returning to 8th Street, and enhancements to Eloise Lundy Park.

NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.
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01 hypothetical phase I
10 years

NOTE: This plan represents themes to be
refined in further planning and design.
Land uses, building size and configuration,
street patterns and exact alignments in all
areas are conceptual and to be subjected
to detailed evaluation and confirmation.
Under no circumstance should this plan
be assumed as final directive for specific
sites or areas.

01
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Phase II

New construction of single-family infill housing
continues to be part of the development pattern,
but a new focus on larger scale development of
higher density emerges closer to I-35 and around
the DART station with new townhomes and low to
mid rise multi-family. Maintaining economic diversity through available housing options will be an
important challenge for The Bottom to face.
Ongoing improvements to the public realm include
enhanced sidewalks on a majority of single-family
residential streets, added pedestrian access points
into the Trinity throughout the neighborhood,
new pocket parks, a gateway feature into the The
Bottom from I-35 and Colorado Boulevard, and a
stairway directly connecting the lower portion of
Eads Street to commercial and retail opportunities
among developments on I-35 and 8th Street.
The Trinity River Corridor recreational offerings are
now even more established with trails connecting
south to the Texas Horse Park, and the Audubon,
north to Elm Fork, White Rock Lake, Santa Fe and
Katy Trails.

NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.

01 hypothetical phase II plan
20 years

NOTE: This plan represents themes to be
refined in further planning and design.
Land uses, building size and configuration, street patterns and exact alignments in all areas are conceptual and to
be subjected to detailed evaluation and
confirmation. Under no circumstance
should this plan be assumed as final
directive for specific sites or areas.

01
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Phase III

Over a 17+ year evolution, The Bottom will have
re-established itself as a strong community in Dallas
with a growing and diverse population enjoying a
high quality of life. The neighborhood will thrive
and benefit from retail and community services
available within walking distance as well as other
employment and recreational opportunities a short
and convenient distance away. Many of the structures and amenities envisioned for the Trinity in the
Balanced Vision Plan will have been completed and
access to them from The Bottom will be among the
most convenient in Dallas.
The single family neighborhood has completely
filled out with new and rehabilitated homes fronting safe and tree-lined streets. Townhome lined
mid-rise residential developments and commercial
buildings against I-35 offer views across the Trinity
to downtown, helping to signal arrival into The Bottom. Retail and higher density development along
8th Street and the DART station will have expanded
to meet the expanding needs of the community.
Development will follow market forces with the
urban structure and guidelines providing adherence to the community’s vision of the area. With
improvements and revitalization, specific efforts will
continue to be made to ensure that an affordable
housing base remains accessible.

NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.
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01 hypothetical phase III plan
25+ years & alternate infill plan
NOTE: This plan represents themes to be
refined in further planning and design.
Land uses, building size and configuration, street patterns and exact alignments in all areas are conceptual and to
be subjected to detailed evaluation and
confirmation. Under no circumstance
should this plan be assumed as final
directive for specific sites or areas.

01

04 section
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05 Guidelines
Successful communities leverage their land
uses, open spaces, street network connectivity,
and transportation plans to create a clear sense
of scale, transition, and activity to build strong
human-scaled and memorable places. The Urban
Guidelines ensure the community’s vision for The
Bottom is clear and effective in guiding the development pattern for the site.

NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.

DRAFT 03.30.15

05 section

27

Preface

The Urban Guidelines define suggested parameters
around design decisions that define street character
and how buildings relate to and form public space.
The guidelines seek to strike a balance between
predictability and flexibility that allows and even
facilitates variations in regards to land use, architectural style, and market conditions while remaining
consistent with the overall vision and intent of the
Structure. These guidelines aim to provide a more
sustainable development model than current development practices generally afford. The Bottom is
intended to facilitate the creation of a rich tapestry
of neighborhood identity while encouraging a new
mix of development scenarios.
Presented first are the major components that
shape urban form such as street framework, parks
and open space, land use, and building placement.
This is followed by identifying a finer grain of detail
with regard to the architectural treatment of buildings and requirements for the public realm. The
final section includes a pattern book for detached
and attached single family homes covering a broad
range of the market from the most affordable to
those designed for buyers with greater discretionary incomes. The pattern book identifies typical
architectural styles that draw on the local, historical,
and vernacular architectural qualities and vocabularies of The Bottom to help generate regional
interpretations of traditional architectural styles
suitable for contemporary living.

01 new residential product can
take many forms, densities, and
arrangements while incorporating key architectural characteristics from the existing regional
vernacular still present in the
community

01

04
02 this image depicts mix of
uses with residential in close
proximity to neighborhood retail and commercial space, a key
factor in making a sustainable
and walkable community

04 building placement, consistent use of a planted buffer,
and generous sidewalks help
provide a strong street edge
definition and a safe walking
environment for the pedestrian

03 character example of park
and open space. a necessary
component for a vibrant and
diverse place

05 an example of a new home
incorporating architectural
features found in many of the
homes in The Bottom today

02

03

05
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Who Should Use Guidelines?

The guidelines should be used by individual property owners, builders, developers, architects and
landscape architects in bringing the vision described here to reality. Although it is intended that
the conceptual urban structure plan remain flexible
over time to accommodate changing market forces,
maintaining the integrity of the vision is critically
important to align with the primary objectives of
the plan.
These guidelines can be used the basis for future
zoning and public investment decisions.
The Dallas Housing, Public Works and Transportation, and Parks and Recreation Departments among
others should ensure that their investments and
improvements in the area follow the overall vision
for The Bottom.

01

04

02
01+02 through a range of housing types, age and economic
class are integrated and the
bonds of an authentic neighborhood are formed

04 private buildings with semiprivate spaces that address
and form a clear edge with the
street delineate the the public
streetscape and provide a
backdrop for a safe pedestrian
environment

03 a physically defined park
with a range of amenities can
provide for many types of
informal social and recreational
opportunities for a community

05 access to neighborhood
services can be enhanced
with streetscape design that
includes wide sidewalks, and
street lights
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Best Practices and Principles as Influence

01 ‘hidden density’ a new
potential way of building, where
multiple residences under one
roof are blended into a traditionally single-family neighborhood providing a sustainable
community

These Urban Guidelines are informed by national
and local best practices on sustainable planning
and development.
The Dallas Green Building Ordinance, The U.S. Green
Building Council LEED Certification System, Green
Built North Texas, Integrated Stormwater Management (iSWM) manual, Smart Growth principles
and draft Urban Design Principles for Dallas have
influenced the idea of integrating sustainable practices and traditional urbanism strategies within the
Urban Guidelines.

02 an example of a residential
building with a flexible ground
floor design able to accommodate various uses over time

02

As The Bottom regenerates, is revitalized, and
grows in the coming years and into the future,
the core of its mission should be transforming
the way buildings and communities have been
typically designed, built and operated throughout
Dallas. Sustainable and walkable urbanism strategies should instead be practiced on every front. It
should address more than the simple effort to minimize energy consumption, to emphasize “green”
construction practices, and to institutionalize
recycling. It should encompass infill construction
and the reuse of existing buildings, as well as the
creation of buildings with long life spans and with
built-in flexibility to allow for the potential of different uses in the future. It should also strive for
reduced auto dependence by designing proximity
to schools, work and services, providing a diversity
of uses within a compact development pattern,
and convenient access to public open space and
transportation.
We should all be mindful that tools currently used
locally and nationally represent best practices
today. With new research and technologies evolving, these tools may be updated, expanded-upon,
or new ones may be developed that can better
address sustainability and walkable urbanism issues
of the future.
01
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Street and Public Realm

Much of the street design guidance in Dallas over
the last fifty to sixty (50-60) years has been on
facilitating and expediting vehicle circulation along
arterials transitioning to low use conventional
suburban loops and cul-de-sacs. This focus has
resulted in unsuitable land development patterns,
fewer transportation choices, increased noise, pollution, and a decline in social, civic, and economic
activity on streets. Mobility functions of streets
must instead be balanced with the role of the street
in creating economically vibrant and livable neighborhoods contributing to a physically beautiful
environment and a sustainable ecology.

01

04

02

05

03

06

Streets will accommodate all modes of travel including pedestrians, cyclists, public transportation,
movement of service and goods, and private vehicles in that order. Streets in The Bottom may serve
many functions and their pattern may balance
efficiency and quality with function and aesthetics
making connectivity, walkability, and livability of
foremost importance.
01 providing accessible, convenient, and comfortable facilities
is important in accommodating
the movement of goods and
people of all ages including; motorists, bicyclists, and
pedestrians

04 streets should be designed
contextually to closely respond
to the character, land use, particular needs and scale of places
within The Bottom community

02 an interconnected network
of streets disperses and slows
traffic, reduces the number and
length of automobile trips, and
encourages walking

05 streets should be designed
to create conditions that allow
for a vibrant public realm with
high-quality public spaces
that facilitate social, civic, and
economic interactions

03 the notion of defensible
space, “eyes on the street” and
clear sightlines support an
environment which maximizes
the casual surveillance of public
areas

06 streets should be designed
to a high level of aesthetic standard, maintaining consistency
in character to help establish
a coherent and harmonious
streetscape
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Street Framework

I-3
5

The street and streetscape standards are based on
the following reference street framework plan and
create a high level of pedestrian and vehicular connectivity while providing development flexibility
over time in The Bottom.
Key design features which are necessary to create
the inviting public realm characteristics listed above
include:
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3. Crosswalk demarcation at street intersections
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8. A series of direct pedestrian connections into the
Trinity linked to a trail system lining the edge of
The Bottom

E

I
D

sparks st

7. Pedestrian stairways connecting the northern
part of The Bottom to 8th Street

av
e

eads ave

w service rd

6. Narrow street crossing sections and curb extensions at crosswalks

I
K

n denley dr

tchK
ins

5. Parallel and head-in parking to shield pedestrians
from traffic movement

hart st

4. Wide sidewalks with shade trees

cleaves st

2. Continuity of sidewalks along each street

n moore st

1. A small gridded pattern of interconnected streets

B

NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.

01 street framework plan
NOTE: This plan represents themes to be
refined in further planning and design.
Land uses, building size and configuration,
street patterns and exact alignments in all
areas are conceptual and to be subjected
to detailed evaluation and confirmation.
Under no circumstance should this plan
be assumed as final directive for specific
sites or areas.

01
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Public Realm Objectives

4. Wide sidewalks with shade trees help encourage people to spend time engaging in social
and recreational activities with a high level of
pedestrian safety, comfort, and security. Street
trees are also an important organizing element
of the streetscape environment and can create a
distinct character for specific streets and neighborhoods.

The construction of the levees, which began in
1928, benefitted The Bottom greatly. However,
while it relieved most of the problematic flooding
of the low lying area, it also destroyed a portion
of a connected network of streets from N Denley
west. Years later, the construction of I-35E further
fragmented and isolated The Bottom from neighborhoods west.

5. On-street parking helps buffer pedestrians from
traffic movement and affect vehicle speeds producing a tremendous effect on both the safety
and quality of the pedestrian realm.

With many of the streets in The Bottom having been
neglected for years, the safest and most expedient
way to move is by private vehicle. Where sidewalks
are present, most are in disrepair, overgrown with
vegetation, and poorly lit at night. Safe and comfortable connections for pedestrians and bicyclist
mobility throughout The Bottom, into the Trinity,
to the DART station, and to surrounding neighborhoods can be considered substandard today. As
revitalization efforts and development occur in The
Bottom, streets should also be brought up to a
standard that can be supportive of the community’s
goals.

6. Narrow street crossing sections and curb extensions at crosswalks provide additional pedestrian
space at key locations. They enhance pedestrian
safety by increasing pedestrian visibility, shortening crossing distances, slowing turning vehicles,
and visually narrowing the roadway.
7. Pedestrian stairways connecting the northern
part of The Bottom to 8th Street create convenience and encourage walking.
8. A series of direct pedestrian access points into
the Trinity, linked to a trail system lining the edge
of The Bottom, will connect the community to a
larger network or recreational opportunities in
the Trinity.

Ideally, the streets in The Bottom should be
designed to accommodate all modes of travel
including pedestrians, cyclists, public transportation, movement of services and goods, and private
vehicles in that order. They should fulfill a variety
of functions as safe multi-modal corridors, outdoor
living rooms and green layers for the city.
1. A small-scale grid pattern of interconnected
streets disperse and slow traffic and encourage
alternate forms of transportation leading to a
reduction in the number and length of automobile trips.
2. Continuity of sidewalks that are accessible, convenient , and comfortable along each street to
accommodate and help move goods and people
of all ages in a safe and efficient manner.
3. Crosswalk demarcation at street intersections are
essential for a safe, convenient pedestrian realm.
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01

01 generous and well designed
sidewalks shaded with street
trees and safely illuminated with
street lights encourages walkability by all age groups

02 today’s boundary of The Bottom shown shaded over a 1925
map of Dallas clearly shows a
connected grid of streets before
it was destroyed with the construction of the levee in 1928
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04

05
01 small-scale gridded
system of interconnected
streets disperse traffic and
encourage pedestrian use

02 example showing continuity
of sidewalks along all streets
encourage mobility by residents
of all ages

03 crosswalk demarcation at
street intersections are an essential part of a safe, convenient, pedestrian realm

04 wide sidewalks with shade
trees help support safe and
comfortable environments for
pedestrians

05 parallel and head-in parking
helps shield pedestrians from
traffic movement

06 narrow street crossing sections and curb extensions at
crosswalks enhance pedestrian
safety at key locations
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dallas citydesign studio

8th Street @ Townview
key map

I-3
5

8th Street @Townview
8th Street @Show Hill - Bike Lanes
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Standard Streetscape Components:
Intersections
Marked Crosswalks
Sidewalks
Street Trees
Street Lighting
Street Furniture
Bicycle Facilities
Planting Area
Special Paving
0’
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Area D | Transportation Network
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townview
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front yard

8th Street @Townview - Bike Lanes

01 existing street section for
8th Street at Townview with a
68’ ROW

NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.
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8th Street at Townview with a
68’ ROW
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8th Street @ Show Hill
I-3
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Standard Streetscape Components:
Intersections
Marked Crosswalks
Sidewalks
Street Trees
Street Lighting
Street Furniture
Bicycle Facilities
Planting Area
Special Paving
0’

150’ 300’

600’

1,200’

Area D | Transportation Network

3’

44’

3’

4’

±5’

buffer

4’

sidewalk

±5’

68” ROW

planting
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sidewalk
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01

travel lane

8th Street @Show Hill - Bike Lanes

01 existing street section for
8th Street at Show Hill with a
68’ ROW

NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.
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Eads Avenue
I-3
5

Eads 65’ ROW
key map
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Standard Streetscape Components:
Intersections
Marked Crosswalks
On-Street Parking
Sidewalks
Curb-Extensions
Street Trees
Street Lighting
Street Furniture
Bicycle Facilities
Street Parks
Pedestrian Stairway
Planting Area
Special Paving
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01 existing street section for
Eads Avenue with a 65’ ROW
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02 proposed street section for
Eads Avenue with a 65’ ROW
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NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.
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North Denley Drive
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Standard Streetscape Components:
Intersections
Marked Crosswalks
On-Street Parking
Sidewalks
Street Trees
Street Lighting
Street Furniture
Bicycle Facilities
Planting Area
Special Paving
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Area D | Transportation Network
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02 proposed street section for
North Denley Drive with a 64’
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NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.
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Hutchins/North Denley Drive
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Standard Streetscape Components:
Intersections
Marked Crosswalks
On-Street Parking
Sidewalks
Curb-Extensions
Street Trees
Street Lighting
Street Furniture
Bicycle Facilities
Street Parks
Planting Area
Special Paving
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± 36-60’ ROW (Varies)

02 proposed street section for
Hutchins Avenue with a 36’-60’
ROW
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townview
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townview
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NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.

24’
± 36-60’ ROW (Varies)
parking
travel lane

parking

parking

parking

travel lane

front yard

front yard

05 section

F

dallas citydesign studio

Local Streets (mixed use)
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Standard Streetscape Components:
Intersections
Marked Crosswalks
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Sidewalks
Curb-Extensions
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Bicycle Facilities
Street Parks
Planting Area
Special Paving
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NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.

parking
parking

travel lane
travel lane

DRAFT 03.30.15

39

40

the bottom

urban structure and guidelines

G

dallas citydesign studio

Canyon Street (40’ ROW)
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02 proposed street section for
Canyon Street with a 40’ ROW
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NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.
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NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.
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Local Streets (single family 40’ ROW)
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NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.
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Local Streets (single family 38’ ROW)
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NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.
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NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.
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NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.
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01
01 intersections should be as
compact as practical, minimizing street crossing distances
and limiting exposure to traffic,
to increase pedestrian safety

05 special paving may consist
of treated concrete, asphalt, or
materials used as accents in key
locations. they can give circulation areas a stronger presence
and enhance hierarchy of public
spaces

02 marked crosswalks enable
pedestrians to move safely and
predictably across roadways.
when treated with decorative
paving material, crosswalks can
emphasize pedestrian presence
and primacy

06 on-street parking provides a
valuable buffer for pedestrians
by limiting the negative visual,
noise, safety, and environmental
effects of passing vehicles

03 sidewalks can be activators
of the street. they may extend
from a building to the face of
curb. A well designed sidewalk
is critical to its function as a
public place, the most extensively used civic space in our
communities

02

05

03

06

04

07

07 planting areas may include
sidewalk planting strips, tree
well landscaping, street planters,
and landscaped area between
building and sidewalk.They buffer active pedestrian areas from
the street

04 curb extensions, or bulbouts, extend the sidewalk into
the parking lane. they narrow
the roadway and provide
additional pedestrian space at
corners while enhancing the
overall pedestrian experience
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04

05

06

01 street parks are small, active
public spaces created in the
existing public right-of-way
within medians, curb extensions, at odd-corner conditions,
or in furnishing zone on wide
sidewalks

04 street furniture adds functionality, comfort, visual interest
and vitality to the pedestrian
realm. it may include seating,
bicycle racks, bollards, transit
shelters, and trash receptacles
among others

02 street trees organize and
enhance the character of the
street, neighborhood, and community. they mitigate air and
noise pollution while reducing
the heat island effect and help
slow driving speeds

05 bicycle facilities should follow City of Dallas Bike Plan recommendations for designated
network along 8th Street

03 street lighting helps define
a positive urban character,
supports nightime activities,
and is critical for both traffic and
pedestrian safety and security

06 pedestrian stairways can
provide important pedestrian
connections given the area’s
hilly terrain. In many cases, a
stairway may shorten the travel
distance for a pedestrian since
it is possible to traverse a steep
slope via stairway that would be
impossible on the roadway.
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01

02

05

03

06

04

07

01 levee bottom trail should
accommodate pedestrians and
bicyclist comfortably connecting each of the north-south
streets in The Bottom to the
larger network of planned trails
within the Trinity

02 trailheads located where
the Trinity Trails can be accessed should contain maps,
sign posts, provide historic
information, and nature and trail
interpretive signs

03 the levee bottom trail should
allow for limited access by
emergency and maintenance
vehicles only through the use
of retractable bollards and full
use to pedestrians and bicycles
at all times
04 the shared access levee
bottom trail allows for limited
access slow-speed vehicles use
and full use to pedestrians and
bicycles at all times
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05 direct access to the levee
top trail should be provided
where neighborhood northsouth streets meet the levee.
minimally invasive and easy to
build stair structures should be
considered

06 lighting of the levee bottom trail is critical to maintain
safe use of the trail and could
take the form of pole mounted
pedestrian lights or pedestrian
scaled light bollards as an
example

07 bioswales can help store,
treat, and convey stormwater
along the edge of the levee
through natural means including vegetation
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Parks and Open Space

Publicly accessible parks and open space organize
and reinforce community structure and can create
a strong identity for The Bottom. These spaces
can provide a wide variety of passive and active
recreational experiences ranging in size and type.
Together, they create an integrated system enhancing livability, natural appearance, and ecological
values, while providing gathering places for the
community and visitors. The type and character
of park and open space shall be influenced by its
surrounding uses (e.g. retail, office, high, medium,
or low density residential) and prospective user
groups (e.g. workers, shoppers, children, visitors,
residents). One general concern for providing parks
and open space is the provision for their care and
maintenance. Alternate maintenance partnership
opportunities should be explored to bolster the
city’s efforts.

The Bottom
02

This study area provides an opportunity to look
toward different models for the development,
operation and upkeep of our open space assets.
Options to consider include: exploring the use of
food and equipment rental vendors in parks, new
partnerships with non-profits, and creating public development authorities or conservancies for
specific parks.
03

01

04
01 successful neighborhood
parks can accommodate a variety of active and passive uses
for all age groups

03 small open spaces and
parks sprinkled throughout a
neighborhood can enhance the
quality of life for residents and
day-time users

02 the trinity corridor project
will become a major regional
park and destination with
adjacency to existing Dallas
neighborhoods such as The
Bottom

04 an open space enhancement
that responds to the existing
topography can introduce new
forms of recreational, social, and
entertainment opportunities
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Phasing

A number of public spaces, critical to achieving key
objectives of the framework, are described below.

Colorado
Overlook
Park

Eloise Lundy Park
Existing city park is used by residents and groups
outside of the immediate neighborhood and shows
signs of overuse and poor maintenance but has the
opportunity for enhancements to attract different
users. The 2 acre park currently provides a well
used baseball field, tennis court, basketball court,
and small children’s playground. Enhancements
to the existing park could include the addition
of a ceremonial outdoor gathering and performing area for the community, picnic areas, lighting,
playground and an important trailhead into the
Trinity River Corridor accessing the large network of
existing and proposed trails.

Eloise Lundy
Park

Eads Street
Steps

community
open space/
park/node

Hutchins Slope Linear Park
This open area is currently not used by Townview
and could easily be enhanced with landscaping, site
work, and furniture to provide a passive recreation
opportunities for the community.

Hutchins
Slope
Park

8th Street Plaza
A new gateway to Townview which connects it to
the community and introduces a series of small
structures able to house services provided by a
public/private partnership with the school.

Denley
Drive

community
open space/
park/node

8th Street Plaza

Eads Street Steps
A grand pedestrian stairway accommodating landscaping, lighting and various overlooks with seating
to take advantage of the views of downtown.

Hord’s Ridge
Plaza

Hord’s Ridge Plaza and Stairway
This square will connect a new commercial center to the community to take advantage of its
prominent location on the ridge to afford views to
downtown and the Trinity River bridges. it should
be designed to accommodate a variety of gatherings, activities and events.

Canyon Street
Steps

03 area-specific public space
NOTE: This plan represents themes to be
refined in further planning and design.
Land uses, building size and configuration,
street patterns and exact alignments in all
areas are conceptual and to be subjected
to detailed evaluation and confirmation.
Under no circumstance should this plan
be assumed as final directive for specific
sites or areas.

03
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Canyon Street Steps
Stairway connecting The Bottom to the Corinth
Street Bridge providing the community another
iconic entry point and gateway into the community.
Colorado Overlook Park
A small park at the foot of the new I-35 bridge
would provide residents and visitors an overlook
to views of the new bridge and downtown skyline
beyond. This spot should also accommodate a
prominent trailhead into the Trinity River Corridor,
a connection to the new pedestrian component of
the I-35 bridge, and to the network of existing and
proposed trails along and inside the levee.

01

03

02

04

Community Open Space/Park/Node
Small vacant lots re-purposed to provide community gardening, park and open space opportunities
on a temporary or permanent basis.
Show Hill Terrace
A multi-purpose, multi-level park offering a variety
of recreational and community gathering opportunities. With views to downtown, this park will also
add an important gateway feature for the Bottom.
Denley Drive
Re imagined with tree-lined wide sidewalks leading
from 10th Street Historic District to 8th Street corridor and down to the Bottom and into the Trinity.
Levee Top
The Corps of Engineers cannot entertain most
opportunities to visually improve the actual levee
but keeping the levees from damage caused by
A.T.V.s and other vehicles can be addressed through
creative design interventions that can also serve to
beautify the neighborhood.
01 an appropriate example of
possible improvements which
would help make Eloise Lundy
Park a more attractive park to
more families
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02 improvements for the edge
of Townview along Hutchins
Avenue could include landscaping, a pedestrian promenade,
pedestrian lighting, and seating
to provide passive recreation
opportunities

04 open space in the form
of community garden plots
available to nearby residents for
small scale cultivation should
fit-in with the character of the
surrounding neighborhood

03 to help improve the connectivity of the neighborhood
and provide additional public
space for the community the
upper and lower portions of
Eads Street could be connected
with a public stairway

05 a public square or park at
Hord’s Ridge could provide flexible space for recreational and
commercial opportunities while
taking advantage of the views
towards downtown
05
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Architectural Guidelines

The architectural guidelines are intended to provide
guidance for the physical makeup and shape of the
construction inside property lines which affect the
public realm and livability in The Bottom.

Mixed-Use

Neighborhood Residential
8th Street

01 architectural guideline
districts

01

NOTE: This plan represents themes to be
refined in further planning and design.
Land uses, building size and configuration,
street patterns and exact alignments in all
areas are conceptual and to be subjected
to detailed evaluation and confirmation.
Under no circumstance should this plan
be assumed as final directive for specific
sites or areas.
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Neighborhood Residential

Guideline priorities for The Bottom’s neighborhood
residential area are presented in the following
pattern book with practical tools for builders,
homeowners, and architects wishing to build, repair, expand, or restore single family homes.
To conserve and restore the sense of place specific
to this locality, the pattern book provides a DNA
code helpful in rebuilding and strengthening the
neighborhood’s character. Positive elements and
patterns characterizing the neighborhood residential area should be protected and reinforced
through appropriate use of scale, mass, building
pattern, and details.

01

While the architecture of The Bottom may vary from
one home to the next, a common regional vernacular language, or authenticity, exists resulting in the
unique character and quality of a once flourishing
neighborhood. As we walk down the residential
streets of The Bottom today, it is the graceful porches, the steps leading up to the porches, roof shapes,
and the tight grouping of similar sized homes that
provided a sense of place and helped strengthen
community.
Currently, The Bottom contains over two-hundred
(200) vacant lots and a number of homes require
major renovation or a complete re-construction will
be necessary in the near future to remain livable,
weather tight structures.

02
02 architectural patterns found
historically in The Bottom
should be incorporated into
redevelopment or new development in the community

Pattern Book Overview

The pattern book is organized into three sections:
Neighborhood Patterns, Architectural Patterns, and
Landscape Patterns. Each section is designed to
provide key information to help make design and
site planning decisions about a renovation, addition, or new house construction in The Bottom.
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01 recognizing, identifying, and
following key neighborhood
patterns will aid in strengthening the neighborhood as redevelopment and growth occur

03 appropriate landscaping for
new and redeveloped property
should take cues from existing
landscape patterns

03

05 section

How to Use the Pattern Book

The following is a step-by-step procedure describing how to use the Pattern Book for those
interested in renovating, adding-on-to an existing
home, or building a new single-family home.
Existing Homes
Step 1: Identify the Architectural Style of Your
House
Identify the architectural style most closely resembling your house. The overview in the beginning
of the Architectural Patterns section identifies the
predominant architectural styles historically found
in The Bottom. If your house does not have an identifiable style or is a mix of two styles, select one for
it that would work best with its massing and height.

01 example of an older single
family home which has been
renovated to fit in with the
architectural style of its neighborhood

02 key elements of a single family home in The Bottom include
a pitched roof, a raised front
porch, a garages, if present, that
are hidden set back from the
street
02

Step 2: Additions and Renovations
For information on appropriate means of modifying your house, refer to the Architectural Patterns
section. This section will provide preferred design
solutions when considering additions to a home or
building a garage. Strategies for changing or making improvements to exterior components such as
windows, doors, roofs, and porches are found here
also. This section will help the home owner achieve
an authentic architectural style that fits in with the
neighborhood by directing one to appropriate
architectural elements.
New Homes
Building a New House
This section outlines the process of composing a
house and introduces the individual components
such as window, door, and porch styles appropriate for a home in The Bottom. For placing a house
on a lot, refer to the typical house lot drawing. The
diagram describes the typical “zones” of a house
lot, such as front yard, front façade, side yard, and
private zone. The Garage and Other Ancillary Structures section illustrates how to locate a garage and
ancillary structures on a lot.
01

DRAFT 03.30.15

55

56

the bottom

urban structure and guidelines

Neighborhood Patterns

The character of The Bottom neighborhood was established when streetcars still crossed the city and
the automobile was not as prevalent. Streets were
lined with closely spaced homes, often with raised
front porches. Single family homes in The Bottom
have been built at various setbacks, but they’ve
been generally sited close to the street with parking
relegated to the street, back, or side of the property.
Lot Patterns
Lot Sizes
Most regular shaped lots are 25-35 feet wide and
90-120 feet deep.
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Garages and Ancillary Structures
Older homes with garage additions are typically
located in the rear or along the side, helping to
preserve a pedestrian friendly streetscape. Newer
homes in the area have regularly placed garages
flush or in front of the home, removing space that

ding

buil
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Side Yard Setback
Side yard setbacks are tight and are typically 5 feet.
However, a few older homes are observed to be
placed closer to their side property lines. Driveways
may require an additional 8 to 10 feet on one side
of the house.

s

pla

Front Yard Setback
Houses are set back at a relatively uniform distance
from the street, generally 10-20 feet from the front
property line. Minor fluctuations in the building
setback provide visual relief. This setback is called
the Front Façade Zone. In The Bottom, however,
some of the older homes are located closer to the
front property line. Houses on corner lots usually
conform to the front yard setbacks of the adjacent
houses on both streets.

ard s
ide y

pu

Setbacks
In The Bottom, the single family lots are zoned
R-5(A), which calls for front setbacks of 20’ with 5’
rear and side yard setbacks.

rea
r

ck
etba

01 analysis diagram of a typical
house lot and setback zones in
The Bottom with typical placement of homes and garage on
individual lots

was traditionally relegated to building elements
that helped build a close-knit community, such as
01
front yards, raised porches, front doors facing the
street, walkways, and windows which meant more
“eyes on the street,” fostering social contact with
neighbors and helping to deter crime and improve
public safety.
Careful consideration should be given to the placement and treatment of garages. Garages should
not dominate a home’s front elevation. Ideally,
garages would be placed to the rear of a home. An
alternative, would be to place garages a minimum
distance (eight feet 8’) behind the front-most portion of a home’s elevation and to architecturally
treat them to de-emphasize their impact. If a front
porch is provided, the minimum garage setback
may be reduced. Tandem parking is permitted and
encouraged.

02

02 typical example of singlefamily home placement on lots
within The Bottom community

05 section

Streetscape Character
Streets
Single family streets in The Bottom have a narrow
cross section, usually 27 to 36 feet in width, with
parallel parking available on both sides, necessitating a ‘yield street’ condition. The ‘yield street’
condition allows for a 13 to 22 drive aisle for twoway traffic between parked vehicles, more than
adequate in this low-traffic volume neighborhood.

Homes in The Bottom do not generally employ the
use of fences, but where they do, generally they are
low chain link fences with newer homes employing
taller wood fences to delineate back yards.
Retaining Walls and Steps
Topography, especially along Canyon Street, requires the employment of concrete retaining walls
and steps along the front property line. Slightly
raised properties occasionally use two to three
concrete steps and a low wall as an entry feature to
the property.

Most residential streets abruptly end at the Trinity Levee. Efforts should be made to create new
pedestrian connections at the foot of the levee by
means of a larger trail system connecting northsouth trailheads into the Trinity River corridor to
be a more efficient corridor and public space that
provides a strong sense of place and contributes
to the social life of the community. Limited-access
vehicular connections should be considered where
R.O.W. permits connecting adjacent streets. See
street framework plan and proposed street sections.

03
02 most small residential
streets in The Bottom terminate
abruptly at the Trinity River
levee

Planting Strip
Most streets in The Bottom do not have a formal
planting strip. Planting strips, where present, serve
to buffer traffic and provide space for regularly
spaced street trees and other planting opportunities
Sidewalks
Less than 20% of residential streets have sidewalks.
If present, they are in various states of disrepair and
do not follow a regular placement pattern or are of
the same width.

02+03 occupied lots represent
the minority in The Bottom.
more than 2/3 of the present
day lots are vacant

01

Lighting
Lighting primarily consists of cobra head extensions
mounted high on wood electrical poles and placed
far apart at irregular intervals.
Landscape Character
Fencing
Fences and walls provide delineation between
public and private spaces and between yards.

57
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01 most streets in the bottom
do not have sidewalks or
planting strips. this example
on n. denley drive illustrates
two different conditions on the
same street
01

04
02 a residential sidewalk, in this
case, found in average condition. most of the streets in The
Bottom don’t have sidewalks
and when they are present, they
are rarely continuous

03 topography in The Bottom
is varied, sometimes requiring
retaining wall construction as
this typical example on canyon
street illustrates
02

05
04 lighting throughout The
Bottom is spaced inconsistently,
composed of cobraheads on
telephone poles, and rarely
provide sufficient illumination

05 a typical residential street in
The Bottom where sidewalks
are not present making walking a less convenient and safe
alternative
03
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Architectural Patterns

This section builds on the previous Neighborhood
Patterns section. Whereas distinct neighborhoods
can be perceived subconsciously and help to make
cities different from one another, architectural patterns have definite tactile qualities.
Six simplified architectural styles contribute to the
authentic character of The Bottom:
1. The Gable-Front
2. The Single and Double Shotgun
3. The Craftsman inspired
4. The Hall and Parlor

01a

01d

01b

01e

01c

01f

5. Massed Plan (single gable)
6. Pyramidal

These styles and variations, are found in parts of the
city were ‘folk style’ homes, built from the 1930’s to
the 1950’s, housed African-American, immigrant,
and citizens of modest means. Additions,
renovations and new construction should
incorporate basic and authentic elements found in
these styles to link the past to the future and create
a more authentic community.

01 the various styles of homes
found in The Bottom include:
a) the gable front, b) the single
and double shotgun, c) craftsman inspired, d) hall and parlor,
e) massed plan, f ) pyramidal
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Variations and Diversity
To promote diversity and interest within the neighborhood, each block face should pay attention to the
distribution of floor plans and architectural elements.

a

Essential elements found in The Bottom include
simple volumes, pitched or sloped roofs, front
porches, and simplified detailing that should make up
the major elements comprising a new or remodeled
home in the neighborhood.

1. Garages are included in lot coverage calculations;
2. Surface parking is not.
Porches
Throughout the neighborhood, it’s been observed
that raised porches provide the most common link
and represent the strongest characteristic of each
of the architectural styles found in The Bottom and
form a link back to an important form of American
vernacular.
Porches can promote interaction and socialization
opportunities for residents. Porches can help build
community and sustain it by facilitating interaction
among neighbors and provide the added benefit
of also making a safer neighborhood. Porches are a
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street (block face)

Building a Home in the Bottom

Lot Size and Coverage
Existing lot sizes in The Bottom are small. Recent
efforts to introduce new single family residential
have brought re-plat requests to create larger lots.
To ensure the existing single-family neighborhood is
preserved and enhanced, it is important that lot size
and lotting patterns respect the existing rythm of the
neighborhood. In addition, maximum lot coverage of
45%, in line with existing zoning requirements, should
be required to help discourage out of scale homes
that can destroy the character of the neighborhood.
It is recommended that any future re-zoning consider
increased coverage when all other architectural
guidelines are met. Covered front porches should not
count against lot coverage calculation. We encourage
the use of small lots and maximum lot widths of
50’ but recommend that lot widths of 60’ and/or a
maximum lot size of 7,500 sq ft also be considered.
Special consideration should be given to maximum
lot size when lot depth is greater than 100’.

b

a

b

c

d

e

a

b

c

d

e

f

a

street (block face)
01

02

coverage by garage and
home should total 45% or
less of lot size

04a

03
01 example of a single family
neighborhood where front
porches are prominent
features and a variety of styles
are employed creating an interesting and authentic feeling
neighborhood

03 the historical neighborhood
pattern of The Bottom was not
dominated by large homes
overtaking the majority of a lot.
the maximum recommended
lot coverage should be 45%

02 to ensure that each block
and the neighborhood avoids
a “cookie cutter” feel, attention
should be paid to the distribution of floor plans and architectural elements. homes on
corner lots shall have garage
accessed from the side street

04a&b street-facing porches
not only provide a covered
transition from inside to
outside but also help build
community and should be
used in The Bottom to link new
homes to older homes in the
neighborhood

04b

a

f

c

d

b

c
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place where you can encounter the world. Covered
front and/or side porches with a minimum area of 80
square feet and a minimum depth of 6 feet (6’) are
strongly encouraged. The porch should be clearly
delineated from the front yard with at least a 12-inch
grade change. The use of columns and open railings
is strongly encouraged. Alternatively, an uncovered
front porch or patio with a minimum depth of six feet
(6’) is desired. It is recommended that future zoning allow front porches to encroach into front yard
setbacks.
Roof Forms
Homes should have sloping roofs, employing gables
and hipped forms only. Mansard roofs, which do not
represent a Texas regional style, should be discouraged.

02

Exterior Doors
Doors with traditional stile and rail proportions, panel
profiles, and incorporating glazed panels, sidelights,
or transoms are encouraged.
Windows
Windows should be typically vertical in proportion,
have operable capabilities and may include various
muntin patterns.
Trim
Windows and doors typically have trim when siding is
used with appropriate material being wood or composite materials. Cast stone, brick, or wood lintels are
encouraged for masonry window and door openings.

01

03

04
01 an appropriate example
for a roof. this one employs a
double gable front with enough
of a roof pitch to fit-in with the
neighborhood

03 & 04 an example of appropriate window proportions
and operation along with use
of trim to add interest

02 this represents an example of
a hipped roof with a false gable
front, another appropriate roof
type for use in The Bottom

05 although covered front
porches are preferred, an
uncovered front porch or patio
with a minimum depth of six
feet (6’) is acceptable
05
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Corner Lots
Corner lots in the single-family residential area of
The Bottom present a special opportunity to continue the attention to architectural treatment on
the side-street side which is typically only placed to
the front of the house.
A corner lot also allows the removal of a garage and
access to it from the front. Corner lots could have
their garages accessed from a side street to allow
for design of the front elevation which is unencumbered by the need to provide access to or storage of
a vehicle.
02

01 example of a home on a
corner lot that employs the
use of a raised and covered
front porch, columns and railings and angled roofs. Garage
access and placement shall
be provide on the side of the
home
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02 this corner lot house has
an attached garage facing the
side street which allows for a
front elevation unencumbered
by the requirements of storing
a vehicle
01
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Landscape Patterns

Landscape elements constituting the front yard
can include steps, walls, patios, fencing, walkways,
driveways, and planting. The overall character of
the street can be strongly influenced by the presence, quality and maintenance of these elements.
The Bottom neighborhood’s historic building pattern, although resulting in a typically shallow front
yard, can still provide adequate space for landscaping. Among the landscape elements which can
be observed throughout the neighborhood are:
canopy and ornamental trees, groundcover, steps,
low-walls, fences, and pervious and non-pervious
material such as driveways, walkways, and patios.

01

03b

02

04

Foundation Planting
Houses in The Bottom are typically raised and have
porches and stairs providing a transition area from
the street. Raising the first floor level above that of
the sidewalk and yard allows the residents to enjoy
a level of privacy. “Grounding” the house to the
front yard can be accomplished with foundation
plantings such as lawns, low groundcover, bushes,
and perennials.
Walls and Steps
Found throughout parts of The Bottom is the low
wall defining the front yard. Heights vary depending on topography, but these walls are typically
constructed out of concrete.
Walkways and Driveways
Concrete is the most common walkway and
driveway material found in The Bottom, although
concrete edged in brick, brick, or paver material is
also found in with the neighborhood.
A maximum driveway width of 16’ at the curb
that then transitions to the necessary width of the
garage should be encouraged. To help minimize
interruptions in the sidewalk and promote a more
inviting walking environment, driveway widths are
encouraged to be minimized.

03a

01 example of a typical front
yard in The Bottom today with
minimal landscape improvements, concrete steps and a
retaining wall

03a&b example of a low concrete wall and concrete steps
up to a porch and a home’s
front door

02 an example of successful
foundation planting starting with a lawn, an array of
evergreens, deciduous and
flowering shrubs to add texture
and color grounding the house
to the yard

04 this example illustrates
concrete walkways leading up
to a home’s entry along with
concrete driveways
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Fencing
Fences are often employed to define the spaces
between public and private areas, between two
or more properties as well as traversing between
changes in elevation.
Choosing a family with similar architectural character, ornamentation and materials unites the
neighborhood as a whole enhancing the aesthetics
and property values of the community.
It is recommended that air conditioning units and
and any trash enclosures be screened from public
view with landscaping, walls, fences, or a combination of the above that also fits in with the home and
the neighborhood. If front yard fencing is provided,
wood or iron fencing of a design in keeping with
the home is the preferred option. All front yard
fencing shall meet city of Dallas front yard fencing
codes.

01a

03

01b

04

02

05

See Appendix D for additional fencing details.
01a&b examples of fencing
providing definition between
public and private spaces.
fences can also become an integral component of a home’s
landscaping

OSED COTTAGE STANDARDS

prototypical screening
ical Lot02
Width
condition
key plan
ical Lot Depth

04 standard screening

30’
VARIES

materials: concrete block,brick,
cast stone column
sizing : column - 3’x3’x5’
cap :
5’ cast stone

ical Building Pad Width: 20’
70’ : metal fence panel
ical Building Pad Depth: materials
03 enhanced screening

O.W. Width:
materials: concrete block,brick,
cast stone column
ate Drive Width:
sizing : column - 3’x3’x7’
nt YardcapSetback:
:
6” cast stone
e Yard materials
Setback:
: wood fence panel
r Yard Setback:
DRAFT 03.30.15

05 amenity screening

40’/50’
15’
5’
5’
materials : wood metal screen
10’

materials: concrete block,brick,
cast stone column
sizing : column - 2.5’x2.5’x7’
cap :
5” cast stone
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Trees
The Bottom neighborhood is covered with wonderful large mature trees. In most cases, these trees
have survived despite little maintenance throughout the years and are found in various states of
condition.
Effort should be placed on preserving viable specimen trees and adding to existing tree coverage
with additional shade and decorative trees.
Smaller decorative and fruit trees can be found in
the neighborhood and serve to add color or interest
to the front of a home.

01
01 healthy, mature trees can
add value to a property, help
cool a home, provide visual
and noise screens, prevent soil
erosion and flooding, serve
as shelter for wildlife and enhance the look of a home

02 smaller decorative and fruit
trees add color, interest, and
shade to the front of a home

02
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01 In this example, front
porches, small set-backs, and
consistency of scale all help to
create a wallkable and livable
environment

02 attention should be given
to the design of buildings, as
they shape and contribute to
the quality and success of our
public spaces

02

01

01
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Mixed-Use

As the western portion of The Bottom begins to
revitalize and redevelop meeting the community’s
long term vision, any potential conflict between
new uses and denser development and the established neighborhood residential area must be
addressed.
Buffering The Bottom’s single-family neighborhood
edges should be addressed through use, height,
setback, scale, massing and detailing of adjacent
buildings. Vehicular access and parking requirements for new development(s) should minimize
impact on neighborhood traffic and avoid disturbing the character of the neighborhood.
To help protect and enhance this single-family
neighborhood, adjacent uses should be limited to
single family, duplex, and/or townhome redevelopment as buffers to the existing community.
As development moves closer to I-35, variety in
uses and increased density and height is desired.
Its strategic location close to transportation, downtown, and the Trinity River Corridor make this high
visibility site well suited for mixed-use and higher
density residential development. Retail, commercial, multi-family residential, and office with underground or structured parking are all fitting uses for
this area.

and should be explored to determine how objectives such as preserving views and sunlight can best
be met.
To provide visual order, a strong definition of the
streetwall should be provided through build-to
requirements as described in this section. Massing
should relate to adjacent buildings through proper
scale, setback, and design. Tower elements extending above a defined podium should:
1. Be separated from other existing tower elements
to provide privacy, and access to natural light
and air.
2. Be sculpted to accommodate views and minimize shadows on public spaces and streets
3. Be a strong presence at ground level. This can be
achieved by having portions of the tower carried
continuously through to grade.
4. Be well-articulated in both plan and profile to
help break up its mass. The use of terraced or
stepped floors at upper levels is encouraged to
diminish overall scale and minimize shadows
and blockage of views.

02
02 example of a development
with mid-rise towers stepping
back and perimeter units
providing a strong definition
of the street wall

Massing and Street Wall

Building massing may consist of low-rise, mid-rise,
tower elements, or combinations of these, depending on use and needs. The preservation of natural
light, sunlight, and ventilation are important aspects of livability. Preserving this and public views
to downtown, into the Trinity River Corridor, and
important street end views should be facilitated by
requiring towers to be set-back from the street wall,
employing the use of tower separation rules, and
requiring towers built adjacent to the levee to step
back from the levee as they increase in height. Various massing options are possible on any given site

01

01 higher density mixed-use
development is encouraged
closer to I-35, and should take
advantage of views, adjacency
to downtown and the Trinity,
while minimizing impact on
traffic and views

03 example of an appropriately
scaled building that enhances
the public realm and accomplishes the difficult scale transition between higher-rise tower
forms and low-rise elements
03

DRAFT 03.30.15

67

68

the bottom

urban structure and guidelines
01 townhomes as an adjacent
building type to the singlefamily neighborhood are
appropriate in helping buffer it
from higher density development closer to I-35

02 a three-story residential
podium gives way to a midrise tower while incorporating
a series of building massing
changes that add interest to
the street
01

02
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Facade Variations and Materials

Building Access

A building’s lower three floors of frontage are the
primary contributor to a pedestrian’s understanding
and enjoyment of the public realm and thus greater
care, expense and workmanship should be given to
its design.

Residential and commercial building entries should
be separately identifiable from the street.
When a residential use is located on the ground
level, individual unit entries and windows should
engage the street providing “eyes on the street.” A
low, raised porch or front garden is encouraged to
define usable space in the setback behind the property line. Pedestrian-scaled canopies projecting
over residential lobby entryways are encouraged.

Low-rise portions of buildings should be clearly
differentiated from mid-rise or tower elements with
a prominent step back and/or cornice. Steppingback the facade to break up mass at upper levels
of buildings should be significant enough to “read”
visually. For example, when it is desired to break a
tower mass down, a single, large two (2) story step
may work better than two small single story ones.

Major building entries should be designed and
located to provide the primary building access oriented to the public street and sidewalk. Doorways
should be prominent and obvious in appearance.
Major entry features should primarily address the
street, with entry courts, display windows, signage,
lights, walkways, and vestibules, as appropriate.

A building’s lower level should be carefully designed to relate to the scale and enhance the “close
up” view of the pedestrian. The use of high quality
materials, more intensive detailing, window arrangements, etc., which contribute to a heightened
pedestrian interest are encouraged. Ground-level
commercial uses whether retail, service, restaurant,
or office should use clear glass windows, individualized shop fronts, lighting, and weather protection
to achieve pedestrian scale and interest. Mirrored
surfaces, views into parking areas, blank walls, etc.
shall be avoided.

01 a building’s composition and care to detailing
on the ground- level can
greatly enhance a pedestrian’s
experience and encourage
walkability

Exterior building materials should be of good quality and regionally available. Care should be taken to
avoid nostalgic reproductions, but use of traditional
and natural materials may be used in a contemporary and meaningful manner. The following should
be discouraged for use as cladding materials:
1.
2.
3.
4.

02a+b residential and commercial access is clearly identifiable
in these two examples. windows, stoops, usable patios, and
entries at ground-level units
and retail storefront windows
help animate the sidewalk

01

02a

Vinyl and plastic siding
Wood roof shingles
Reflective glass
Architectural foam detailing (for the first two
building stories)

02b
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Awnings, Canopies, Arcades and Overhangs

Ground-Level Treatment

1. Materials should complement the building’s design and permanent material is preferred to vinyl
or fabric.
2. Awnings should not be internally illuminated.
3. Placement of street trees and lighting should be
respected.
4. All large canopies and arcades that require
structural support should be located to minimize
impacts on pedestrian traffic.
5. A minimum clearance of ten (10) feet above the
sidewalk must be maintained.

1. Ground floor treatment, except for residential
units with individual entries, should be designed
with wall openings generally comprising a minimum of 50% of a building’s street level facade
(Additional guidelines may be found in the
Development Guidelines Matrix).
2. Residential units with individual entries should
include windows on the ground floor that look
out onto the street.
3. A residential unit’s individual entry and any
private outdoor space for the unit should be
several steps above a sidewalk’s elevation (30”
preferred).

Awnings, canopies, arcades and overhangs are
encouraged at the ground level of shopfronts, commercial, civic, and multi-residential developments
to enhance articulation of the building volumes and
provide weather protection.

Windows

Ground floor spaces should be designed to contribute to the built environment and public realm by
accommodating habitable space, avoiding blank
walls, and hiding parking.

01

Windows should be located in all building facades
visible from a public street. Retail and civic uses
should have active, transparent, and interesting
storefront windows. Limitations on transparency,
such as dark or reflective glass, or interior coverings,
should be avoided.

Roofs

Roof design should consider its contribution to the
skyline and views from taller adjacent properties.
1. Towers should consider incorporating sculpted
roof caps, terracing, or other articulation of upper floors.
2. Low and mid-rise building roofs should consider
providing green roof design, landscaped courtyards as amenities providing pleasant views from
taller neighboring properties.
3. Mechanical rooms and equipment should be integrated into the design of the architectural roof
treatment or screened with compatible materials
and finishes.
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02
02 buildings should be
well-articulated with
changes in roof heights and
vertical planes to reduce
the appearance of bulk and
create interesting building
silhouettes

01 green roofs provide private
outdoor space for tenants while
contributing to views from taller
buildings

03 buildings should maintain a
strong relationship to the street
with primary building entrances
oriented towards the street

03

06 section

Parking and Access

Because The Bottom will encourage a highly walkable, mixed-use, and compact environment which
provides housing and travel choices, developments
can be served with less parking. Shared parking is
encouraged throughout with the exception of single family residential parking. A special exception
to allow modification of the weekday or weekend
employee/customer/parishioner or resident/visitor
parking ratios should be considered along with any
other ULI shared parking model assumptions.

wherever possible.
4. Parking and loading access should be located a
minimum of twenty-five feet (25’) from a primary
building entrance or public outdoor gathering
area.
5. Parking podiums, where the entire first floor
is devoted to parking should be limited to a
maximum of 4 feet above grade and should be
screened with stoops, stairs, ornamental screens
and landscaping.

Off-street parking facilities should have limited
visibility from streets and should not detract from
the pedestrian nature of the area. Parking should
generally be structured or encapsulated within
buildings to reduce the visual impact. Where not
feasible, surface parking should be located primarily behind buildings.

01

Surface parking areas should be well landscaped
with trees located in a regular configuration at a
recommended ratio of one tree per three parking
stalls for the perimeter of the parking lot, and one
tree per six spaces for the interior of the parking lot.
The use of permeable paving or alternative materials to reduce surface runoff is strongly encouraged
as parking area surface material.

02

Vehicular Entries and Curb Cuts

02 this vehicular entry into a
residential garage is located on
a side street and incorporated
in to the design of the building
to help limit the effects on the
street

The number and width of curb cuts and vehicular
entries should be limited to promote street wall
continuity and reduce pedestrian conflicts.
1. Vehicular entries should be from the sides or
rear of buidlings and not from the primary street
frontage to camouflage parking from the street,
reduce pedestrian and vehicle conflicts, and
present a more attractive primary streetfront.
2. Curb cuts and parking/loading entries into buildings should be limited to the minimum number
required and the minimum width permitted.
3. Parking and loading access should be shared

01 this image illustrates an
encapsulated parking garage
within a residential development which helps to not detract
from the pedestrian experience

03 surface parking areas should
be well landscaped to reduce
visual impact, assist with storm
water runoff, and to provide
shade during the hot summer
months
03
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Site Control

Appropriate illumination is encouraged on exterior
building walls which face public streets, walkways, and parking fields. Floodlighting of building
facades should not be allowed; rather, highlighting of special portions of a building for functional,
aesthetic, or security purposes is expected. Indirect
wall lighting, “wall washing”, overhead down lighting, or interior illumination which spills outside is
encouraged. Uplighting of plants to cast shadows
on wall surfaces or to highlight special landscaping
is encouraged as well, provided light sources are
concealed.

Service areas are not intended to be visible from the
street or adjacent properties. Service areas are encouraged to be placed within the building envelope
they serve. If this is not possible, they may be located at the rear or sides of buildings provided they
adhere to the following screening requirements.
1. Design of all service area screening should be
complementary to the design of the building it
serves in terms of material, color, and massing.
2. Screening should be equal to or greater than the
height of the equipment.
3. All screening material should be a minimum
of six feet (6’) in height for all refuse/dumpster
enclosure areas and a minimum of eight feet (8’)
in height for all service loading areas.
4. In general, screening should be simple in design.

01 example of service area
screening whose design blends
in with the architecture of the
building producing an uninterrupted pedestrian experience

03 exterior lighting can make a
significant contribution to the
feeling of security and helps
promote a lively neighborhood

02 example of preferred
pedestrian and street lighting alternatives. the option
of adding banner arms at
the appropriate locations is
encouraged

04 how buildings meet the
street, the front property
line, and a continuous street
wall can determine how safe,
welcome, and interested pedestrians feel on a street

01

Exterior Lighting

Exterior lighting helps discourage “dead spaces”
within an urban environment. Because the street
network in The Bottom is intended to be pedestrian-oriented, illumination of streets, parks, parking
areas, and, buildings is necessary to promote the
safety of all users.
Exterior lighting should be designed to provide uniform illumination with low glare, using equipment
which does not detract from a building’s design.
Fixtures should be coordinated, cut-off luminaries
selected from a single “family” of design. All light
fixtures should be selected for compatibility with
the architecture and with the overall public space
lighting design. The minimum intensity needed
for the intended purpose should be used. Lighting
installations should be equipped with controls for
photocell on and off timers and should specify the
off time proposed. This requirement should not preclude a provision for reduced light levels or reduced
number of fixtures for after-hours security. The use
of lighted bollards along pedestrian routes and at
building entrances is encouraged.
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8th Street

Once a vibrant and vital part of The Bottom and
10th Street communities, 8th Street offered neighborhood services, retail, residential, among other
uses, greatly contributing as an important social
and economic hub for the community.
Although a magnet high school for Dallas, Yvonne
Ewell Townview was established on 8th Street
in 1995, the local elementary school and a community gathering place for over 80 years , N.W.
Harllee Elementary was closed by the DISD in 2012.
Meanwhile, necessary retail and community service
establishments and single family homes have been
falling into disrepair, disappearing altogether, or
transitioning into less desirable uses for decades.
These architectural design guidelines are relevant
to all new projects on properties which front onto
8th Street. They are intended to provide a cohesive
community vision for The Bottom to ensure that
buildings within The Bottom designed by different architects share common goals in shaping the
urban realm.
The vision for 8th Street includes retail, neighborhood services, and residential uses along a safe and
comfortable street that connects easily to The Bottom, 10th Street and The Heights neighborhoods,
while also preserving a visual link back to downtown. Ground story spaces should be designed to
be flexible enough to accommodate a variety of viable uses with the change in the market over time.

Siting of Buildings on 8th Street

The point where building and the sidewalk meet
is important in any urban environment. It’s the
moment where interaction between people on
the sidewalk and buildings is most intense and a
threshold where commerce and activity will cross.
Street level restaurants, shops, stores, businesses
and residences are all accessed at that line, and the
more continuous it is, the greater possibility for
success they will all experience. A gap in the length

of facades will create an area of low activity and low
commercial potential in the same way a vacant lot
will, and should be avoided.

the street wall and strategically siting public and
private open space. In addition, massing options
with proper scale, setback, and design should be
explored to determine how preserving views and
sunlight can best be met.

Buildings, as they meet the ground, form the
space around our city streets. The shape of our
streetscape is created by the height and location of
the buildings which line the sides. Buildings which
meet the street acknowledge the greater importance of the public space through which the streets
run. They can, in this way, create an awareness of
the greater importance of the civic whole, where
building facades are shaped by the public spaces
around them.

Where towers may be planned, elements extending
above a defined podium should:
1. Be separated from other tower elements to provide privacy and access to natural light and air.
2. Be sculpted to accommodate views and minimize shadows on public spaces and streets
3. Provide a strong presence at ground-level. This
can be achieved by having portions of the tower
carried continuously through to grade.
4. Be well-articulated in both plan and profile help
break up its mass. The use of terraced or stepped
floors at upper levels is encouraged to diminish
overall scale and minimize shadows and blockage of views.

The required build-to line for all new buildings
or additions to the front or street side of existing buildings helps visually reinforce the building
facade line of the street. Buildings may be set back
from the front or street side property line as listed
on the following chart, to accommodate stoops,
patios, porches, shop entrances, arcades, plazas,
sidewalk cafes, other approved urban design amenities, or landscaping.

Building Frontages

The frontage of a building, the elevation that faces a
public street or public space, is a primary contributor to pedestrian activity and understanding and
enjoyment of a city. Therefore, greater care should
be given to the design and workmanship of frontages on 8th Street. A building’s elevation can be
divided into its base, middle, and cap sections.

Parking areas should be discouraged between the
building and the street. Instead, parking should be
located to the rear, side, underground or fall within
a building envelope.

Building Massing

To support a pedestrian-oriented public realm,
streets should be framed by buildings uniformly
placed at the sidewalk.
8th Street follows a high ridge before spilling down
in to the larger neighborhood of The Bottom.
Vacant lots along the northern edge of the street
today reveal spectacular views of downtown across
the Trinity at “show hill” and where Eads, N. Denley,
and Hutchins meet 8th Street. With the prospect of
new development, preservation of views to downtown and into the Trinity River Corridor should
be facilitated by encouraging small breaks along
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The base is comprised of the first story of the frontage of a building. This is the area one walks along;
the frontages one experiences up-close. The use of
high quality materials, more intensive detailing, and
window arrangements, etc., which contribute to a
heightened pedestrian interest is encouraged.
The primary entrance to each street-level retail,
commercial or residential building that has frontage
along a public street should be provided from that
street. The primary entrance that does not have
its frontage along a public street should be provided from a pedestrian paseo, courtyard, or plaza.
Ground level uses should use clear glass for wall
openings, i.e. doors and windows, for maximum
transparency, especially in conjunction with retail
uses. Mirrored surfaces, dark tinted glass,views into
parking areas, blank walls, etc. should be avoided.

01

In addition to the base, a building’s middle and cap
elements should be expressed in traditional ways,
or in more contemporary interpretations, but when
this organizational principle is used, it helps to establish a sense of scale. This massing organization
also correlates with the principle of establishing a
consistency of height at the street edge.

02 a building’s composition
where base, middle, and cap
elements are expressed helps
relate a pedestrian sense of
scale

01 buildings should maintain
a strong relationship to the
street and reinforce the greater
importance of the public space
with primary building entrances
and windows oriented towards
the street
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03 where primary entrances
do not have a public frontage
along a street, entrances
should be provided from a
pedestrian paseo, courtyard
or plaza
03

02
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Ground-Level Treatment

engage the street providing “eyes on the street”.
A low, raised porch, patio, or front garden work
to define usable space in the setback behind the
property line. Pedestrian-scaled entrance canopies
projecting over residential lobby entryways are appealing amenities that enhance desirability.

1. Where retail streets intersect other streets, the
ground-level retail space should wrap the corner
onto the intersecting street.
2. Ground floor retail space should be provided to a
minimum depth of at least twenty feet (20’) from
the front facade.
3. The primary entrance to each street-level tenant
space that has its frontage along a public street
should be provided from that street.
4. The primary entrance to each street-level tenant
that does not have its frontage along a public
street should be provided from a pedestrian
paseo, courtyard, or plaza connected to a public
street.
5. Storefront windows and doors should generally comprise a minimum of 75% of a building’s
street level facade.

Major building entries should be designed and
located to provide the primary building access oriented to the public street and sidewalk. Doorways
should be prominent and obvious in appearance.
Major entry features should primarily address the
street, with entry courts, display windows, signage,
lights, walkways, and vestibules, as appropriate.

Ground floor spaces along 8th Street or other intersecting streets with active uses should orient tenant
spaces to the street with storefronts and entries addressing principal sidewalks to sustain street level
visual interest and promote pedestrian activity.

Ground floor spaces for other non-retail uses facing
8th Street should be designed to contribute to the
built environment and public realm by accommodating habitable space, avoiding blank walls, and
hiding parking.
Ground floor treatment, except for residential units
with individual entries, should be designed similar
to that of retail streets but with wall openings generally comprising approximately 1/2 of a building’s
street level facade.

Building Access and Circulation

Residential and commercial entries to buildings
should be separately identifiable from the
street.
When a residential use is located on the ground
level, individual unit entries with windows should
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01

Awnings, Canopies And Overhangs

Awnings, canopies, and overhangs are encouraged at the ground level of mixed-use shopfronts,
single-story shopfronts, commercial, civic, and
multi-residential developments to enhance articulation of the building volumes and provide weather
protection.
1. Materials should compliment the building’s
design and a permanent material is preferred to
vinyl or fabric.
2. Awnings should not be internally illuminated.
3. Placement of street trees and lighting should be
respected.
4. A minimum clearance of ten (10) feet above the
sidewalk must be maintained.

02

Windows

Windows should be located in all building facades
visible from a public street or fronting a public
space. Retail uses should have active, transparent,
and interesting storefront windows. Limitations
on transparency, such as dark or reflective glass, or
interior coverings, should be avoided.

01 retail tenant spaces should
be oriented to the street with
entries and storefronts addressing the sidewalk. commercial
and residential entries should
be separately identifiable.

02 entries should be designed
and located providing access to
the public street and sidewalk.
doorways and entry features
can be made prominent by
their location and the use of
awnings or canopies
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Parking and Access

Shared parking should be encouraged throughout
the area with the exception of single-family residential parking. A special exception to allow modification of the weekday or weekend employee/
customer or resident/visitor parking ratios should
be considered based on captive market percentages for visitors and employees, drive percentages
for visitors and employees, monthly or time of day
adjustment factors, or any other model assumptions of the ULI shared parking model.
Parking areas themselves should not be the dominant feature, therefore surface parking is discouraged, but where necessary, should be hidden.
Structured and on-street parking is encouraged.
The design of parking garages and parking access
should minimize conflicts or disruptions of the
pedestrian environment.
The number and width of curb cuts and vehicular
entries should be limited to promote street wall
continuity and reduce pedestrian conflicts.
1. Curb cuts and parking/loading entries into buildings should be limited to the minimum number
required and the minimum width permitted.
2. Parking and loading access should be shared
where feasible.
3. Parking and loading access should be located a
minimum of twenty-five feet (25’) from a primary
building entrance, pedestrian paseo, or public
outdoor gathering area.

• Minimize impact on the property and on surrounding properties
• Create direct, comfortable, and safe pedestrian
routes to destinations
• Provide shade and high-quality landscaping to
help mitigate the urban heat island effect
• Manage stormwater quality and quantity on-site

02 where surface parking is
necessary, the use shade and
high-quality landscaping helps
mitigate the heat island effect
and capture storm water run off
relieving the city’s storm drains

Surface parking lots should only be located behind
or beside buildings hidden from primary street
frontages and street corners. Exceptions may
include parking lots on small or narrow lots. Large
parking lots should be divided visually and functionally into smaller parking courts. Parking spaces
and rows should be organized to provide consolidated landscaping and on-site storm water management opportunities. A direct and continuous
pedestrian network within and adjacent to parking
lots should be established to connect building
entrances, parking spaces, public sidewalks, transit
stops and other pedestrian destinations. All pedestrian routes within a parking lot should include:
• A barrier-free pathway
• Shade trees or structures along the pathway
• Pedestrian-scaled lighting to illuminate and
define the route
• A clear division from vehicular areas

Surface Parking

Before planning and building surface parking lots,
the feasibility of alternatives, such as underground
or structured parking, should be considered. If
these preferred alternatives are not possible, surface parking should reflect the following objectives:

Efforts should be made to retain and protect existing trees and integrate them into the parking lot
landscape plan. Landscaping (softscape and trees)
shall be distributed throughout to help soften
and screen parking lot edges, reinforce circulation
routes, create pleasant pedestrian conditions and
maximize shade and stormwater benefits. Landscaped areas include islands, medians, bio-retention and other consolidated planting areas and
should be designed to accommodate native and
drought tolerant trees and plants.

• Respect the existing and/or planned context
• Enhance the safety and attractiveness of the
public realm

• Plant high-branching deciduous trees throughout the parking lot interior
• Provide internal shade trees at a recommended
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01 incorporating landscaping,
special paving, permeable
paving, clear pedestrian access,
and pedestrian lighting into a
project’s surface parking lot can
enhance the safety and attractiveness of the public realm

01

02
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ratio of one (1) tree planted for every five (5)
parking spaces supplied
• Include landscaped islands at the beginning and
end of each parking row and to break up longer
rows or highlight special features
• Recommend planting a minimum of one (1)
shade tree (2 preferred) in each island
Minimize the extent of impermeable surfaces
within the parking lot. This may be achieved in
many ways, including; limiting the size and number of parking spaces; limiting the width of drive
aisles and looking for opportunity to share access
routes; and/or using permeable paving where hard
surfaces are required. Management of rainwater
on-site with infiltration, evapotranspiration and
water re-use designs are encouraged.

Structured Parking

Parking structures can create value by decreasing
the amount of land devoted to the singular use of
parking. Parking structures should exhibit the same
principles as those for good building design that
respect the context and character of its neighbors.
Required parking may be integrated into a project
it serves or provided remotely as allowed by current
zoning.
• With the exception for minimum ground-level
frontage required for access to parking and loading, integrated parking and loading areas should
not be visible from a public street.
• Where parking, loading or circulation is provided
above the ground floor, it should be lined with
occupied floor area along all street frontages and
integrated into the design of the building.
• Stand-alone parking structures are encouraged
to integrate an external skin designed to improve the building’s appearance over the basic
concrete structure of ramps, walls and columns.
This can include heavy-gage metal screen, precast concrete panels, laminated glass, photovoltaic panels, etc.
• Sloping ramp conditions should not read on the

facade.
• Sustainable design features such as photovoltaic panels (especially on the top parking deck),
renewable materials with proven longevity, and
stormwater treatment may be integrated into
the design of the parking structure.
• Vertical circulation cores should be located on
primary pedestrian corners and be highlighted
architecturally.
• The ground floor along public streets should
provide active uses along the street frontage of
the garage.
• Garage lighting levels should meet code and
provide safe passage for users but shall not
negatively impact adjacent residential uses.
• Location of ventilation exhaust of parking structures and the noise from fans and blowers and
impacts to adjacent uses and pedestrian environments should be considered in the design
and impacts avoided where feasible.
• Pedestrian entrances to parking facilities should
be directly accessed by sidewalks, covered
walkways, pedestrian paseos, or through internal
building vestibules.

01

02
02 parking structures and loading areas should be incorporated into the building they serve
and access to parking should be
minimized

01 this parking structure’s
facade is completely integrated into the design of the
streetscape. the parking structure is located behind the upper
level windows

03 this example of a structured
parking lot located on top of a
commercial development incorporates trees and landscaping
to help soften its visual effect
from taller adjacent buildings
03
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neighborhood
residential

Potential Planned Development
District Standards

Site Control

front setback				

min./max.							6’/12’		
20’*/none
6’/12’

street frontage

min.					

8th street

the bottom

mixed-use

78

2/12’		
2’/12’

none

70%

80%

22’**
from primary street 			
from side street					
22’**
none
abutting single family			

30’
30’
10’

30’
30’
10’

5’
0’

15’
0’

parking setback

side setback

abutting single family min.		
abutting non-single family min.		

rear setback

abutting single family min.		
abutting non-single family min.		

ground floor transparency		
primary street min.			
side street min.				

entrance

primary entrance from public
street or a plaza or a paseo
that is connected to and visible
from a public street

5’
5’
5’
5’

5’
5’

15%
10%

50%
40%

60%
40%

required
		

required
		

required
		

* see guidelines on pg. 56 for recommended
front yard setback and encroachment allowances.
** applies for garages and meeting off-street parking requirements.
this does not include temporary parking
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5’
5’

NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.

Service areas are zones and loading docks where
servicing of the site takes place and include wallmounted, ground-mounted or roof-mounted
mechanical or equipment areas. The placement of
service areas is a key factor in avoiding unsightly
vistas and creating unnecessary conflicts within the
pedestrian streetscape.
Service areas are not intended to be visible from
streets or adjacent properties. Therefore, no service
areas should front or be visible from a street, and
are encouraged to be placed within the building
envelope they serve.
Off-street loading and service areas should be
placed at the side or rear of buildings and should be
screened by the buildings they are located within.
The entrance to the service area should be enclosed
by gates designed to complement the building they
serve. Transformers, switch gear, and other utility
functions should be screened from sidewalk view.
Ideally, the design of all service area screening
should be complementary to the design of the
building it serves.
New developments should be designed to be safe
and secure without making a building or space feel
like a fortress. Special attention should be placed
on areas with minimal natural surveillance or guardianship such as parking garages and service areas.

06 section
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Exterior Lighting

Exterior lighting helps discourage “dead spaces”
within an urban environment. Because the street
network is intended to be pedestrian-oriented, illumination of buildings is necessary to promote the
safety of all pedestrians. At the same time, exterior
illumination design solutions can provide a special
architectural opportunity to highlight 8th Street as
inherently unique.
Exterior lighting for streets, entrance drives, and
parking areas should be designed to provide uniform low glare illumination. Fixtures should be coordinated, cut-off luminaries selected from a single
“family” of design. “Signature” fixtures may be used
and are encouraged for the exterior lighting of pedestrian walkways, courtyards, and plazas. All light
fixtures should be selected for compatibility with
the architecture and with the overall public space
lighting design. The minimum intensity needed
for the intended purpose should be used. Lighting installations should be equipped with controls
for photocell on and off timers and should specify
the off time proposed. This requirement should
not preclude a provision for reduced light levels or
reduced number of fixtures for after-hours security.
Appropriate illumination is encouraged on exterior
building walls which face public streets, walkways, and parking fields. Floodlighting of building
facades should not be allowed; rather, highlighting of special portions of a building for functional,
aesthetic, or security purposes is expected. Indirect
wall lighting, “wall washing”, overhead down lighting, or interior illumination which spills outside is
encouraged.

01

01 access to the service area for
this corner mixed-use development has been designed to
compliment the architecture
and material selected for the
building

02 this example illustrates how
utility infrastructure has been
addressed and designed to be
an asset rather than a burden
on the public realm

02
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Surface Parking Lighting

Lighting should create an identity for the parking
lot, enhance adjacent streets and pedestrian environments. It should be appropriate to the location,
context and scale of the areas being lit without
detracting from an adjacent building’s design. In
addition, the need for safety and security should be
balanced with a reduction of energy consumption
and light pollution.
The use of LED lighting, where appropriate, is encouraged. In addition to LED lighting, other forms
of energy efficient lighting are encouraged.
01

03

04

02
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01 a surface parking lot
equipped with appropriate
fixtures to illuminate the parking field and help guide the
pedestrian safely to/from the
parking lot

02 exterior lighting in this
example provides pedestrianoriented illumination appropriate for the mixed-use character
of this neighborhood

03 interior illumination which
spills out of storefront windows
helps in creating a safe and
interesting pedestrian environment and should be encouraged

04 this public open space is
illuminated with appropriately
scaled fixtures that produce a
gentle glow while not overly
lighting it

06 section

Signage

Effective communication with the public requires
the clear, concise delivery of an understandable
message through a certain medium. One of the
best ways to convey information to the public is
through the medium of signs. A comprehensive
sign program should foster safety, help identify
businesses, buildings, facilities and activities.
Signage along 8th Street should be of high quality and designed to offer a positive image and
identity. Signage should enhance overall property
values and the visual environment in The Bottom by
discouraging signs which contribute to the visual
clutter of the streetscape.
It is important to understand that commercial signs
are designed for the purpose of identifying a business in an attractive and functional manner, rather
than to serve primarily as general advertising for
business. Lastly, signs should reinforce the existing
character and be integrated into the architectural
scheme of the building.
Permitted signs should include the following:
1. Wall Signs
2. Awning and Canopy Signs
3. Arcade Signs
4. Vertical Projecting Signs
5. Small Blade Signs
6. Window Signs
7. Plaque Signs
8. Tenant Directory Signs
9. Monument Signs
10. Temporary Banner Signs
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06 Implementation
The ability to respond to market conditions
while maintaining the integrity of the vision
for The Bottom is critically important. The
Urban Structure and Guidelines advocate for
an approach to implementation that allows
for flexibility and adaptability over time as
redevelopment unfolds.
Setting an inappropriate framework can be
harmful to the long-term success of achieving
the vision and make it difficult to set the area on
an appropriate path. As such, it is important that
ideas outlined in this document are advanced
strategically over time and aligned with the
community generated primary objectives of the
plan.
NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.
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Preserving and Enhancing the Neighborhood

A fundamental objective underlying the Urban
Structure and Guidelines is to ensure the protection of the The Bottom, from Denley Street east, as a
single-family neighborhood and to provide amenities for improving the quality of life for its current
and future residents. One of the Structure’s initial
priorities should be to recognize the current vacant
lots within the neighborhood as sensitive residential opportunities.
Early residential projects must set the standard
It is important to monitor the first in-fill singlefamily homes planned for The Bottom. They should
reflect the collective vision of the community for
the redevelopment of the neighborhood. Key design aspects should focus on the following:
1. Front porch
2. Garage location
3. Roof forms
4. Placement of home on lot
Maintaining housing options
Critical with securing the future envisioned for
The Bottom is ensuring that housing options for
a spectrum of income levels and living needs are
accommodated in redevelopment efforts for the
neighborhood.
Crime watch
The Bottom residents and stakeholders rate crime
protection as a high priority and a real impediment
to future progress in the neighborhood. A strong
neighborhood organization and support from the
Dallas Police Neighborhood Patrol Team can help
support starting and maintaining a strong community crime watch group. The Crime Watch Group is
designed to reduce crime by making citizens a valuable partner in crime prevention with the added
benefit of citizen awareness and cooperation with
the police department.

83

Code education
Citizens of The Bottom have expressed a high
priority for the enforcement of quality of life code
violations. Today, there is a general lack of understanding about what the City deems as a violation,
how a violation may be reported, and a sense that
nothing will be done. Because of this, education in
code compliance issues within the neighborhood
should be addressed.

navigating the building approval process should be
re-examined.

Clean-up program
Illegal dumping and general lack of maintenance
of property has continued to plague The Bottom. A
reoccurring clean-up program should be organized
by the neighborhood with assistance from the
City, community groups, area non-profits, and local
schools. The Dallas Streets and Sanitation Department can work with neighborhoods to arrange unscheduled trash pick-ups after clean-up programs.

New tree plantings
Planting of Park trees can occur through partnerships
with area nonprofit organizations and corporate
sponsors. These groups can provide volunteers who
plant the trees with the guidance and assistance of
Park Department employees. Park tree plantings are
open events, and citizen volunteers are welcome to
participate.

Home improvement education
At community meetings and workshops, one of the
most repeated questions heard was “How can we
improve/repair our homes now?” The City of Dallas
Housing/Community Services Department has a
number of programs that seek to help preserve
and restore existing housing stock for low-income
homeowners. These programs include:
1. Major Systems Repair Program (MSRP)
2. Reconstruction Program
3. People Helping People Program
4. Emergency Repair Program
In addition, Dallas County Health and Human
Services’ Weatherization Assistance Program provides assistance to income eligible households by
weatherizing their homes, conserving energy and
reducing high utility costs in the process.
Facilitating new development
To make new development of in-fill housing in The
Bottom more attractive to builders and new residents, traditional means of funding, designing and

Exploring alternative funding sources to help fill
a funding gap for street and sidewalk repair work
might help make the area more attractive to investment. Programs such as PID, extending the a nearby
TIF boundary, or creating a new NIP area are viable
options.

Operation and Maintenance of City Parks and Trees
A common concern of the City is who will maintain
any new park space dedicated and new street trees.
The City’s efforts can be augmented with the use of
volunteers and partnerships with non-profit groups.
Volunteers are the heart of the City’s Park and
Recreation Department. They help keep parks
beautiful and recreation centers staffed and active.
Individuals and groups can share their talents and
expertise by participating in senior adult and after
school programs, park beautification projects like
“It’s My Park Day,” and numerous other daily activities and special events.
Forming a partnership with the City’s Park and Recreation Department with non-profit groups such as
‘Friends of the Katy Trail’, ‘Friends of Wagging Tail
Dog Park’, Texas Tree Foundation’, and ‘For the Love
of the Lake’, help augment the maintenance efforts
and provide an added level of support to allow for
beautification efforts.
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Support competitiveness
Find ways to support entrepreneurship and competitiveness by making a commitment to providing high-speed Wi-Fi infrastructure in The Bottom.
Staying connected is critical to success in the 21st
century knowledge economy in helping to provide
jobs for under-served populations and to facilitate
innovation.
Street improvement funding sources
Streets within The Bottom are generally in poor
repair and lack most of the standard components
required of a truly walkable, safe, vibrant neighborhood. The city’s capital budget for street improvements are limited, as such additional funding
sources must be explored.

Action Items
•

•
•

•

•

•

•

•

•
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Design and construct a model in-fill
single-family home that meets the intent
of the design guidelines for the neighborhood
Develop a market strategy for new development
The City of Dallas should continue to
invest in programs that make a full continuum of housing affordable. These programs include the Land Transfer Program,
Release of Non-tax Liens Program, and the
Urban Land Bank Demonstration Program
Follow-up on community desires to
establish a formal Crime Watch program
between residents, key area stakeholders and the Dallas Police Neighborhood
Patrol Team
Provide resources and education on the
City’s code compliance efforts to foster
clean, healthy, and safe communities that
fight and help to prevent blight and help
guide the neighborhood on how it can
become an involved partner
Organize recurring neighborhood cleanups to restore the area and help send the
message that this community does not
welcome its use as a dumping ground
Provide the neighborhood the opportunity to hear first-hand from the City’s
Home Repair Program Manager at a
community meeting on the home repair,
major systems repair, and reconstruction
programs
Continue to support staff efforts to apply
for a Community Revitalization Plan grant
in the future from the Texas Department
of Housing and Community Affairs
Ensure processes promote rather than
penalize innovation and in-fill and that
policy promotes good site and home
design

•

•

•

•
•

•

•

•

Use partnerships with area non-profit
organizations and corporate sponsors
to provide volunteers to help plant trees
with guidance and assistance from the
Dallas Parks Department
Augment the city’s ability to maintain
parks and open space with the use of volunteers and partnerships with non-profit
groups
Explore partnership opportunities with
greater Oak Cliff softball and little leagues
to help maintain the existing softball field
at Elouise Lundy Park
Build housing that’s authentic and fits
well into the neighborhood
Explore plans other cities have studied
to pay for free WiFi such as targeting
advertising at Internet users or creating
partnerships for a network by selling corporate sponsorships and seeking donations from local philanthropists
Establish a committee of local stakeholders to provide input into economic
development aspects of this plan in
cooperation with the Office of Economic
Development, Housing, Public Works, and
Sustainable Development and Construction and to provide oversight that ensures
the community’s vision for The Bottom is
respected
Explore alternate funding sources for
future street repair and maintenance projects such as a PID, extension of an existing
TIF, or creating a new NIP target area
Explore ways in which the city’s permitting process can be streamlined to facilitate in-fill single-family development

06 section

Development of quality market and
affordable in-fill housing

Mixed-income housing can provide many social
advantages by strengthening social networks and
expanding the social capital of The Bottom. A significant piece to securing a future for The Bottom, as
envisioned by the community, is to make sure that
a variety of high-quality housing options are built
and made available for a variety of income levels.
Diverse benefits can be gained from adding density
through new housing development in The Bottom.
New housing development, at higher densities can
allow individuals and families to stay in the neighborhood while moving up or down in size of home.
Most neighborhood retailers rely on “rooftop”
counts to determine where to invest. In-fill and
higher densities will add rooftops, making The Bottom more inviting for retailers. Additional benefits
may include new and/or improved community
amenities, infrastructure, and access to services.
Design for livability and functionality
Care and imagination must be used when designing higher density in-fill housing to avoid conventional, inefficient land uses that don’t engage the
public realm. Good site and access design together
with building orientation, clustering, and density
can deliver vibrant spaces that are loved and inhabited by the community.
Housing design intended for large, conventional
subdivisions will not work well in an in-fill and
higher density setting such as The Bottom, especially where small lot sizes predominate. Instead,
designs that are better-suited for the different feel
and functionality of this site should be employed.
Creating designs that fit various market segments
as well as fit well into this in-fill setting should not
depend on just imitating the surroundings or projects that have worked well in other areas. Buildings
should, however, pay special attention to important

good urbanism principles highlighted in these
guidelines.
Design for sustainability
Dallas is one of the first major cities in the nation to
pass comprehensive green building standards for
both new residential and commercial construction.
Dallas recognizes the fundamental link between the
building codes’ intent of “safeguarding the public
health, safety and general welfare” and preserving
a safe and healthy natural environment. Incorporating sustainability through energy efficiency, water
conservation, resource reuse and reduction, and
low-water need landscaping strategies can translate
into a stronger economy and area growth for The
Bottom.
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Action Items
•

•

•
•

•

•

•

•
•

•

Develop a market strategy for new development including design competiotions,
mentorship for increased capacity of
existing non-profits
The City of Dallas should continue to
invest in programs that make a full continuum of housing affordable. These programs include the Land Transfer Program,
Release of Non-tax Liens Program, and the
Urban Land Bank Demonstration Program
Adopt a housing policy that helps to
secure affordable housing options as part
of new development in the area
Work with developers and City staff to not
penalize or discourage applications for
innovative development and redevelopment that is consistent with the vision
and plan for The Bottom
Continue to support staff efforts in pursuing a Community Revitalization Plan grant
from the Texas Department of housing
and Community Affairs
Champion the benefits of new housing
and highlight the ways they can improve
the community at little or no cost to current residents
Amend and adjust policy that precludes
innovative site design elements that make
compact developments livable, sustainable and functional
Identify and engage with commercial developers who have an interest and work
on in-fill developments.
With community support, consider expanding the current PD zoning in the area
following the recommendations of The
Bottom Urban Structure and Guidelines
Explore ways in which the city’s permitting process can be streamlined to facilitate in-fill single-family development
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Pedestrian and vehicular connections linking
services, amenities, and streets
The community vision for The Bottom is of a compact urban living environment that will support
walkability, convenience, and opportunities for
unique public open spaces. With most residential
streets that dead end at the levee, limited connections up to 8th Street and into the Trinity, and
mostly sub-standard sidewalks where they exist,
a new and thoughtful approach to adding mobility, opportunity, choice and convenience must be
added.

Link dead-end streets at the levee
Residential streets dead end at the levee in The
Bottom, limiting the advantage connected streets
can provide. The quality of streets and their connections can affect whether one chooses to walk,
cycle, or drive. It can affect whether one feels safe.
Its function also limits the choices drivers have in
moving through the neighborhood.
Connected street networks minimize travel distances, provide choice of routes, maximize access
to facilities and services, help to spread traffic loads,
and improve safety.
Additional cycle and pedestrian connections are
encouraged.
Add pedestrian connections to 8th Street from
the neighborhood below
Topography, development patterns, and current
street layout provide only two connections out of
The Bottom to 8th Street.
Public stairs should be used to provide direct
pedestrian routes where otherwise significant outof-the-way connections by very steep sidewalks
are required. Public stairways can enhance the
pedestrian experience, provide mobility choice, add
usable open space, and provide views of downtown
and the neighborhood.
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Provide convenient access into the Trinity
Recent completion of substantial enhancements to
Moore Park, the continued addition of miles of hike/
bike trails and many future recreational enhancements in the Trinity, it is important to ensure there
are adequate, convenient, and safe trail connections
from the neighborhood.
A dual-purpose maintenance and trail connection
has recently been constructed at the end of N Cliff
Street. Although a good start, additional pedestrian
and bike trail heads are necessary, especially as one
gets into the single-family neighborhood. Care and
imagination should be used to provide such connections, while respecting the unique construction
considerations inherent with building on a levee.
Additional thought should also be given to how
trail heads connect to and add to the desired quality of the neighborhood.
Sustainable land use
As streets in The Bottom are upgraded, environmental impacts can be reduced while beautifying
the streetscape through the use of low impact
development (LID) and integrated stormwater management (iSWM) principles.
Street improvement funding sources
Streets within The Bottom are generally in poor
repair and lack most of the standard components
required of a truly walkable, safe, vibrant neighborhood. The city’s capital budget for street improvements are limited, as such additional funding
sources must be explored.

Action Items
•
•
•
•
•
•
•

•

•

•

Identify and mark a pedestrian path from
the neighborhood to the Corinth DART
station
Coordinate with DART to identify opportunities to support transit oriented
development near the Corinth Station.
Where vehicular connections are not
provided, maintain pedestrian and cycle
connections
Determine the design and construction
opportunities for building structures/trails
on the levee
Work with City staff to determine which
streets can be connected without need of
taking private land
Ensure for public access easements to
allow for new stairway connections at key
points in the neighborhood
Coordinate with the City of Dallas Trinity
Watershed Management office in redesigning streets to ensure that the latest
thinking on LID and iSWM practice and
principles are included in their design
Ensure that future street projects are
coordinated across all departments and
infrastructure capacity for projected new
development is accounted for
With the neighborhood, complete a walkability survey that evaluates the lack of
or presence of sidewalks, their condition,
accessibility, and connectivity. This survey
can then be used to prioritize along with
development needs investment in sidewalk construction and repairs
Explore alternate funding sources for
future street repair and maintenance projects such as a PID, extension of an existing
TIF, or creating a new NIP target area

06 section

Make 8th Street a great street

8th Street was once a vibrant and vital part of The
Bottom and 10th Street communities, offering
neighborhood services, retail, residential, among
other uses. It contributed greatly as an important
social and economic hub for the community. Over
the years, businesses closed or changed to less
desirable uses and vacancy increased.
Current efforts are underway to bring vibrancy and
vitality back to The Bottom and surrounding neighborhoods. Great communities need great streets
and safe walkable sidewalks as its backbone. With
bold changes, 8th Street can be that great street.
Complete streets
The City of Dallas launched the Complete Streets
Initiative in 2011 to improve the way streets are designed and built. The vision of the Dallas Complete
Streets Initiative is to build streets that are safe and
comfortable for everyone: young or old, wheelchair
or walker users, motorists, bicyclists, bus, and train
riders alike.

unique vistas, and views to downtown that shall be
preserved and qualities incorporated into efforts to
redesign it.
Street environment and sustainable practices
The redesign of 8th Street should utilize green
infrastructure and other sustainable strategies to
promote and protect air and water quality and
minimize or manage stormwater runoff.
Street improvement funding sources
As the front door and gateway into The Bottom,
8th Street needs to accommodate the economic,
social, equity and environmental concerns of its
community. The city’s capital budget for street improvements are limited, as such additional funding
sources must be explored.

Action Items
•

•
•
•
•
•
•

The Initiative considers the entire space between
buildings on either side of the street and is aimed
at a phased transformation of Dallas’ street network
through a combination of public street improvements and incremental private developments.
Street form and composition
8th Street must accommodate multiple users, social
interaction, and connect the broader street grid
network with a balance of hardscaping, landscaping, street furniture, and building composition to
create a unique personality while capturing a sense
of public space.
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•

Convene a committee of local stakeholders to provide input into economic
development aspects of this plan in
cooperation with the Office of Economic
Development, Public Works, and Sustainable Development and Construction
Fund design and implementation of
improvements to 8th Street including
gateways at Corinth and I-35
Ensure that future street projects are coordinated across all departments
Make street accessible and welcoming to
pedestrians, strollers and bicycles - not
just cars
Engage DISD and Yvonne A Ewell Townview Center regarding development of
surpluss land along 8th Street
Facilitate strong development presences
at key gateways along 8th Street at Cornith and I-35
With the neighborhood, complete a walkability survey that evaluates the lack of
or presence of sidewalks, their condition,
accessibility, and connectivity. This survey
can then be used to prioritize along with
development needs investment in sidewalk construction and repairs
Explore alternate funding sources for
future 8th street repair and maintenance
projects such as a PID, extension of an
existing TIF, or creating a new NIP target
area

Street character and personality
8th Street should accommodate community
involvement and participation (festivals, parades,
open-air markets, etc.) that reflect the unique
culture and history of the community. Its location along Hord’s Ridge provides natural features,
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07 Glossary of Terms
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Charrette. a “charrette” combines creative, intense
working sessions with public workshops and open
houses. a charrette is a collaborative planning
process that harnesses the talents and energies of
all interested parties to create and support a plan
that represents trasformative community change.
Conceptual Rendering. a visual tool used by
architects, landscape architects, planners, and
artists. It is most often made up of 2D or 3D
images acting as a visual representation of a
proposed project or design.
Cross-Section. something that has been cut to reveal the inside. In urban planning, a “cross-section”
is typically a street scape that shows a cut of its
buildings, sidewalks, landscaping, bike lanes, and
street widths.
Curb. a vertical or sloping member along the edge
of a pavement forming part of a gutter, strengthening or protecting the pavement edge, and clearly
defining the pavement edge to vehicle operators.
The surface at the curb facing the
general direction of the pavement is called
the “face.”
Dallas Green Building Ordinance. is a green building program regulating new construction work in
the city for all residential and commercial projects.
DART. Dallas Area Rapid Transit (DART) provides
transit service around Dallas and 12 surrounding
cities with modern public transit services including DART Rail, Trinity Railway Express (TRE) and
bus services.
Density. the ratio of units to lot area.
Dwelling Unit. a single unit of residence.
Façade. any separate face of a building, including
parapet walls and omitted wall lines, or any part of
a building which encloses or covers usable space.

Where separate faces are oriented in the same
direction, or in the directions within 45 degrees of
one another, they are to be considered as part of a
single facade.
forwardDallas!. a citywide comprehensive plan
driven by direct citizen involvement. It envisions
what kind of city within which Dallas residents want
to live and do business. forwardDallas! was adopted
on June 14, 2006 by Dallas City Council and is
available online at:
www.dallascityhall.com/forwardDallas
Freedman’s Town. a freedman’s town in the United
States, refers to communities built by freedmen,
former slaves emancipated during or after the
American Civil War.
Green Built North Texas. an initiative of the Homebuilders Association of Greater Dallas that provides
climate-specific guidelines and
verification systems for residential and multifamily
green buildings.
Infill. the use of vacant or under-utilized land and
property within a built-up area for further
construction or development.
Integrated Stormwater Management (iSWM).
an initiative the City of Dallas is developing to
achieve water quality protection, streambank
protection and flood mitigation goals, while also
helping meet construction and post-construction
obligations under state stormwater permits. The
iSWM Criteria Manual [under development] and
iSWM’s other tools and technical materials provide
information that can use to implement stormwater
management programs.
LEED. Leadership in Energy and Environmental
Design (LEED) is a green building rating system
which serves as a nationally accepted standard for
green buildings developed by the USGBC.
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Levee. a man made structure (usually an earthen
embankment) designed and constructed in accordance with sound engineering practices to contain,
control, or divert the flow of water for protection
from temporary flooding.
Levee System. a flood protection system consisting of a levee or levees and associated
structures such as closure and drainage devices
constructed and operated in accordance with
sound engineering practices.
Live-Work. a dwelling unit that contains a
commercial or office component.
Low Impact Development (LID). an integrated
site design approach addressing hydrologic and
environmental impacts often associated with conventional land development.
Mixed-Use. a development that contains uses in
two or more categories of development as defined
by a city. Such categories may include but are not
limited to districts such as lodging, office,
residential, and retail uses.
Muntin Pattern. an architectural term used to
describe a strip of wood or metal separating and
holding panes of glass.
Covered Porch. for the purpose of these urban
structure and guidelines, a covered porch has a roof
structure and is attached to a permanent structure
serving the main, street-facing, entry to a home. It
provides an important character-defining feature
but does not have permanent weatherproof walls
or windows. It helps make a transition between the
house and its landscape surroundings and offers
a comfortable place to congregate and interact
among neighbors.
Public Realm. public and semi-public spaces of
the city, especially the street spaces of the city from
building face to the opposite building face
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(including the façade, front year, sidewalk and
streets) and open space such as parks and squares.

to bike and/or walk from the station and
surrounding area to the development.

Shotgun House. defined by the cultural geographer Kniffen (1936) as “one room in width and
from one to three or more rooms in depth, with a
front-facing gable”. It was first built by free black
from Haiti who’d immigrated to New Orleans at the
beginning of the 19th Century. The single shotgun
has been further refined into several subtypes such
as the double shotgun, the camelback. This house
type has been constructed and utilized in the community for over 130 years.

Transoms. an architectural term used to describe a
transverse horizontal structural beam or bar, or to
the crosspiece separating a door or the like from a
window above it.

Smart Growth. an urban planning and
transportation theory that concentrates growth in
the center of a city to avoid urban sprawl; and
advocates compact, transit-oriented, walkable,
bicycle-friendly land use, including neighborhood
schools, complete streets, and mixed-use
development with a range of housing choices.
Streetwall. the wall or part of the building nearest
the street line. the main wall of a structure that is
closest to and most nearly parallel with an adjacent
street.
TIF. (or Tax Increment Financing) district is a special
purpose district. TIF funds area used to change the
real estate market within a definable neighborhood
by attracting business and residential development.
A portion of the additional property tax from this
new development is invested back into the
neighborhood.
TOD. Transit-Oriented Development (TOD) is a
style of land planning and building orientation that
encourages pedestrian activity resulting from a
passenger rail station. The boundary of a TOD can
extend from a 1/4 to 1/2 mile radius around the
passenger rail station depending on the walkability
of the area. The main forms of development present
within the TOD boundary are ideally often
mixed-use and area designed to encourage people
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Umbrella Organization. is a large association of
institutions, which coordinates the activities of its
member organizations and works to protect their
shared interests by providing resources and identity
to the smaller organizations. An umbrella
organization is often established when it is found
difficult for an institution to carry out activities
alone, when a sense of community and support
makes institutions derive utility from multilateral
and shared activities, when public awareness exists, and when legality for the engaged actions is
required.
Uncovered Porch or Patio. for the purpose of
these urban structure and guidelines, an uncovered porch or patio is attached to a permanent
structure serving the main, street-facing, entry to a
home. It provides an important character-defining
feature but does not have permanent weatherproof
walls, windows or a roof. It helps make a transition
between the house and its landscape surroundings and offers a place to congregate and interact
among neighbors.
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08 Appendix
The following information included here provides
additional information and documentation of community and city efforts in developing these urban
structure and guidelines for The Bottom.
The appendices consists of nine sections. In
appendix A and B, the June 2nd LINCing Dallas
charrette and subsequent community workshops
and meetings are described. A corridor study for
8th Street, by HKS Architects is found in appendix C.
Landscape amenities and Dallas county landscape
requirements are provided in appendices E and F.
Preferred site furnishings are contained in appendix
G. Existing conditions in The Bottom are described
in appendix H and changes underway today are
listed in appendix I. Further reading and reference
material can be found in appendix J.
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Appendix A

LINCing Dallas June 2 Charrette

On June 2nd, 2012 the City of Dallas welcomed
residents, business owners, investors, developers,
local design professionals, community advocates,
and city staff to Dallas City Hall where they worked
together to find solutions to the area’s challenges,
direct potential deveopment, and deliberately reconnect our city to the Trinity River. This charrette
followed months of community workshops across
five areas in Dallas which make up LINC.
The charrette was divided into six sub-areas,
Riverfront, Southside, Lamar Levee, The Bottom,
10th Street, and Cedar Creek. Participants and
facilitators focused on developing a design program, objectives and concept plans. No idea was
prohibited. Each idea was explored with the notion
that good ideas would naturally survive and the
marginal ideas would fall aside. All were asked and
encouraged to participate and facilitators were
tasked to make sure ideas were never lost, but
instead documented by drawing on maps provided
for each area.
The day long event was divided into three work sessions providing time and energy to set the design
program for each area, design a vision for the entire
LINC Dallas area, and identify implementation steps
for each area’s design program.

01

04

02

LINCing Dallas June 2 Charrette
Community Charrettes
8th Street Corridor Study
Landscape Amenities
Landscape Requirements for Dallas Co.
Site Furnishings
Existing Conditions
Changes Underway
Reference and Further Reading

03

01 stakeholders and a facilitator
discuss challenges and opportunities in The Bottom before
the start of the community
charrette

03 work and discussion among
stakeholders at The Bottom
table during the June 2nd community charrette

02 stakeholders listen attentively to another participant’s
hopes and dreams for the future
of The Bottom

04 a stakeholder in the area,
discusses “what one thing must
happen” in The Bottom in order
for it to progress
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Key Implementation Steps
• Develop a timeline to review, refine and complete the vision document and phase 1 implementation drafted in 2009;
• Complete an existing housing survey and identify improvement needs;
• Design and construct a model infill single family
home;
• Create opportunities for every resident to become involved and benefit from new development;
• Evaluate and consider “Re-branding” the area
including a new name;
• Identify and mark a pedestrian path from the
neighborhood to Corinth DART Station;
• Identify local resident skills and develop programs to match skills with potential employment as development begins;
01a

01b

• Develop a market strategy for new development.

01a,b,c design program concept
plans for The Bottom generated
at the June 2nd community
charrette
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Objectives and a Design Program
1 Create vehicular and pedestrian connections
linking existing streets, especially those that
dead end into the levee;
2 Enhance and preserve existing single family
neighborhood;

9

colorado

on
ers
jeff

3 Develop quality market and affordable infill
single family housing;

9

4 Introduce housing choices west of Denley
Drive, including townhomes, live-work and
multi family increasing the density as development moves toward IH35;

9

6

8

8th street

7

6

2

9

3
t

5

5
7

9 Develop access paths into the river and invest
in public spaces, such an amphitheater and
major entry features.

1

tree

5

8 Convert existing open area along 8th Street at
Townview into a community plaza;

3

corin
th s

6 Enhance existing and add new pedestrian infrastructure with amenities linking community to
future nearby services;
7 Make 8th Street a great street;

1

4
denley street

6

moore street

5 Mixed-use development along 8th Street from
R.L.Thornton Fwy to Brackins Village and along
R.L. Thorton from 8th to the Trinity River;

01 synthesis map of The Bottom
generated from comments,
concerns, and ideas from the
June 2nd community charrette

01
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Appendix B

Community Workshops and Meetings

Engagement by the citydesign studio with The Bottom community began on April 12, 2012. Following
the large Community Charrette held at City Hall on
June 2, 2012, the studio has convened more than
20 community, stakeholder, and staff meetings and
workshops over a two year period.
Over this time, we met in various community
facilities, a church, private offices, and at city hall
for open conversations about The Bottom and its
future.
These gatherings have served to establish, confirm,
and re-affirm a collective community vision for The
Bottom, with input from over 170 residents and
stakeholders.
We began by asking participants to dream widely,
creatively, and publicly about the future of The Bottom. Together and over many meetings, we wrote
and drew what that vision could be. Subsequent
meetings contributed to and refined this document.
Drafts were shared and critiqued, then revised and
shared again to arrive at a final urban structure and
guidelines document the community, stakeholders,
and the city felt represented everyone’s vision for
the future of The Bottom.

01

01 a community workshop presentation and discussion in The
Bottom residents, land-owners,
non-profit organizations, and
city staff during a community
workshop in The Bottom
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02

02 community workshop
presentation and discussion to
review community charrette
results and concept plan for The
Bottom

OWNERSHIP

GREEN SPACE

PARKS / TRAILS / OPEN SPACE

Appendix C

OWNERSHIP

HKS Architects 8th Street Corridor Study HKS

Architects, a global architecture firm with an office
in Dallas volunteered time and resources to this
project. HKS works to address issues of community
development, design, planning, affordable housing
and civic projects. Along those veins, HKS’ urban
design group produced a corridor study for 8th
Street for the area that touches The Bottom study
area which has long been a subject of concern for
both the city and neighbors. A once vibrant and
important social and commercial link to the community which fell into disinvestment, neglect and
crime along large stretches, is now counted on to
make a comeback along with The Bottom.

PRIVATE PARCEL
PUBLIC PARCEL

PRIVATE PARCEL
PUBLIC PARCEL

01

TRAFFIC

ANALYSIS OF SCHOOL CIRCULATION

A closer look at the 8th Street Corridor identifies
potential neighborhood assets which provide a
natural springboard to a re-development strategy.
The corridor is book-ended by DISD’s Townview
Magnet Center on its east end and by DART’s 8th &
Corinth Street Station on the west. At the midpoint
of this stretch is the natural topographic high point
of the site, which yields great views across the
Trinity River back towards downtown.
HKS proposes a strategy to create an infrastructure
and framework plan that sets a benchmark for the
future. Rather than establishing an idealistic design
of private land, HKS has attempted to direct the
flow of human activity to promote growth and revitalization, allowing private development to follow
the lead. While much work remains to be done, this
exercise hopes to establish a strong vision for the
area’s evolution and re-vitalization.
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04
35

DALLAS ISD
COFFEY SUE FAIR
BISHOP CORWIN PROPERTIES LLC.
BIG D INVESTMENTS
BISHOP ENGINE PARTS INC.
DALLAS AREA RAPID TRANSIT
TEXAS UTILITIES ELEC CO.

DALLAS ISD
COFFEY SUE FAIR
BISHOP CORWIN PROPERTIES LLC.
BIG D INVESTMENTS
BISHOP ENGINE PARTS INC.
DALLAS AREA RAPID TRANSIT
TEXAS UTILITIES ELEC CO.

OLD DROPOFF CIRCULATION

NEW DROPOFF CIRCULATION
Middle School Drop Off

TRAFFIC PROBLEM

High School Drop Off
and Student Parking

02

47

01 stakeholders and a facilitator discuss challenges and
opportunities in The Bottom
before the start of the community charrette

These studies, helped inform and in some cases
confirmed the work the studio was engaged with in
the community.

02 stakeholders listen attentively to another participant’s
hopes and dreams for the
future of The Bottom

03
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Design Recommendation

In order to carry the vision through development,
HKS proposes the following master plans set the
goals and parameters for a phased 15 year process,
in 5 year increments, of enhancement to build upon
as more detailed parcel plans begin to emerge.

5 Year

The 5 year scenario anticipates the rehabilitation
of existing single family homes along 8th Street as
a significant entry feature into the neighborhood
from I-30. Redevelopment opportunities for Brakins
Village are anticipated with a mixed-use component. Show Hill is envisioned as a lookout and open
space amenity with the length of sidewalks along
8th Street improved with buffered sidewalks, street
trees and lighting.

01

10 Year

The establishment of commercial and service
amenities to key spots within the 8th Street corridor
together with higher density residential infill opportunities are anticipated for the second phase. Community gathering and recreation opportunites are
addressed with the proposal to ehance the lookout
as a public plaza and to establish pedestrian paths
between developed parcels

15 Year

Continuation of infill residential and commercial
opportunities, further developing retail amenities,
and completing additional pedestrian and vehicular
connections to adjacent neighborhoods are seen as
the final pieces to the transformation of 8th Street.

02

03 5, 10 & 15 year plans. HKS
conceptual design for the 8th
street corridor adjacent to the
communities of The Bottom
and 10th street historic district
in three phases over 15 years
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Green Space

The area surrounding 8th Street has several open
spaces which can be connected with a series of
green spines. The highest point on the site is both
a natural inward focal point and a place for views
out from the site. A public space at this intersection
serves as a connection node between a potentially
improved greenbelt stretching south to 10th street
and northeast linking with a small walk path at the
back of Townview Magnet, creating a network of
green spaces that allow for pedestrian connections
through the neighborhood.

EDGE

NODE

CONNECTION

01

01 HKS proposed green space
improvements centered on
8th Street and how it might tie
into the surrounding neighborhood

02 character images developed by HKS that try to represent edge, connection, and
node improvements proposed
for 8th Street

EDGE

TAKE ADVANTAGE OF SIGNIFICANT
GRADE CHANGE TO REDEFINE
EDGE CONDITIONS.
02

CONNECTION

DEVELOP A GREEN NETWORK
THROUGHOUT THE SITE AREA
TO CONNECT HIGHWAYS,
THOROUGHFARES, AND PARKING
LOTS.

NODE

CREATE INTERNAL FOCAL POINTS
FOR VIEWS TO DOWNTOWN
DALLAS.
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01 existing conditions photographs along 8th street corridor study area and key map

02e

02h
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Appendix D

Slope Analysis

The Bottom’s unique topography affords certain
benefits such as views, unique character and natural protection. Its topography, however can also
present challenges when it comes to buildability,
access to the site and isolation.
A study to better understand the topography of The
Bottom was undertaken resulting in the contour
grading diagram to the right. An existing tree
canopy cover reveals the relationship between the
greatest concentration of trees and the areas with
most topography change.

02a

02b

LEGEND
slope (percent grade)

< 1.0%

01 slope analysis for The Bottom shown with the existing
tree canopy coverage (in
orange) and with grade measured as a percentage
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02a & b The Bottom contains
some of the most unique
topography within sight of
downtown Dallas. Although
the levees are man made,
“show hill” and the site where
Townview rise dramatically
from the neighborhood below

02

7.0%
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Appendix E

Tree Coverage

Texas Trees Foundation is in the process of completing a comprehensive audit of the city’s tree canopy
coverage. The Bottom enjoys a 32% coverage
today.
Texas Trees Foundation is developing a set of data
that identifies the tree coverage on private and
public land to better understand what the potential
removal of trees would be under the city’s current
tree ordinance.
Future development and re-development efforts in
the bottom shall be required to understand the potential impact on existing trees and plan to save as
many as possible through careful planning, design,
and construction.

01 tree coverage map
generated by The Texas Trees
Foundation (still under development)

01
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Appendix F
Past Planning Efforts

In 2007, led by Golden Gate Missionary Baptist
Church, a local planning team from Good Fulton
& Farrell met with local residents and area stakeholders to help steward the future growth of The
Bottom. Goals generated over this time included a
vision for a diversified neighborhood as it revitalizes
and more broadly, a model for community cooperation, health and renewal.
Recommendations and implementation strategies
for that particular planning effort have informed
and become a starting point only, for current efforts
to advance the re-emergence of a once vibrant
community near the core of Dallas.
Recommendations
• Concentration of civic, institutional, and religious uses around current location of Golden
Gate Missionary Baptist Church
• Commercial mid-rise with ground floor retail
bordering I-35
• Mixed-use high-rise residential at the northwest corner of the focus area to take advantage
of views across the Trinity to downtown
• Improvements to Eloise Lundy Park to include
a public gathering place and direct pedestrian
access to a trail system and the Trinity River
• Commercial low-rise and small retail for area
between Denley and Hutchins on 8th Street
• Multi-family mid-rise development around
DART’s Corinth Station, along 8th Street east
of Hutchins and on the existing Brackins Village site
• Infill single-family residential with a variety of
types and sizes while maintaining sensitivity to
the existing neighborhood fabric
• Comprehensive street upgrades to include a
distinctive and unified pedestrian friendly environment, including planting strips with street
trees, sufficiently wide sidewalks, street lighting, street furnishings, curb ramps, enhanced
crosswalks, and traffic calming measures
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Implementation
• Increase efforts to address the criminal activity
occurring at the motel use on 8th Street, as it is
a major contributor to crime in the area
• Language revisions should be considered to
portions of PD 571 and PD 383 and 388
• Creation of an umbrella organization [Bottom
Policy & Development Corporation] to effectively plan the process, policies, coordination
efforts, and implementation strategies to carry
forth the master plan vision
• Creation of The Bottom Development Authority to issue funds independently of the City for
investment in The Bottom
• Creation of an advisory board to lead fundraising efforts, procure other non-financial resources, and provide strategic advice and guidance
to advance the area’s development vision
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Appendix G

MESA Design Group Plant Selection
Native and Adaptive Plants of Dallas County

Landscaping with native plants or adaptive plants
has many economical and environmental benefits.
Native plants are hardy because they have adapted
to the local conditions. Once established, native
plants do not need pesticides, fertilizers, or watering.
Not only is this good for the environment, it saves on
maintenance cost and allocation of man power. This
reduces the demand for non-renewable resources
and improves the water and air quality.

helps return the area to a healthy ecosystem.
Diverse varieties of birds, butterflies, and animals are
attracted to the native plants, thus enhancing the
biodiversity of the area.

01 proposed phase one initial
landscape improvements key
map for the bottom

Landscaping with native wildflowers and grasses

02a

Liquidambar styraciflua Sweetgum
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S
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02a-j list of recommended
large size trees for use in the
bottom
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NOTE: This document is only a conceptual tool for future planning. It does not
establish any mandatory requirements
or restrictions on the city for zoning,
platting, architectural styles, thoroughfares, trails, parks, development
incentives, etc. Rather, this document
serves merely as a guide for future
development or rezoning requests. This
document does not limit the ability of
the city to prepare other plans, policies,
or strategies as required and is not a
restriction on the city’s authority to
regulate land use.
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E.

Canopy Tree
Ornamental Tree
Community EntryTree
Community Entry Planting Bed
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02b

02c

Ulmus crassifolia Cedar Elm

Fraxinus americana White Ash

02e

02f

Quercus muehlenbergii Chinkapin Oak
02d

Magnolia grandiflora Southern Magnolia

Quercus virginiana Live Oak

02h

02i

Quercus shumardii Shumard Oak
02g

107

Quercus macrocarpa Bur Oak

Taxodium distichum Bald Cypress

Gleditsia triacanthos var. inermis Thornless Honeylocust
02j
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Medium Trees

01a

Acer barbatum var. Caddo Caddo Maple

01b

Prosopis glandulosa Mesquite

01e

Quercus fusiformis Escarpment Live Oak
01c

01f

Acer grandidentatum Bigtooth Maple

Fraxinus texensis Texas Ash

01a-j list of recommended
medium size trees for use in
the bottom
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01d

Ulmus parvifolia Lacebark Elm

Quercus buckleyi Texas Red Oak
01g
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02a-e list of recommended
small size trees for use in the
bottom

01h

Sophora affinis Eve’s Necklace

02c

Juglans microcarpa Texas Black Walnut

02a

01i

01j

Juglans microcarpa Texas Black Walnut

Diospyros texana Texas Persimmon

02d

Sideroxylon lanuginosum Chittamwood

Ilex decidua Possumhaw

Lagerstroemia Copper Bark Crapemyrtle
02b

Viburnum rufidulum Rusty Blackhaw

02e
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Acer buergerianum Trident Maple

Chilopsis linearis Desert Willow

Quercus durandii Durand Oak
01d

01d

Juniperus ashei Ashe Juniper
01c
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Lagerstroemia indica Common Crapemyrtle

01f

01g

Ilex vomitoria Yaupon Holly
01e

Prunus mexicana Mexican Plum

Cercis canadensis Redbud

Iles x attenuata ‘East Palatka’ East Palatka Holly
01h
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Shrubs
Medium Trees

02a

Abelia grandiflora Abelia

02b

Gardenia jasminoides Gardenia

02e

Rhaphiolepis indica Indian Hawthorn
02c

1a-j list of recommended small
size trees for use in the bottom
continued

Berberis thunbergii atropurpurea

Buxus spp. Boxwood

02f

02a-g list of recommended
shrubs for use in the bottom

02d

Rhododendron spp. Rhododendron

Loropetalum chinense Loropetalum
02g
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Rhus aromatica Aromatic Sumac

01c

Juniperus sabina ‘Tamariscifolia’ Tam Juniper

01f

Nandina domestica Nandina

Cotoneaster spp. Cotoneaster
01b

01d

01g

Forsythia intermedia Forsythia

Prunus laurocerasus Cherry Laurel

01a-h list of recommended
shrubs for use in the bottom
continued
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01e

Spirea spp. Bridal Wreath Spirea

Viburnum odoratissimum Japanese Viburnum
01h

08 section

01a

Bouteloua dactyloides Buffalo Grass

Nassella tenuissima Mexican Feathergrass
01b

01c

Liatris elegans Blazing Star

01f

Oenothera speciosa Pink Evening Primrose
01d

01g

113

Panicum virgatum Switchgrass

Muhlenbergia lindheimeri Lindheimer Muhly

01a-h list of recommended
grasses for use in the bottom

01e

Muhlenbergia dubia Pine Muhly

Schizachyrium scoparium Little Bluestem
01h
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Groundcover

01a

Coreopsis lanceolata Lanceleaf Coreopsis

Oenothera biennis Evening Primrose
01b

01c

Crocus spp. Crocus

Liriope muscariht Liriope

01f

Pennisetum alopecuroides Perennial Fountain Grass
01d

01g

Portulaca grandiflora Moss Rose

Trachelospermum asiaticum Asian Jasmine

01a-h list of recommended
groundcover material for use
in the bottom
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01e

Hosta spp. Hosta

01h

Hedera helix English Ivy

Vinca minor Periwinkle
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Appendix H

Landscape Requirements for Dallas County
Acceptable Plant Materials

The use of high-quality, winter-hardy, and heat and
drought-tolerant plant materials is recommended.
The use of native plant species is encouraged. X.

Design Standards

Refer to SEC. 51A-10.126 (Design Standards) of Article X for the full list of requirements that one shall
comply with throughout the planning process.

Protected tree preservation and mitigation

Tree protection is highly important and encouraged, even required for certain plant species and
sizes. Refer to SEC. 51A-10.136 (Preservation of Protected Trees During Construction or Other Disturbance) and Ordinance 22053 of Article X.

Protected Trees

Tree species in the following lists should be protected, preserved, and replanted whereever possible.

Note:
For complete information on the Landscape and Planting Regulations
for the city of Dallas, consult full Article X –
Landscape and Tree Preservation Regulations at:
http://www.isatexas.com/members/Ordinances/2012_Ordinances/
Land_Pres_Ordinances/Dallas%20-%20Land%20+%20Pres%20Tree%20
Ordinance.pdf
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Preferred Replacement Trees
Scientific Name
Acer barbatum var. Caddo
Acer grandidentatum
Acer buergerianum
Carya illinoensis
Cercis canadensis
Chilopsis linearis
Diospyros texana
Diospyros virginiana [male only]
Fraxinus americana
Fraxinus texensis
Gleditsia triacanthos var. inermis
Gymnocladus dioicus
Ilex decidua
Ilex vomitoria
Juglans microcarpa
Juniperus ashei
Juniperus virginiana
Lagerstroemia indica
Liquidambar styraciflua
Magnolia grandiflora
Pinus eldarica
Pinus nigra
Pinus thunbergii
Pistacia chinensis
Prosopis glandulosa
Prunus mexicana
Quercus buckleyi
Quercus durandii
Quercus fusiformis
Quercus macrocarpa
Quercus muhlenbergii
Quercus shumardii
Quercus virginiana
Sapindus drummondii
Sideroxylon lanuginosum
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Common Name
Caddo Maple
(1)
Bigtooth Maple
(1)
Trident Maple
(3b)
Pecan
Redbud
(3b)
Desert Willow
(3b)
Texas Persimmon
(3b)
Common or American Persimmon
White Ash
(2)
Texas Ash
(1)
Thornless Honeylocust
(2)
Kentucky Coffeetree
Possumhaw or Deciduous Holly
Yaupon Holly
Texas Black Walnut
(1)
Ashe Juniper
Eastern Red Cedar
(1)
Crepe Myrtle
(3b)
Sweetgum
(2) (3a)
Southern Magnolia
(2) (3a)
Eldarica, Mondell, or Afghan Pine
Austrian or Black Pine
Japanese Black Pine
Chinese Pistachio
Mesquite
(1)
Mexican Plum
Texas Red Oak
(1)
Durand Oak
Escarpment Live Oak
(1)
Bur Oak
(2)
Chinkapin Oak
(2) (3a)
Shumard Oak
(2)
Live Oak
(2) (3a)
Western Soapberry
Chittamwood or Gum Bumelia

Scientific Name
Sophora affinis
Taxodium ascendens
Taxodium distichum
Ulmus crassifolia
Ulmus parvifolia
Viburnum rufidulum

Common Name
Eve’s Necklace
Pond Cypress
Bald Cypress
Cedar Elm
Lacebark Elm
Rusty Blackhaw

Refer to SEC. 51A-10.134
(Replacement of Removed or Seriously Injured Trees) and
SEC. 51A-10.135
(Alternative Methods of Compliance with Tree Replacement
Requirements) of Article X.
PREFERRED USE OF TREES
(1) Public R.O.W. (Street Tree)
(2) Open Space/ Park
(3) Residential
(a) Large Lot
(b) Standard Lot

(1)
(2)
(2)
(3a)
(1)
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Arborist Recommended Shrubs List
Scientific Name

Common Name

Abelia grandiflora

Abelia

Berberis trifoliata

Agarita

Fatsia japonica

Aralia

Thuja occidentalis

Arborvitae

Aspidistra eliator

Aspidistra

Aucuba japonica

Aucuba

X

Rhododendron spp.

Azalea

X

Bambusa spp.

Bamboo

Berberis thunbergii
atropurpurea
Callicarpa americana

Barberry, Red

X

3-6

Beautyberry,
American
Boxwood

X

4-8

Buxux spp.
Rhamnus caroliniana
Camelia spp.
Ternstromia
gymnanthera
Cotoneaster spp.

Screening
of OffStreet
(P)arking:
Min. 3’ ht.

Screening
of OffStreet
(L)oading
Spaces:
Min. 6’ ht.

X

Landscape
(B)uffer
Plant
Material:
No min. ht.

Foundation
Planting:
Spacing
≤ Mature
Height

X

X

(P) Max.
Spacing
(ft. o.c.)

(L) Max.
Spacing
(ft. o.c.)

4

(B) Min.
Spacing
(ft. o.c.)

5

X

10-15

X

8

10

X
X

3

X

3

5-6
3-6
2

X

25
2

X

X

6-8
3-6

X
X

Mature
Height
(feet)

2-20

3

3-5

Buckthorn,
Carolina
Camelia

X

X

X

X

3

3

3

6-8

Cleyera

X

X

X

X

3

3

4

4-10

Screening of
Off-Street
(L)oading
Spaces:
Min. 6’
X ht.

Landscape
(B)uffer
Plant
Material:
No min.
X ht.

Foundation
Planting:
X
Spacing
≤ Mature
Height
X

(L) Max.
Spacing (ft.
o.c.)

(B) Min.
Spacing (ft.
o.c.)

4

3

Cotoneaster

X

X

Common Name

Lagerstroemia indica
Elaeagnus macrophylla

Crapemyrtle,
Dwarf
Elaeagnus

Cyrtomium falcatum

Fern, Holly

X

2

Forsythia intermedia

Forsythia

X

6-7

Gardenia
jasminoides
Rhaphiolepis indica

Gardenia

X

X

3

4-6

Hawthorn,
Indian
Holly,
Burford
Holly, Dwarf
Burford
Holly, Dwarf
Chinese
Holly, Dwarf
Yaupon
Holly,
East Palatka
Holly, Foster

X

X

3

2-5

X

4

X

3

Ilex x attenuata
‘East Palatka’
Ilex x attenuata ‘Fosteri’
Ilex x ‘Nellie R.
Stevens’
Ilex opaca ‘Savannah’
Ilex vomitoria
‘Pendula’
Lonicera albiflora

Holly, Nellie R.
Stevens
Holly,
Savannah
Holly, Weeping
Yaupon
Honeysuckle,
White

X

X

X

X

(P) Max.
Spacing
(ft. o.c.)

2-3

Scientific Name

Ilex cornuta
‘Burfordii’
Ilex cornuta
‘Burfordii Nana’
Ilex cornuta
‘Rotunda’
Ilex cornuta ‘Nana’

Screening
of OffStreet
(P)arking:
Min. 3’
X ht.

15

3

6

4

Mature
Height
5-8
(feet)

6-8

15
3-5

X

1.5-3

X

1.5-3

X

X

8

X

X

8

8

20

X

X

6

10

10-20

X

X

8

8

15-30

X

X

5

8

15-20

X

8

15-30

8-10
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Arborist Recommended Shrubs List
Scientific Name

Common Name

Screening
of OffStreet
(P)arking:
Min. 3’ ht.

Screening of
Off-Street
(L)oading
Spaces:
Min. 6’ ht.

Hydrangea
macrophylla
Hydrangea
quercifolia
Hypericum spp.

Hydrangea

X

3-5

Hydrangea,
Oak Leaf
Hypericum

X

6-7

X

2-3

(L) Max.
Spacing (ft.
o.c.)

Laurel, Cherry

X

X

8

Sophora secundiflora

Laurel, Texas
Mountain
Ligustrum,
Japanese
Ligustrum,
Variegated
Ligustrum,
Waxleaf
Loropetalum

X

X

5

8

8-12

X

X

5

6

15-20

X

X

X

4

4

6-10

X

X

X

4

5

10-15

X

X

X

3

3

3-10

X

X

3

5-7

X

X

4

5-8

X

X

X

Nerium oleander

Mahonia,
Leather Leaf
Nandina,
Standard
Nandina,
Compact
Nandina,
Harbour Dwarf
Nandina,
Dwarf Nana
Oleander

Photinia serrulata

Photinia, Chinese

X

X

X

Photinia x ‘fraseri’

Photinia, Red-tip,
Fraser’s
Pine, Mugho

X

X

X

Nandina domestica
Nandina domestica
‘Compacta’
Nandina domestica
‘Harbour Dwarf’
Nandina domestica ‘Nana’

Pinus mugo ‘Mughus’

4

Mature
Height
(feet)

Juniper, Tam

Mahonia bealei

4

(B) Min.
Spacing (ft.
o.c.)

Juniperus sabina
‘Tamariscifolia’
Prunus laurocerasus

Loropetalum chinense

X

(P) Max.
Spacing
(ft. o.c.)

Jasmine, Italian

Ligustrum lucidum
‘Variegata’
Ligustrum lucidum

X

Foundation
Planting:
Spacing
≤ Mature
Height

Jasminum humile

Ligustrum japonicum

X

Landscape
(B)uffer
Plant
Material:
No min. ht.

X
X

1.5-3

4

3

3

10-18

2

3-4

X

1-2

X

1-2

X

5

8-12

5

6

15-20

4

5

10-15

X
X

X

4

Pittosporum tobira
‘Variegata’
Pittosporum tobira
‘Wheeler’s Dwarf’
Podocarpus
macrophyllus
Punica granatum

Pittosporum,
Variegated
Pittosporum,
Variegated
Podocarpus

Pyracantha spp.

Pyracantha

Chaenomeles
japonica
Rhododendron spp

Quince, Flowering
Rhododendron

X

X

3

3-8

Leucophyllum frutescens

Sage, Texas

X

X

3

5-7

Santolina
chamaecyparissus

Santolina, Gray
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X

5-6

3

3

X
X

Pomegranate

X

3-4

X

3

X
X

X

X

X

3

X

X

6-7

4

3

10-15

6

10-15

6

3-15
4-6

1-1.5
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Arborist Recommended Shrubs List
Scientific Name

Common Name

Spirea spp.

Viburnum
odoratissimum
Myrica pusilla

Spirea,
Bridal Wreath
Sumac,
Aromatic
Sumac,
Evergreen
Viburnum,
Japanese
Waxmyrtle, Dwarf

Yucca aloifolia

Yucca, Hard

Yucca parviflora

Yucca, Red

X

3

Yucca gloriosa

Yucca, Soft

X

3-8

Rhus aromatica
Rhus virens

Screening
of OffStreet
(P)arking:
Min. 3’ ht.

Screening
of OffStreet
(L)oading
Spaces:
Min. 6’ ht.

Landscape
(B)uffer
Plant
Material:
No min.
ht.

X

X

X

X

X

Foundation
Planting:
Spacing
≤ Mature
Height

(L) Max.
Spacing
(ft. o.c.)

(B) Min.
Spacing
(ft. o.c.)

Mature
Height
(feet)

X

5-7

X

4-6

X
X

X

(P) Max.
Spacing
(ft. o.c.)

X

3

4

7

4

4

10

3

3-6
6

8-10

General Maintenance

The following are the guidelines for a site’s landscape maintenance:
(A) Required plant materials must be maintained in
a healthy, growing condition. The property owner is
responsible for weeding, grass mowing, irrigating,
fertilizing, pruning, and other maintenance of all
plantings as needed.
(B) For the purpose of site stabilization and erosion control, the Stormwater Management office
suggests a uniform perennial vegetative cover of
at least 70% of the native background vegetative
cover of the area shall be planted or seeded on all
unpaved areas and areas not otherwise covered by
permanent structures, unless an alternative plant
material or cover has been approved, or an alternative application time period has been approved.
Synthetic turf would need to be determined to be
an acceptable ground cover material.
Refer to SEC. 51A-10.108 (General Maintenance) of
Article X.

Note:
For complete information on the Landscape and Planting Regulations
for the city of Dallas, consult full Article X –
Landscape and Tree Preservation Regulations at:
http://www.isatexas.com/members/Ordinances/2012_Ordinances/
Land_Pres_Ordinances/Dallas%20-%20Land%20+%20Pres%20Tree%20
Ordinance.pdf
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Appendix I

Gateway Icons
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Landscape Improvements

Community Fencing

Lighting Elements

Streetscape Furniture

MESA Design Group Site Furnishings
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Site Furnishings

Landscape furnishings are aesthetic as well as
utilitarian products which include seating, planting
refuse, vehicular and bicycle allocation. Choosing
a family of elements with similar character creates
a uniting sense of identity within the community,
complimenting the local architecture and landscape.

01b

01a-d preferred family of street
furniture

02a-b possible lighting alternatives

01c

bench
01a

bike rack

refuse

planter
01d

01f

preferred lighting alternative

lighting options
01h
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01a

01b

01d

01c

01e

Materials and Sizing
Column

Materials: Concrete block, brick, cast stone
Sizing: Column - 2’ - 6” x 2” - 6” x 6’
Cap:
5” Cast Stone or Brick
Fence Panel
Materials: Metal		
Sizing: 8’ (w) x 4’ - 6” (h) varies
01a-e proposed typical community fence and walls for The
Bottom

02a-c proposed material
selection for community fence
and walls

brick
02a
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concrete
02b

wood
02c
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MESA Design Group Monumentation

Community monumentation enhances and
addresses the entries to the neighborhood while
creating a unique identity and sense of place
within the community. It’s important to choose
a family of elements with similar architectural
character, ornamentation and materials to unite
the neighborhood as a whole and enhance the
aesthetics and property values of the community.

v.

LL

MI
D
AR

Re

LL

A
YH
MA

.
ST

.
ST

AR
SP

IFF
CL

E.
AV
DS

.
ST

02a-d proposed gateway and
monumentation location map
and designs

EA

01 gateway examples

ITH

M

S
.T.
C.B

KS
.
ST

EY
NL

DE
.

DR

HUTCHINS

monumentation location map - sited at vacant lots
01

02b

development gateway - tbd

neighborhood entry - Alt ‘A”

prefered neighborhood entry
02a

02c

02d
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Appendix J

Existing Conditions
Located on a low lying stretch of land adjacent
to the Trinity River Levee, The Bottom includes
roughly 140 acres and a population of just over
600 people. Established in the mid-nineteenth
century, today it includes modest single family
homes built in the 1930’s-1950’s, community
churches, a city park and recreation center,
vacant parcels and the nationally ranked Yvonne
A. Ewell Townview Magnet Center. The Bottom
is connected to Downtown Dallas by IH35 and
to The Cedars by Corinth Ave and shares 8th
Avenue to the south with the 10th Street Historic
District. The Corinth DART station is nearby
with red and blue line light-rail train service.
Although immediately adjacent to the Trinity, no
formal entry points exist to the Trinity making it
difficult for residents to fully take advantage of
downtown views and recreational opportunities
along the river.
In 2009, local residents and area stakeholders
with GFF Architects began working to develop
a community-wide master plan. A draft was
developed but never completed. Goals,
recommendations, and implementation
strategies developed from that effort helped
inform this effort with the underlying question:
How can we re-develop this area stewarding
the sitting community while also bringing new
residents to the area?
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01
02

01

03
01 view of downtown across
the trinity from eads avenue
and rev. c.b.t. smith street with
golden gate missionary baptist
church on the right

03 Eloise Lundy Park and the
The Bottom neighborhood
from the top of the levee

02 view down towards The
Bottom’s single-family neighborhood from the top of the
levee

04 School for the talented
and gifted at Yvonne A Ewell
Townview Center located on
8th Street at the edge of The
Bottom neighborhood

04
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01 aerial photo taken of the
the Pegassus Horsehoe project
August 2014 courtesy of pegasus link constructors (plc)

Changes Underway

Since the citydesign studio began working in The
Bottom, a number of significant changes are currently underway. Signs of new activity are quickly
beginning to take place and are welcomed changes
that help support the community’s vision for improvement of the area.

02 aerial photo taken of the
the Pegassus Horsehoe project
August 2014 courtesy of pegasus link constructors (plc)

As part of a larger Texas Department of Transportation, known as the Horseshoe Project, work has
begun on the replacement of the I-35E bridge over
the Trinity River. With construction slated to be
complete in 2017, reconfigured on/off ramp work,
servicing The Bottom has begun.

02

An enhanced maintenance service road and trailhead connection into the Trinity River, linking it to
the Trinity Trail network system is now complete. It
directly links the neighborhood to recreational op-

portunities within the river corridor from the foot
of N. Cliff Street.

01
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Appendix L

References and Further Reading

Texas Tree Foundation		
www.texastrees.org

Green Built North Texas			
www.greenbuiltnorthtexas.com

City of Dallas Housing Repair
www.dallascityhall.com/housing/HomeRepair/index.html

Green Dallas					
www.greendallas.net/green_buildings.html

Dallas County Weatherization
www.dallascounty.org/department/hhs/weatherization.html

Smart Growth				
www.smartgrowth.org

Rebuilding Together
www.rebuildingdallas.org/

U.S. Green Building Council LEED		
www.usgbc.org

Dallas Horseshoe Project
http://dallashorseshoe.com/

Walkscore
www.walkscore.com
American Institute of Architects (Dallas Chapter)
www.aiadallas.org
Congress for the New Urbanism (North Texas)
www.cnu.org/northtexas
The Trinity Trust
www.thetrinitytrust.org
City of Dallas
www.dallascityhall.com
Dallas CityDesign Studio
www.dallascityhall.com/citydesign_studio/index.html
City of Dallas Parks and Recreation Department
www.dallasparks.org
Manual on Uniform Traffic Control Devices (MUTCD)
www.mutcd.fhwa.dot.gov/
National Park and Recreation Association
www.nrpa.org
Urban Land Institute
www.uli.org
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