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letter from
mayor pro tem

Dallas City Council Member, District 1
Mayor Pro Tem Chad West

Neighbors,
Why do so many people love Oak Cliff?

better plan in action, we might have ended up with
something more meaningful than a parking lot. The
Over time, and after speaking with thousands of 500+ livid neighbors who wrote, called, or emailed my
people who grew up here or moved here as fast as we predecessor and me about the razing of El Corazon
could (like me), I’ve recognized three main themes:
agreed. This is but one example of many in our city
1. Oak Cliff has incredible neighborhoods, where the lack of good planning resulted in someone
historically significant buildings, and awesome outside the city – here, a national drug store chain –
parks and trails,
making decisions for us that we’re now forced to live
2. We have a rich, vibrant, and diverse cultural with for decades.
heritage, and
3. We’re simply cooler in every way than other parts The West Oak Cliff Area Plan is our chance as a
of Dallas.
community to plan for the future. It focuses on
land use, but also captures and articulates the
We have to both protect everything we love about desires of neighbors for open space, parks, trails,
our neighborhoods and also plan for the future. historic preservation, population growth, economic
Dallas is growing rapidly, and if we as neighbors don’t development and jobs, transportation, walkability,
take steps to preserve what we love and address and pretty much everything else under sun. Thanks
growth and change in a meaningful, straightforward to the thousands of neighbors who offered feedback
way, someone outside of our neighborhoods or even and the tireless efforts of the City’s Planning & Urban
outside the city might do it for us.
Design staff, so many good and unexpected things
have happened! Neighbors who never engaged with
I recall my first few days as the City Plan Commissioner the City are now showing up and speaking up, three
for our district when a national drug store chain new neighborhood associations have organized, and
purchased the El Corazon building and the lots City leaders are shining a spotlight on a part of Oak
around it. The chain ultimately tore down the Cliff that has not received as much attention as other
historically beautiful structure and putting up a drug neighborhoods in past decades.
store and giant parking lot right across the street from
the Bishop Arts streetcar station. Nothing personal Now is our time, West Oak Cliff!
against drug stores, but if any of the creative voices And this plan is one that we can all be proud of for the
in Oak Cliff had been offered an opportunity to put a near and far future.
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Executive Summary

West Oak Cliff Study Area

W

est Oak Cliff is an equitable, enriching, and welcoming neighborhood
that celebrates its peoples, its history, and its culture, and prioritizes
the safety, health, and economic resilience of its residents.
Residents and stakeholders in West Oak Cliff envision a neighborhood
with a high quality of life that ensures housing and retail affordability
for its residents, preserves its unique single-family neighborhoods,
protects and enhances existing natural amenities and assets, creates new
opportunities for parks, recreation, and natural amenities, provides a safe
environment for pedestrians and cyclists, celebrates its historic buildings
and culture, and provides walkable destinations for its residents.
West Oak Cliff is a sustainable neighborhood that supports local, minority,
women, and immigrant-owned local businesses, promotes local artists
and public art, provides human-scale and human-focused development,
and has access to critical community resources.
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INTRODUCTION
The West Oak Cliff Area Plan is a City Counciladopted guiding planning document for numerous
neighborhoods in the central and western side of Oak
Cliff in Southern Dallas, including Elmwood, Hampton
Hills, The Dells, Beverly Hills, Sunset Hill, and Jimtown.
The plan provides a long-range vision for land use, urban
design, transportation, mobility, infrastructure, open
space, and community concerns around gentrification,
displacement, and revitalization. The area is bounded
to the south by Illinois Avenue, to the west by Cockrell
Hill Road, to the north by Davis Street, and to the east by
Hampton Road, 12th Street and Tyler Street.

younger than the rest of the City of Dallas. Due to the
three DART light rail stations in and around the area, as
well as the ongoing and continued growth in the Bishop
Arts District to the northeast, this area is one where there
are concerns about potential future growth pressures
and subsequent fears of gentrification and displacement.
The West Oak Cliff Area Plan lays out a roadmap to help
ensure that existing residents will be able to remain in
the neighborhood, while also working to improve quality
of life in the area and provide opportunities for future
growth in designated locations.

The West Oak Cliff Area Plan hopes to create a
The West Oak Cliff Study Area is roughly 5 square neighborhood that is enriching, equitable, welcoming,
miles in size, encompassing a diverse array of historic safe, healthy, and economically resilient for all of its
neighborhoods. The area is currently predominantly residents and workers.
White and Hispanic, low-to-middle income, and trends
9
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Plan framework
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Equitable
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Land Use and
Development

Transportation and
Infrastructure

Inclusive Community
Development and
Quality of Life

Parks and Open Space

Welcoming
Economically
Resilient
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IMPLEMENTATION
Land Use and Development
Preserve and protect existing single-family neighborhoods

Prioritize new sidewalks and sidewalk repair to improve accessibility

Promote transit-oriented development opportunities near high-quality transit

Utilize design improvements within the public right-of-way to enhance placemaking and safety

Create walkable, neighborhood-scale mixed-use centers

Construct new multimodal improvements and bike lanes throughout West Oak Cliff

Preserve historic buildings and character through neighborhood-sensitive design

Evaluate traffic calming through street design enhancements

Single-family neighborhoods are at the heart of what makes West Oak Cliff a special community. Maintaining the
current zoning in these neighborhoods will help to preserve their historic charm and reinforce the cultural identity of
this area.
Prioritizing opportunities for mixed-income, mixed-use development near the DART light-rail stations and highfrequency bus will help enhance access to jobs, good, and service, improve safety, and help ensure great affordability
for residents.

Through strategic urban design enhancements along with zoning changes in specific areas, many of the small
commercial nodes in West Oak Cliff can find new life, allowing new jobs, retail, and cultural opportunities to thrive.

Although some new development is necessary for all areas of the city, it is important that significant existing historic
structures are retained to preserve Oak Cliff culture, while new development is designed to be compatible in scale and
character with surrounding single-family neighborhoods.

Inclusive Community Development
and Quality of Life

There are numerous streets in West Oak Cliff with sidewalks in either disrepair or non-existent entirely. Using the Dallas
Sidewalk Master Plan as a guide, sidewalk construction and repair should be prioritized, focusing first on areas near
transit, schools, and destinations.
There are numerous commercial areas where public realm enhancements such as wider sidewalks, reconfigured
intersections, public art, street trees, and furniture would create people-oriented spaces while also enhancing pedestrian
safety.

Currently there are no bike lanes and very few trails in the area. Prioritizing multimodal movement on specific streets will
help increase neighborhood mobility, safety, and enable easier access to destinations such as DART.

Some residential streets in West Oak Cliff are wide, encouraging fast vehicular traffic while reducing safety for residents,
particularly children. Improvements such as street trees, curb extensions, and crosswalks can help to mitigate these
current conditions.

Parks and Open Space

Ensure neighborhood affordability through strategic policies and programs

Create opportunities for smaller parks, plazas, and parklets in existing neighborhood nodes

Support local, minority, immigrant, and women-owned small businesses.

Public school sites should be utilized as opportunities for public greenspace

Promote local arts and culture through initiatives and dedicated physical space

Create new and enhance existing green linkages, utilizing city streets and right-of-way
whenever possible

Critical to preserving neighborhood character and protecting existing residents is implementing strategic policies and
zoning tools for new affordable housing, along with education and assistance for existing homeowners.

One of the defining elements of Oak Cliff is its local, grassroots, and human-oriented businesses. Economic
development incentives and tools should help support small business owners get started as well as remain in place
over time.

Numerous tools can allow Oak Cliff culture to continue to flourish, including public events for visual and musical arts,
utilizing public right-of-way to showcase artists, the creation of artist studios, or the creation of a local cultural center.

Enhance safety through improved design of buildings and public realm

Comments on public safety were common comment during public engagement. Although the area plan cannot
specifically address policing, it is critical that streets and buildings be designed using CPTED principles to reduce
opportunities for crime.
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Transportation and
Infrastructure

Excess city right-of-way and small, vacant spaces between existing buildings can be repurposed to create small open
spaces for passive and active recreation, including plazas, dog parks and playgrounds.

Building off work from the Texas Trees Foundation’s Cool School Program, the area’s eleven public schools can provide
small-scale opportunities for shade, recreation, and interaction with nature.

Greenways along existing creeks and riparian areas can help connect existing open spaces, transit stations, and public
schools, while also reconnecting ecosystems, helping to better enhance the area’s ecological health and habitat.

Improve and enhance existing parks and greenspaces

West Oak Cliff has numerous parks that are heavily utilized and loved by residents, but all are in need of upgrades and
improvements in order to improve livability and quality of life for residents.
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43,905
Est. population

87%

White

5%

Black

7%

Some other race

1%

two + Races

86%

identify as hispanic/
latinx

area overview
The West Oak Cliff Area Plan is a City Counciladopted guiding planning document for numerous
neighborhoods in the central and western side of Oak
Cliff in Southern Dallas, including Elmwood, Hampton
Hills, The Dells, Beverly Hills, Sunset Hill, and Jimtown.
The plan provides a long-range vision for land use,
urban design, transportation, mobility, infrastructure,
open space, and community concerns around
gentrification, displacement, and revitalization.

predominantly White and Hispanic, low-to-middle
income, and trends younger than the rest of the City of
Dallas. Due to the three DART light rail stations in and
around the area, as well as the ongoing and continued
growth in the Bishop Arts District to the northeast,
this area is one where there are concerns about
potential future growth pressures and subsequent
fears of gentrification and displacement. The West
Oak Cliff Area Plan lays out a roadmap to help ensure
that existing residents will be able to remain in the
West Oak Cliff, which is 5.01 square miles in size, lies neighborhood, while also working to improve quality
entirely within Council District 1, and is bounded of life in the area and provide opportunities for future
generally to the south by Illinois Avenue, to the west by growth in designated locations.
Cockrell Hill Road, to the north by Davis Street, and to
the east by Hampton Road, 12th Street and Tyler Street. The West Oak Cliff Area Plan hopes to create a
neighborhood that is enriching, equitable, welcoming,
The West Oak Cliff Study Area encompasses a diverse safe, healthy, and economically resilient for all of its
array of historic neighborhoods. The area is currently residents and workers.
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HOW TO USE THIS PLAN

Considering equity

Plan Vision and Values

Addressing past land use policies and decisions which have
created lingering inequities is paramount to creating a more
equitable and sustainable future for all Dallas residents. Dallas,
like many American cities, has a troubled history of systemic
racial and socioeconomic planning practices and policies that
have been used to enforce or reinforce inequities. West Oak Cliff
has not been immune to these past actions, and the issues and
conditions that exist today are a result of the cumulative impacts
of those past decisions. Black and Brown communities in Dallas
have long been excluded from planning decision-making,
and subsequently have often suffered worse quality of life,
intergenerational accumulation of wealth, education, and health
outcomes as a result.

Through an online survey and through in-person
community meetings, the question “What is your
vision for your neighborhood?” was asked. This
feedback helped the taskforce derive the five
adopted plan values, which were intended to
provide motivating actions for the objectives and
the action items laid out in the Implementation
chapter. The values and vision were synthesized
by city staff and then endorsed by the Area Plan
Taskforce.

Planning Goals and Framework
Area plans are the smallest-scale City-initiated planning efforts

planning context
The West Oak Cliff Area Plan is one of numerous
adopted area plans around the City of Dallas. While
the goal of the area plan is to establish a community
vision for land use, development, and other desired
outcomes for a specific geography, it fits into a larger
network of city-initiated plans that vary in scale and
geography.

Area Plans
The West Oak Cliff is a city-initiated area plan. Area
plans are City-initiated and City Council-adopted
documents that focus on geographies that comprise
multiple neighborhoods, with the purpose of
establishing a land use development vision for that
area. Area plans also help establish a framework
for street and infrastructure improvements desired
by the community while also identifying other
community development concerns that relate
to land use and land development. The goal is to
allow feedback heard through the comprehensive
community engagement effort to create a timely,
implementation-focused plan that can be achieved in
a five-year period. Area plan geographies are selected
by City Councilmembers due to imminent land use
changes that are expected in areas due to catalytic
developments, new investment, or potential zoning
changes.
16

ForwardDallas Comprehensive Land Use Plan
The ForwardDallas Comprehensive Land Use
Plan is the update to forwardDallas, the City’s first
Comprehensive Plan, adopted in 2006. The update is
currently in process and hopes to be adopted by City
Council in 2023. The specific land use vision outlined
in the West Oak Cliff Area Plan will provide the vision
for this area of Dallas.

Other Citywide Plans
In addition to area plans, neighborhood plans, and
ForwardDallas, the City has numerous adopted
citywide plans which provide guidance for the West
Oak Cliff Area Plan:
• ConnectDallas
• CECAP (Comprehensive Environmental and
Climate Action Plan)
• Dallas Sidewalk Master Plan
• Economic Development Policy
• Urban Forest Master Plan
• Park and Recreation Comprehensive Plan
• Dallas Bike Plan
• Dallas Trails Master Plan
• Cultural Plan
• Resilience Plan
• Comprehensive Housing Policy

Seven planning goals were established by the
Area Plan Taskforce to create a roadmap for focus
topics for the plan. The four plan frameworks were
established through analysis of the community’s
feedback and input on the seven established
planning goals. This feedback was easily
grouped in one of four categories: Land Use and
Development, Transportation and Infrastructure,
Parks and Open Space, and Inclusive Community
Development and Quality of Life.

Focus Areas
Seven Focus Areas were identified by the Area
Planning Taskforce to establish a highly detailed
land use vision for each location. These areas were
chosen due to upcoming authorized hearings,
proximity to transit, and/or the potential for
imminent land use changes to occur due to their
location and existing zoning.

Implementation
The Plan Framework, Vision, Goals, and Values,
as well as the Focus Areas highlight concepts
and strategies to achieve the desired outcome
envisioned by the West Oak Cliff community.
In order to be successful, there are strategic
actions that will need to be accomplished. The
Implementation Chapter highlights a matrix
of Objectives and Action Items to achieve for
each of the four frameworks. These action
items highlight a specified timeline, a lead
implementation party, and potential funding
sources.

To ensure the West Oak Cliff Area Plan enacted an equitable
process that spoke to the needs and concerns of all its residents,
numerous steps were taken throughout the process to correct
course and better address community concerns. At the request
of residents, all community meetings were conducted in both
English and Spanish after it was expressed that the initial kickoff
meeting did not provide adequate and equal opportunities for
Spanish-speaking residents. Meetings were moved from virtual
to in-person as soon as it was deemed safe to do so. This shift
made it easier for residents with technology-issues or barriers to
attend meetings and be involved. Additionally, new members
were added to the Area Plan Taskforce to constitute a group that
better reflected the population of West Oak Cliff.
Throughout the process, city staff partnered with grassroots
organizations and local neighborhood groups to distribute doorto-door flyers for events, conducted neighborhood education
workshops that increased resident understanding of planning
and land use issues, and worked with neighborhood leaders to
expand neighborhood capacity and create new organizations to
strengthen the voice of existing residents. As a result, the Plan is
stronger and more reflective of all residents’ needs and concerns.
Many of the recommendations in the Implementation Chapter
speak to ongoing equity issues related to housing and retail
affordability, access to economic opportunities, and general quality
of life concerns. It is imperative that all of the recommendations
be successfully implemented in order to ensure the community
and Dallas are able to move the needle and create a vibrant
and sustainable West Oak Cliff community. While the Plan may
not be successful in single-handedly mitigating all the concerns
expressed by all residents, it is important for the City to continue
to work with all residents and stakeholders to ensure they are
continuously at the table and a part of decisions that will affect
their communities for years to come.
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Approach and process

18

Background

West Oak Cliff Planning Process

Area Plan Taskforce

Public Meetings and Engagement

Due to recent changes in the City’s authorized hearing
process, the West Oak Cliff Area Plan was initiated
by Mayor Pro Tem Chad West, Councilmember for
District 1, in early 2020 in order to establish a vision
for five upcoming authorized hearings for rezoning
slated for various geographies within West Oak Cliff.
Additionally, with three DART light-rail stations in the
area, it was important to create a community vision
for transit-oriented development in these areas. As
such, the purpose for the area plan was to work with
residents and stakeholders to establish a long-range
development vision for the entire geography, with the
goal of protecting at-risk single-family neighborhoods
while also thinking about opportunities for
neighborhood, transportation, open space, and
infrastructure improvements in the area.

The West Oak Cliff Area Planning process occurred
over a 24-month period with four phases:
• Project Scoping and Launch, which included
planning goal setting and focus area identification
• Community and Neighborhood Visioning, which
included plan values and vision identification
• Plan Drafting, which included targeted
recommendations and strategies
• Plan Adoption

The area planning taskforce was appointed by the
Councilmember at the launch of the process. The
taskforce was comprised of representatives from each
neighborhood association within West Oak Cliff as well
as other local landowners and stakeholders with interest
and expertise relevant to the planning process. Several
replacement members were appointed as others left
the taskforce for various reasons. During the course of
the planning process, additional members from newly
created neighborhood associations were added to
the taskforce by the Councilmember in order to add
more neighborhood representation. The taskforce met
13 times during the course of the planning effort and
helped shape the scope, goals, and vision, while also
providing guidance for neighborhood engagement
and plan recommendations.

The area planning effort was launched at the
beginning of the COVID-19 pandemic, and thus
initial taskforce meetings and public engagement
meetings were forced to occur in a virtual format.
WebEx, Microsoft Teams, and Zoom were all used,
with various strategies employed to provide Spanish
translation for Spanish speakers. Public engagement
occurred in four phases: Project Kickoff, Community
Visioning, Neighborhood and Focus Area Vision
Workshops, and Draft Plan Feedback. The Project
Kickoff meetings occured in Winter 2020/21 and were
done entirely virtually. The remaining phases were
conducted with a mixture of in-person and virtual
meetings. Additionally, both online and in-person
survey tools were conducted to maximize community
feedback and input into the process.

Over the course of the planning process, there were:
• 13 area plan taskforce meetings
• 7 virtual community meetings
• 7 in-person community meetings
• 4 in-person neighborhood education workshops
• 3 online surveys

19

engagement summary

attendance

November 2020

The initial Area Planning Kickoff Meeting was conducted
virtually.

168

January 2021

A second virtual Area Planning Kickoff Meeting was
conducted entirely in Spanish in order to better engage
the large Hispanic and Spanish Speaking population in
West Oak Cliff.

35

April/May 2021

Two community visioning meetings were held virtually.
Listening to concerns voiced by the community about
effective engagement practices, two meeting were cancelled
and rescheduled for June on a different virtual platform, with
two new in-person meetings added as well.

June 2021

Two additional virtual community visioning meetings were
held along with the first two in-person workshops.

193

276

September 2021

Four in-person workshops were conducted to educate the
community on land use and zoning basics and on how to
create a neighborhood association.
Throughout the course of the West Oak Cliff Area
Planning effort, city staff made numerous changes to
methods of engagement based on community input.
Online meetings, initially required at the planning
effort’s outset due to the COVID-19 pandemic,
presented barriers for lower-income populations and
the heavily Spanish-speaking population in West Oak
Cliff. Based on voiced community concerns, efforts
were made to maximize in-person engagement,
send notifications via mail and door-to-door flyers
in many neighborhoods, and provide opportunities
for surveys to be done in-person at a local recreation
center. These changes were critical to the success
of the plan and were highly effective in capturing
more community concerns and voices that may have
otherwise gone unheard.
20

BY THE NUMBERS

October/ November 2021

522

total attendance at
online meetings

Four focus area visioning workshops were held in-person to
collect input on the types of land uses, building characteristics,
and infrastructure improvements the community desired to
see in each focus area.

270

total attendance at
in-person events

March 2022

545

number of surveys
completed

May 2022

5856

number of visits to
social pinpoint website
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The Draft Area Plan was presented to the public. One virtual
meeting and one in-person meeting was held.

≈ 100

TBD

Input from community stakeholders and neighborhood
associations was incorporated into the final draft document,
allowing the adoption process to begin.
21
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In-Person Community Meetings were able to resume in Summer 2021

West Oak Cliff is a large area, made up of numerous
neighborhoods and communities, all of which have
unique and defining characteristics. Understanding
these characteristics and the area’s history was
critical in creating a successful path and plan moving
forward.

counts, and the Thoroughfare Plan), ongoing and
upcoming Bond and Capital Improvement Projects,
existing zoning and land use conditions, and existing
neighborhood organizations. This, coupled with
research of the area’s history, served as a starting
point for effective planning work.

In order to better understand West Oak Cliff, city
staff analyzed the area’s demographics (including
age, race/ethnicity, income levels, and educational
attainment), existing conditions of infrastructure,
(including street and sidewalk conditions, traffic

This information was provided to the Area Plan
Taskforce to assist that body in making accurate,
data-driven decisions. Additionally, this data helped
to identify Opportunities and Challenges, Planning
Goals, and Plan Values for this effort.
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area demographics and characteristics
As a starting point for the West Oak Cliff area planning work, demographic analysis was conducted on age,
race/ethnicity, educational attainment, and household income to more effectively understand the area,
identify potential struggles or opportunities, and allow for a more effective strategy around engagement and
outreach.

10.0%

Ages 25-34
Ages 35-44

14.5%
11.5%

18.5%
13.8%

Ages 45-54

13.4

11.9%

Ages 55-64

10.4%

10.2%

Ages 65-74

5.6%

6.0%

Ages 75+

3.2%

4.1%

Source: US Census Bureau, American Community Survey 5-Year Estimate, 2018

Black

7.0%
7.2%
24.3%
4.0%

Two or More Races

2.5%
1.3%

Dallas

American Indian

0.3%
0.3%

West Oak Cliff

Asian

3.4%
0.2%

Native Hawaiian
/ Pacific Islander

0.1%
0.2%

Source: US Census Bureau, American Community Survey 5-Year Estimate, 2018

Graduate/
Professional Degree

2%

Bachelor’s Degree

12%
20%

6%

Some College/
Associates Degree

17%

High School
Graduate
9-12th Grade
(No Diploma)

10%

Dallas

8.2%

27%

30%

West Oak Cliff

Source: US Census Bureau, American Community Survey 5-Year Estimate, 2018
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$35,000 - $49,999

14.7%
16.4%

$25,000 - $34,999

11.6%
12.0%

$15,000 - $24,999

10.7%
12.6%

$10,000 - $14,999

6.2%

3.5%

6.0%
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5.7%
6.2%

Less than $10,000

21.4%

West Oak Cliff

Travel Mode to Work

14.8%

12.7%

Walking, 0.6%
Transit, 2.7%

Taxicab,
6.6%

Automobile,
90.2%
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16.3%16.9%

9.5%

6.8% 7.2%

7.3% 7.9%

8.3% 8.1%

7.5%

9.9%

18%

13%

Less Than 9th Grade

16.8%

One of the major non-demographic pieces of
analysis city staff looked at to better understand
West Oak Cliff was resident’s travel time and travel
mode to work. Most notable is that, even with
three DART stations and numerous bus routes,
90.2% of residents commute via car, with only 2.7%
commuting via transit. This seems to imply that
accessibility to the transit stations is a limiting factor;
or else that transit is not helping people access their
final destinations, such as employment. It is also
notable that, in terms of travel time to work, West
Oak Cliff residents have, on average, slightly longer
commutes than Dallas residents as a whole.

11.7%
22%

$50,000 - $74,999

Source: US Census Bureau, American Community Survey 5-Year Estimate, 2018

Travel Modes/ Travel Time to Work

Travel Time to Work

23%

10.2%
11.5%

Dallas
West Oak Cliff

60+ min

Along with West Oak Cliff being a relatively
young population compared to the rest of
Dallas, the area also has substantially lower
educational attainment than the rest of the
city. Only 8% of the area has a college degree or
higher, compared to 32% in Dallas. Additionally,
30% of the population has less than a 9th Grade
education, compared to only 13% of Dallas as a
whole.

Some Other Race

86.9%

$75,000 - $99,999

30-34 min

Education

White

5.2%
11.2%
9.2%

25-29 min

In analyzing race and ethnicity data, it became
clear that West Oak Cliff is substantially different
than the rest of Dallas as a whole. West Oak Cliff
is 87% White, compared to Dallas, which is 63%
White. Additionally, West Oak Cliff is only 4%
Black, compared to the city as a whole which is
24% Black. Additional analysis of ethnicity data
also highlighted that the area is 86% Hispanic/
Latinx, which is double that of Dallas.

62.5%

3.3%

$100,000 - $149,999

20-24 min

Race and Ethnicity

$150,000 - $199,999

45-59 min

11.1%

Another unique characteristic about West Oak
Cliff is the relatively low-income earning among
households compared to the rest of Dallas. The
Median Household Income for Dallas is under
$53,000 annually. In West Oak Cliff, 53.2% of the
residents make less than $50,000 compared to
46.2% of Dallas residents. That said, West Oak Cliff
does have a sizeable middle class, with the plurality
of residents (21.4%) making between $50,000 and
$75,000 annually. It is also worth noting that there
are some notable differences in household income
across different census block groups in the area.

10.3%

1.2%

35-44 min

Ages 18-24

$200,000 +

15-19 min

Ages 0-17

Income

Dallas
25.4%

10-14 min

West Oak Cliff has some notable traits related
to the age of its residents. The area is notably
younger than the rest of the Dallas, with 41.5% of
the residents being under the age of 25, compared
to 35.4% in Dallas as a whole. Additionally, it has
a lower percentage of the population that is over
65 years old compared to Dallas, implying there
may be lower life expectancy in the area or that
there is an inability for residents to age in place
due to affordability or zoning barriers.

West Oak Cliff
30.4%

Less than
10 mins

Age

Source: US Census Bureau, American Community Survey 5-Year Estimate, 2018
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PD 631

PD 830

CD8
CR

R-7.5(A)
CR

CR

R-5(A)

CR

CR

TH-3

Existing Zoning in West Oak Cliff

Existing Land Uses in West Oak Cliff

existing Zoning and Land Use analysis
One of the first steps taken during the initial project
scoping and area analysis was a review of the existing
zoning, land uses, and development in West Oak
Cliff. This helped city staff and the Area Planning
Taskforce better understand where potential changes
might be possible or preferred, while also helping to
understand zoning adjacencies to existing residential
neighborhoods.

with single-family land uses zoned TH-3 and MF-2(A).
Additionally, there are two Conservation Districts that
lie inside West Oak Cliff: North Cliff (CD-8) and Greiner
Area (CD-4).

The other main residential land uses and zoning that
fall within West Oak Cliff is Duplex and Multifamily
housing. Most of the duplexes that exist within
the area are in locations zoned TH-3. The four main
Although there are numerous land uses that exist multifamily districts exist in the southeastern corner
around the 5-square mile area, the vast majority along Vernon, on the southern edge along Illinois
(roughly 78 percent) of West Oak Cliff is single-family near Westmoreland, in the northwest corner near
land uses. This aligns with the fact that roughly 80 Gilpin, and on the northern edge between Davis and
percent of West Oak Cliff is zoned for single-family Jefferson.
uses. There are several areas, including a portion
of the Jimtown neighborhood, where the existing Besides single-family and multifamily land uses,
zoning does not align with the existing land uses. there are numerous commercial corridors and
While most of the areas with single-family land uses nodes scattered throughout the area. These tend
are zoned R-5(A) and R-7.5(A), there are some areas to be clustered on major thoroughfares along the
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periphery of West Oak Cliff, including along Tyler,
Illinois, Cockrell Hill, and Davis, although Hampton,
Westmoreland, Edgefield, and Clarendon also have
pockets of commercial zoning districts in the heart
of West Oak Cliff. These commercial districts range
in size and in built form, with some being comprised
of large, suburban big-box and drive-thru retail
while others, especially along Clarendon, Edgefield,
Hampton, and Davis, are comprised of older, smaller
retail structures that have minimal setbacks from the
property line and have parking either located in the
rear or to the side of the property.

rail station. Additionally, the West Davis Corridor is
entirely covered by PD 830 and PD 631, although
there is also a small portion of PD 316 (Jefferson Area
Special Purpose District) in the northeast corner of
West Oak Cliff. These PD areas have more detailed
existing land use and zoning language shaping
development outcomes in these regions.

Although there is one small parcel zoned industrial
(IM) just south of the Tyler-Vernon DART Station, this
is a site that has a historic structure with commercial
uses operating on the site. On the south side of West
Oak Cliff, near Westmoreland and Illinois, there are
The last major zoning type that exists within West some residential neighborhoods that have adjacency
Oak Cliff is a handful of Planned Development to industrial (IM) zoning, although that is an area with
Districts (PDs) that are scattered throughout the an authorized hearing slated to explore potential
area and range in size and type. The majority of the changes to the zoning to bring it more in line with the
twelve PDs in West Oak Cliff are site-specific, tied to surrounding neighborhood while also providing new
existing schools as well as the Hampton DART light- transit-oriented development opportunities.
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LEGEND
2012 Street/ Trail Improvements
2012 Facility Improvements
2017 Street/ Trail Improvements
2017 Facility Improvements

Neighborhood Associations in West Oak Cliff registered with the City of Dallas

2012 and 2017 City of Dallas Bond Projects

existing neighborhood organizations

ongoing and upcoming bond and capital improvements

The City of Dallas’ Planning and Urban Design
Department encourages existing neighborhood
associations, homeowners associations, and
neighborhood coalitions to register with the City in
order to more effectively communicate and engage
with neighborhoods during ongoing planning efforts.

help serve as a coordinator between neighborhood
groups and to help with engagement and outreach in
areas without neighborhood associations.

During the course of the planning effort, grassroots
efforts by local leaders and the Planning and Urban
Design Department staff, who hosted several “How to
At the outset of the West Oak Cliff Area Planning Create a Neighborhood Association” capacity building
effort, there were eight neighborhood associations workshops in the area, led to the creation of three
identified by city staff and the Councilmember’s new neighborhood associations in West Oak Cliff:
office as existing and being registered with the City. East Hampton Hills Neighborhood Association, South
A representative from each of these associations was Edgefield Neighborhood Association, and North Cliff
placed on the Area Plan Taskforce in order to serve Neighborhood Association. Once these organizations
as a liaison and a voice for those neighborhoods. In formally registered with the City, a representative
addition, there is a larger neighborhood coalition, from each was added to the plan taskforce to ensure
Heritage Oak Cliff, which serves as a coalition for all better neighborhood representation.
Oak Cliff neighborhood associations. A representative
from the coalition was also added to the taskforce to
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Many of the recommendations that are outlined later
in this plan will be included in the City’s upcoming
Needs Assessment Inventory in order to be considered
and included in the next City of Dallas Bond, tentatively
slated for 2023. Although these improvements will be
important to help the area achieve its desired future
vision, there are numerous capital improvements and
bond projects that have been funded by previous
Bonds, including the 2006, 2012, and 2017 Bonds.
Many of these improvements are either under
construction or slated to be implemented in the near
future. As such, City staff analyzed these projects to
get a better sense of where these improvements were
slated and how they might align with the West Oak
Cliff Area Plan.

Boulevard, Tyler Street, and Wright Street, Complete
Street improvements along West Davis conducted
in coordination with Dallas County, facility
improvements at Martin Weiss Park, street resurfacing
on numerous roads in the area, and an extension of
the Elmwood Greenway trail along Rugged Branch
Creek.
All of these projects will help to improve quality of life
in West Oak Cliff and will potentially have impacts on
land use and development in the future. It is critical
for the recommendations laid out in the West Oak
Cliff Area Plan to build off these successes and allow
these existing capital improvements to be synergistic
and serve as catalysts for future improvements.

The main projects slated for the West Oak Cliff area
include sidewalk improvements along Jefferson
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The busiest roads in West Oak Cliff are Hampton,
Illinois, and Westmoreland, with each moving
between 20,000 and 30,000 vehicles daily. The
remaining roads have lower traffic counts where
potential roadway changes become more viable.
That said, any recommendations identified as a part
of the West Oak Cliff Area Plan will require further
traffic study and analysis by the City’s Transportation
Department to understand greater system impacts.

Understanding the existing conditions of sidewalks
and roadway quality is helpful in order to identify
potential accessibility barriers and where potential
new capital improvements are needed. This analysis
helped city staff locate potential critical areas where
substantial improvements are needed.
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In general, eleven of the thirteen streets in the area
on the City’s Thoroughfare Plan are currently built in
conformance with the Plan. That said, there are two
streets, Clarendon Drive and West Twelfth Street, that
do not follow the plan. Clarendon is designated as a
4-U, meaning it could be built with 4 lanes of travel
(two in each direction) but today only provides 2
lanes of travel total. Similarly, West Twelfth Street is
also a 4-U, but today, most of the street (between
Hampton and Edgefield) is two-lanes with a center
turn-lane. In addition to better understanding the
City’s Throughfare Plan, it was next important to

understand existing traffic counts to identify roads
that are either under or over-capacity. On streets
with excess vehicular capacity, potential changes,
including road diets, pedestrian improvements, and
bike lanes, could be explored and recommended as
a part of this plan.
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Knowing that potential recommendations for
improvements to various streets and thoroughfares
in West Oak Cliff were likely to arise from the
planning effort, analysis of the streets in the area on
the City’s Thoroughfare Plan was conducted to better
understand existing challenges and opportunities.
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1845

area HISTORY

The Oak Cliff area is first settled by American settlers. The township, then
known as Hord’s Ridge, was settled just northeast of the West Oak Cliff area.

1887

Oak Cliff is founded when Thomas Marsalis purchases a large area of land on
the southern banks of the Trinity River.

1903

Oak Cliff is annexed into the city of Dallas.

1915

The Sunset Hill neighborhood is annexed into Dallas. Around this same time,
the Sunset streetcar line along Marlborough Avenue and Burlington Boulevard
is completed.

1924

The Elmwood neighborhood is platted atop Lindsley Waters’ dairy farm,
which was established in 1907. The Hampton Hills neighborhood was also
established and is connected to Downtown via the Hampton Streetcar line,
terminating at Pierce Street.

1929

The Dells neighborhood is first developed, known as the Irwindell Addition,
and the Beverly Hills neighborhood is annexed into the City of Dallas.
From top left counter-clockwise
Photograph of Edgefield Garage at Edgefield/Clarendon in 1985. The
garage opened in 1925 and was likely one of the first gas stations and
garages in Oak Cliff.
Source: oakcliffyesterday.blogspot.com
Historic plat of the Sunset Hill neighborhood from 1910’s. The plat
shows West Tenth Street, South Oak Cliff Boulevard, and Burlington
Boulevard all as wide boulevard streets.
Source: oakcliff.advocatemag.com
A 1924 advertisement for the Hampton Hills neighborhood in the
Dallas Morning News, promoting its streetcar accessibility and
heralding it as “Oak Cliff’s Ideal Home Place.”
Source: oakcliffyesterday.blogspot.com
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P

rior to European and American settlement,
the landscape that comprises West Oak
Cliff was one of scrubby Blackland Prairie
checkered by deeper creek gulleys and
watersheds, such as Cedar Creek and Coombs
Creek, which cut into the native limestone
and can still be seen to this day. Although
there were no known permanent Native
American settlements in the area, like the rest
of the Dallas, West Oak Cliff lay at the western
extent of the Caddo nation and would have
also been home to the Comanche and Wichita
tribes.

1956

The Oak Cliff streetcars, including the Sunset and Hampton lines, make their
final run.

1957

The West Oak Cliff area is struck by the Oak Cliff Tornado, running a path
through the eastern side of West Oak Cliff before moving north.

1996

The DART Red Line opens, linking Westmoreland, Hampton, and Tyler-Vernon
stations to Downtown Dallas via light-rail.
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streetcar. During the first three decades of the
Twentieth Century, streetcar lines were extended into
the undeveloped farmlands of West Oak Cliff, linking
Sunset Hill and Hampton Hills northeast to the rest of
Oak Cliff and Downtown. These areas remained linked
to downtown via streetcar until streetcar service was
suspended in 1956. The remaining neighborhoods
were constructed between the 1920’s and the 1950’s,
accessible primarily by automobile and bus.

Map of Elmwood Subdivision, circa 1930s

Source: Elmwood NA

Schools followed the influx of residents to the area
Beginning in the late 1830’s and 1840’s, American as well. Winnetka Elementary first opened in 1913,
settlers moving in from the east began to establish with the current building completed in 1939. Greiner
farmsteads in the area. Most notably, Hord’s Ridge Junior High School opened in 1915. Lida Hooe
was settled in 1845 by William Henry Hord, his family, Elementary, originally known as Sunset Hill School,
and his three African slaves near what is today the opened in 1920. Sunset High School, just outside of
Dallas Zoo. Additionally, to the north of West Oak the West Oak Cliff planning area first opened in 1925.
Cliff, La Reunion was founded by a group of roughly Margaret B Henderson Elementary was founded
300 French, Belgian, and Swiss immigrant aiming to in Elmwood in 1929, although the current school
create a utopic socialist colony.
building was completed in 1941.
Like many other areas in Dallas, West Oak Cliff’s
history is one that has been heavily influenced by
the predominant mode of transportation at that
given period of time. Prior to the construction of the
streetcar, West Oak Cliff was only accessible by horse
and buggy. One of the major roads through the area
was Clarendon Road (then known as Jamestown or
Jimtown Road). This provided one of the first ways to
access the West Oak Cliff area.
In 1887, Thomas Marsalis purchased a large piece
of land on the southern side of the Trinity River,
establishing Oak Cliff as a new municipality. While this
area was just northeast of the West Oak Cliff study area,
it helped lay the foundations for new development in
the area. Oak Cliff was connected to downtown Dallas The 1957 Oak Cliff tornado damaged numerous homes in the West
Source: Dallas Times Herald
via the Houston Viaduct bridge, which included Oak Cliff Area 				
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Marlborough

Jefferson

Brooklyn
Burlington

Clinton

Edgefield

Brandon

Waverly

As the area grew, numerous new parks were
constructed throughout the West Oak Cliff area. Martin
Weiss Park has perhaps the most interesting history.
Martin Weiss was a successful Dallas businessman
who bought and preserved the historic Hord house
at 1111 Martindell for use as a community center in
1928. He later donated $65,000 for the community
building. In 1935 the Park Board officially named
the center and the park after Martin Weiss. Beverly
Hills Park opened in 1941, Elmwood Parkway was
established in 1945, and Westmoreland Park opened
in 1952.

on

ers
Jeff

Bus “Shuttle” Route
Historic Streetcar Route
Present-Day DART + Station

Historic streetcar and bus lines in West Oak Cliff circa 1950

Since the completion of the build-out of all of the
neighborhoods, the most notable occurrence has
been the general aging and demographic changes
of some of the neighborhoods in West Oak Cliff. As
a result of the construction of an extensive freeway
system, school integration, and other systemic policy
changes, many predominantly White neighborhoods
in Dallas saw significant changes between 1950 and
1980. This “White Flight” to the suburbs occurred
in West Oak Cliff as well, with a largely Hispanic
population replacing the mostly White, non-Hispanic
population prior to World War II.

In terms of development, the most notable recent
historic event for the area was the construction
of the new DART light-rail system to the area. The
Westmoreland, Hampton, and Tyler-Vernon Stations
were connected to Downtown when the first DART
light rail line opened on June 14, 1996. More recently,
the old Dixie Wax Paper Company factory just south
of Tyler-Vernon DART Station, completed in 1925, was
renovated and converted to a mixture of commercial
and office spaces. This represented one of the largest
investments in the area in recent years.

Drawing of Dixie Wax Paper Company Factory upon completition in 1925.

Source: Tyler Station
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opportunities + challenges
opportunities

challenges
Young Population
Nearly one-third (30.4%) of West Oak Cliff is less than 18 years
old. An additional 11% is less than 25 years old. This young
population helps define this area as a district of neighborhoods
with families. Additionally, as we think about the area moving
into the future, it will be important to ensure that young people
who grew up in the area are able to continue living in the area
when they move away from home.
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Low Transit Usage and Poor Multimodal
Connectivity
West Oak Cliff has three DART light-rail stations in or directly
adjacent to it, as well as numerous bus lines, including one of
the highest ridership routes along Jefferson Boulevard. Even
with that high-quality transit access, only 2.7% commute via
transit. Additionally, poor bike and pedestrian amenities were
noted by the community as a barrier to traveling around West
Oak Cliff and accessing the DART stations.

Strong Public Transit Access and PubliclyOwned Land at Stations

Weak residential housing markets and rising
property values

West Oak Cliff has two DART light-rail stations inside its
boundaries (Tyler-Vernon and Hampton), while the
Westmoreland Station falls just south of Illinois Avenue.
Additionally, the area is serviced by numerous bus lines along
the major corridors, including the highest-frequency bus route
in the DART system along Jefferson Boulevard.

Some census block groups in West Oak Cliff are identified in
the citywide Market Value Analysis (MVA) as F, G, and H, which
are classified as weak residential markets. These areas have
historically provided a large stock of attainable housing for
low and middle-income populations, yet increasing property
values citywide, and in Oak Cliff particularly, are threatening
the long-term affordability and attainability of these areas.

Commercial Corridors Ripe for Redevelopment

Limited Public Open Space

West Oak Cliff has numerous commercial corridors, including
along West Davis, Hampton, Westmoreland, Illinois, and
Clarendon, some of which have strong urban building form
and memorable historic buildings. Although these areas have
existing commercial uses, many have numerous vacancies
as well as barriers such as zoning which make current
redevelopment or reinvestment difficult.

Although West Oak Cliff has some wonderful open space
assets, including the Elmwood Greenway and Martin Weiss
Park, there are large areas of West Oak Cliff that are not within
1/2 mile (10-minute walk) of parks or trails. Additionally, some
of existing parks are small and do not contain many of the
amenities desired by the community.
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planning goals

plan values

Seven fundamental goals for the West Oak Cliff Area Plan were established by first
collecting a list of issues, concerns, and aspirations from the area planning taskforce.
These initial goals were reviewed and surveyed by the public to ensure that they aligned
with what the community also wanted to see achieved through the planning effort.

In order to ground the West Oak Cliff Area Plan in key foundational tenants by which
success would ultimately be measured, five values were established by the West
Oak Cliff Area Planning Taskforce, derived from values elicited through community
engagement.

Protect existing single-family neighborhoods
Protect existing singlefamily neighborhoods.

Equitable

West Oak Cliff has numerous unique neighborhoods that
range in age, demographics, and price points. As such, West
Oak Cliff is an area that strives for equity by celebrating its
diversity, by being inclusive and respectful of all residents,
their backgrounds, needs, and desires, and above all,
prioritizes ethical outcomes for all.

Enriching

West Oak Cliff has a vibrant and thriving historic and cultural
legacy that serves as the pulse for this area of the city and
should be embraced and celebrated.

Safe and
Healthy

West Oak Cliff should be an area that prioritizes safety for all
residents, in all aspects of their lives, including for cyclists and
pedestrians, by making improvements that make the area
more walkable. Additionally, the health and well-being of
all residents should be promoted by enhancing connections
to the natural environment and each other, while also
prioritizing physical and mental health outcomes.

Economically
Resilient

West Oak Cliff should strive to maximize opportunities
and accessibility to jobs and high-quality housing that
is affordable for existing residents in order to ensure all
residents achieve success and have a high quality of life.

Welcoming

Due to the vibrant cultures and the unique, thriving singlefamily neighborhoods that comprise the area, West Oak Cliff
is welcoming to all residents, including families. West Oak
Cliff should strive to use these characteristics to foster and
enhance a strong sense of community, including community
development and empowerment.
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Land Use and Development

Land Use and Development relates to all items specifically related to
private development, zoning, previously filed authorized hearings, and
other desired land use changes or improvements.

Transportation and Infrastructure

Transportation and Infrastructure relates to all recommended roadway
enhancements, proposed Thoroughfare Plan changes, recommendations
for new sidewalks, bike lanes, and other urban design improvements.

Parks and Open Space

Parks and Open Space relates to all strategies and recommendations
related to existing parks, proposals for new parks, open spaces, and trails,
and issues related to natural systems and the natural environment.

Inclusive Community Development and Quality of Life

Improving quality of life in West Oak Cliff includes recommendations
related to preserving neighborhood affordability, economic development
and small business support, community arts and culture, and safety.

chapter III

vision and framework
framework .....................................................................................................................................41
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land use and development ......................................................................................................44
Transportation and infrastructure .........................................................................................52
Parks and open space ..............................................................................................................58
inclusive community development and quality of life .........................................................64
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FRAMEWORK
The four frameworks were developed through
comprehensive community engagement around
the initial planning goals. After the initial planning
goals were established by the Area Plan Taskforce,
the goals were surveyed through both an online
survey and through virtual and in-person public
meetings. The feedback around these goals helped
establish a Summary of Focus for the plan, which
could easily be grouped into four main categories.
These four topics serve as the framework for the These four groupings, due to the unique nature
recommendations listed in Chapter V. For each of their characteristics, made sense to serve
framework, a vision is provided to serve as a guide as the framework for the planning vision and
for future planning work in the area.
recommendations.
The West Oak Cliff Area Plan has four primary topics
that it addresses in order to help the area achieve its
vision for the future:
• Land Use and Development
• Transportation and Infrastructure
• Parks and Open Space
• Inclusive Community Development and Quality
of Life.

41

community vision

West Oak Cliff is an equitable, enriching, and welcoming neighborhood that celebrates its peoples, its history, and its culture,
and prioritizes the safety, health, and economic resilience of its residents.
Residents and stakeholders in West Oak Cliff envision a neighborhood with a high quality of life that ensures housing and
retail affordability for its residents, preserves its unique single-family neighborhoods, protects and enhances existing natural
amenities and assets, creates new opportunities for parks, recreation, and natural amenities, provides a safe environment
for pedestrians and cyclists, celebrates its historic buildings and culture, and provides walkable destinations for its residents.
West Oak Cliff is a sustainable neighborhood that supports local, minority, women, and immigrant-owned local businesses,
promotes local artists and public art, provides human-scale and human-focused development, and has access to critical
community resources.
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Preserve and Protect Existing Single-Family Neighborhoods

Land Use and Development
One of the main purposes of the West
Oak Cliff Area Plan was to establish a
strong land use and development vision
for the entire geography. The purpose of
this vision was three-fold. First, the goal
was to use the area planning process,
driven by comprehensive community
engagement, to inform the five
authorized hearings filed in the West Oak
Cliff area. Second, the plan was intended
to help protect existing single-family
neighborhoods while also allowing for
future development along commercial
corridors to better align with the vision
the community has for the area. And
lastly, the Plan is intended to serve as a
guide for future zoning and development
requests to ensure that those requests
conform to the vision established by
the community through the Plan. The
Vision Map, on Page 50, provides the
land use vision for West Oak Cliff. There
are five main types of land development
envisioned for this area, enumerated on
the following pages.

Preserve Historic Buildings and Character
Through Neighborhood-Sensitive Design
Many neighborhoods and commercial areas in West Oak
Cliff are approximately one-hundred years in age. Due
to their age and unique history, certain buildings and
neighborhoods contribute to the overall history of Dallas
and are important to preserve and protect.
Today, there are only two conservation districts in West
Oak Cliff (North Cliff and Greiner Area). These represent
the only areas where the single-family zoning creates
protections enforcing renovations or reconstructions to
be compatible in character to the other historic structures.
This leaves many other notable historic neighborhoods
such as Hampton Hills, Elmwood, and Kessler Plaza/
Ravinia Heights at risk for infill residential that will degrade
the historic character of each area. Working with specific
neighborhoods to create new conservation districts will
help protect them for generations to come. This can and
should be done in tandem with permitting additional
housing types that help to provide additional residential
options yet still conform to the neighborhood character of
each specific area.

The most common comment heard through
community engagement and the highest supported
planning goal was to protect and preserve existing
single-family neighborhoods. West Oak Cliff is
primarily single-family neighborhoods, with 78%
of the land area comprised of that land use. While
each neighborhood in West Oak Cliff has unique
characteristics, the most prominent feature of West
Oak Cliff as a larger geography is the totality of these
many distinct neighborhoods. A fundamental goal
for the West Oak Cliff Area Plan is to ensure that
single-family neighborhoods can maintain their
existing zoning and character, helping to reinforce
what makes West Oak Cliff great. Subsequently, it is
important that other areas, including areas around
transit and commercial corridors, are able to change
and grow over time in order to best meet the needs
and vision of the community.

Different approaches may be needed in different
areas based off various conditions such as desirability,
access to transit and amenities, and age/character of
the housing stock. Certain neighborhoods with large
amounts of historic housing stock remaining may
need to be treated differently than other areas. Areas
with larger low-income homeowners/renters may
need different strategies than more stable areas. As a
part of the area planning process, city staff educated
the community on the various policies and tools that
exist to help preserve and protect homeowners and
improve long-term affordability of neighborhoods.
Some of these strategies serve as the foundation
for the recommendations around preserving
neighborhood affordability. As outlined in Chapter V,
there are no recommendations to change the zoning
in any single-family neighborhoods unless noted in
the specific focus area recommendations.

Additionally, numerous commercial structures around
West Oak Cliff have great stories to tell but today are
sitting vacant due to regulatory barriers such as zoning
and parking code. This puts them at-risk for demolition as
they become economically unviable in their current state.
Amending the zoning code in these areas will help allow
these buildings to find new life and continue to contribute
to the great history of the area.
As a starting point for future preservation work, it will lastly
be important to conduct an analysis of all of the structures
in the area and determine what areas and structures are
historic, important, and contributing. This will allow historic
preservationists and planners to make the best possible
decisions for those areas and protect what makes these
areas special through subsequent possible future zoning
changes.
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Develop Neighborhood-Serving Transit-Oriented Development Nodes

Create Walkable, Neighborhood-Scale Mixed-Use Centers

West Oak Cliff is home to two DART light-rail
stations, while the Westmoreland DART Station lies
just across Illinois Avenue. Surrounding all of these
stations are residentially zoned properties as well
as properties zoned for commercial, industrial, and
office uses, many of which are not meeting their full
potential. On these non-residential properties, there
are opportunities to reimagine land uses that better
serve the surrounding neighborhoods, and better
serve the transit stations and transit users. There are
several important features that future development
should provide in these three locations that are
critical to the long-term success of each serving as
transit-oriented development nodes for West Oak
Cliff.

West Oak Cliff has several busy commercial corridors,
including West Davis and Hampton, as well as other
commercial nodes, such as Downtown Elmwood,
where there is a community desire to see a greater
mixture of land uses. Many of these commercial
areas are made up of small-scale (one and two-story)
buildings with neighborhood-serving retail. Building
off of the historic, neighborhood-scaled character of
these nodes, there is an opportunity to reimagine the
zoning in these areas to allow for more diverse land
uses, including residential, office, and live-work. This
would create more vibrant nodes that better meet the
community’s vision and better serve the surrounding
neighborhoods.

First, development should provide a mixture of uses
to service the surrounding neighborhoods, while
also providing uses that are compatible with transit
and transit-users. These types of uses might include
residential such as apartments and townhomes, office
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uses, retail such as grocery stores and pharmacies, or
community-serving uses such as clinics or daycares.
Additionally, development should provide improved
design of buildings, in particular the ground-level, to
increase activation, vibrancy, and eyes on the street.
This can include patios, porches, and numerous
ground-level entry points and windows. As a part of
this, the design of the public realm should create safe,
inviting, and walkable places that also help facilitate
easier accessibility of the stations themselves.
This should include wide sidewalks, street trees,
enhanced lighting, and amenities such as benches
and bike racks. And lastly, new development should
be compatible with and sensitive to surrounding
neighborhoods. This should include the height
and scale of new structures, the provision of design
elements that reflect the surrounding architectural
character, and providing open space and amenities
that will benefit surrounding neighborhoods.
The unique location of West Oak Cliff’ DART Stations
in areas surrounded by single-family neighborhoods
mean that adding residential density in the areas will
need to be done delicately and respectfully. Allowing
“missing middle” housing options (see Page 106)
within 1/2 mile of the DART stations will help to
increase the number of residential units near transit,
will help make new and existing retail more viable,
and will potentially increase transit ridership. These
common housing types such as duplexes and
quadplexes are currently not permitted by the current
zoning. Allowing these housing types in certain
locations will increase housing supply and housing
choice options, creating a larger range of price points
for residents in the areas as well.

to provide active ground-level uses, including patios
for restaurants, entries into residential buildings, and
retail spaces with numerous windows and entries to
better activate the public realm.

In addition to ensuring that potential new
development is compatible with surrounding
neighborhoods, it was also expressed that there
is a desire for existing structures and their uses to
be better able to meet these needs of surrounding
neighborhoods. In some commercial areas there are
numerous vacant buildings while other areas contain
undesirable commercial uses. It will be critical for
the zoning changes in these areas to identify the
specific uses that the neighborhood would like to
Although there is a desire to see some new uses added see excluded, while also identifying potential barriers
to these areas, there is also a strong desire for new to new retail from entering the area, such as parking
development to be compatible with the surrounding requirements. Some of the barriers and land uses the
neighborhoods in both scale and character. This community desires to see excluded in specific areas
should include a maximum height of no more than are included in Chapter IV and in the action item
three stories. It is also desired for new development recommendations in Chapter V.
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Urban Residential

Land Use Types

These areas are characterized by
larger, more intensive dwelling unit
types such as townhomes, smallerscale multifamily, and garden-style
apartments. In addition to these
denser residential land uses, Urban
Residential areas may also contain
some single-family homes, duplexes,
and triplex/quadplexes. In addition to
residential uses, these areas may also
contain small community uses such
as daycares, churches, and schools.
In older neighborhoods, these areas
may also contain neighborhood-scale
commercial uses such small corner
stores, cafes, offices, or art studios.

Residential Neighborhoods
These are areas characterized by
the scale, architectural character,
and lot coverage of their buildings,
along with the number of permitted
dwelling units allowed on a given lot.
In older neighborhoods, there may be
a diversity of housing choice types,
including single-family, duplex, and
quadplexes, while in more recently
constructed areas, the predominant
land use is single-family homes.
Accordingly,
most
Residential
Neighborhoods are zoned for singlefamily uses, but may also be zoned for
uses such as duplex or townhomes,
depending on the location. In addition
to residential uses, these areas may
also contain small community uses
such as daycares, churches, and
schools. In older neighborhoods, they
may also contain neighborhood-scale
commercial uses such small corner
stores, offices, or art studios.

Neighborhood Mixed-Use
These areas are often smaller
neighborhood nodes or corridors
that contain more locally-serving
commercial businesses that are
frequented by nearby residents for
daily needs. These areas may also
contain smaller-scale residential uses,
including townhomes and multifamily,
when appropriate. Other uses such as
churches, schools, and institutions can
also be found.
Neighborhood
Mixed-Use
areas
are often adjacent to Residential
Neighborhood areas and should
be contextually sensitive to those
neighborhoods. This includes the height
and massing of buildings, parking
management to minimize spillover
impacts, and hours of operation to
minimize noise. Most Neighborhood
Mixed-Use areas are found in older
portions of Dallas and were constructed
before the automobile became the
primary mode of transportation.
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Commercial Center/Corridors
These areas contain regionallydrawing commercial uses that
typically include physically larger,
oftentimes
more
automobiledependent, commercial businesses
and uses such as big-box retail, strip
centers, and drive-thru uses. That
said, these areas may also contain
smaller amounts of other land uses
such as multifamily, office, churches,
and institutions. These areas are most
commonly found in areas of Dallas
that developed after World War II
due to the predominance of the
automobile as the primary means of
transportation.

Open Space
These areas are public or privatelyowned areas whose primary purpose
is for recreation and ecological
processes. These areas may contain
small buildings and structures that
are associated with the open space
programming. Besides City-owned
parkland, other examples of Open
Space include navigable waterways,
golf courses, Army Corp of Engineercontrolled floodplains, conservation
easements, and wilderness and
nature preserves.

49

objectives
Preserve and protect existing single-family
neighborhoods
Single-family neighborhoods are at the
heart of what makes West Oak Cliff a special
community. Maintaining the current zoning
in these neighborhoods will help to preserve
their historic charm and reinforce the cultural
identity of this area.

Promote transit-oriented development
opportunities near high-quality transit.
Prioritizing opportunities for mixed-income,
mixed-use development near the DART lightrail stations and high-frequency bus will help
enhance access to jobs, goods, and services,
improve safety, and help ensure greater
affordability for residents.

Create walkable, neighborhood-scale
mixed-use centers
Through strategic urban design enhancements along with zoning changes in specific
areas, many of the small commercial nodes
in West Oak Cliff can find new life, allowing
new jobs, retail, and cultural opportunities
to thrive.

land use and development vision
Residential Neighborhoods are characterized by the scale, architectural character,
and lot coverage of their buildings, along with the number of permitted dwelling units
allowed on a given lot. While these areas often contain single-family homes, they may
contain other dwelling unit types such as duplexes, triplex/quadplexes, and small
community uses such as daycares, churches, and schools
Neighborhood Mixed-Use areas are often smaller neighborhood nodes or corridors
that contain more localized commercial businesses that are frequented by nearby
residents for daily needs. These areas may also contain smaller-scale residential
uses, including townhomes and multifamily when appropriate, that are contextually
sensitive to surrounding neighborhoods.
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Urban Residential neighborhoods are characterized by larger, more intensive dwelling
unit types such as townhomes and smaller-scale multifamily, although these areas may
also contain some single-family homes, duplexes, and triplex/quadplexes.
Commercial Center/Corridors are more regionally-drawing areas containing
physically larger, oftentimes more automobile-dependent, commercial businesses
and uses, but may also contain smaller amounts of other uses such as multifamily.
Open Spaces are public and privately-owned areas whose primary purpose is for
recreation and ecological processes. These areas contain minimal buildings, but may
contain structures associated with the park and open space programming.

Preserve historic buildings and character
through neighborhood-sensitive design
Although some new development is
necessary for all areas of the city, it is important
that important existing historic structures
and neighborhoods are retained to preserve
Oak Cliff culture, while also ensuring new
development is designed to be compatible in
scale and character with surrounding singlefamily neighborhoods.
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transportation and infrastructure
Like many areas of the city, West Oak
Cliff has numerous infrastructure issues
that make multimodal transportation,
accessing transit, and simply walking
difficult. Additionally, there are many
geographies within West Oak Cliff that
have the potential to be successful
commercial corridors but currently lack
adequate
pedestrian
infrastructure,
subsequently hindering their potential.
Throughout the community engagement
process, residents and stakeholders
expressed a desire for the City to make
investments in streets and public rightsof-way in order to allow for alternative
ways of traveling in the area. Although
improving existing and constructing new
sidewalks was often the most desired
outcome, there was also a great deal
of emphasis on calming traffic on both
residential and arterial streets, creating
pedestrian-friendly environments in
many commercial areas, and investing
in bike lanes and multimodal facilities to
make mobility in the area easier for all.

Source: AARP
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Source: La Terra Studio

Residents expressed a desire for safe, protected bike facilities to better
connect areas of West Oak Cliff. 		
Source: https://bklyner.com/

Reconstruction of sidewalks and the public realm in some of the commercial areas of West Oak Cliff will help to create a sense of place,
improve pedestrian safety, and enhance access to surrounding businesses.

Construct new multimodal improvements and
bike lanes

Utilize design improvements to enhance placemaking and safety

Currently, there are no dedicated bike lanes in West Oak
Cliff, although several streets have been marked as sharedlane streets (or “sharrows”). Additionally, the only off-street
facility designed to accommodate cycling is the Elmwood
Greenway, a 1.5-mile multipurpose trail recently expanded
to link it to the Tyler-Vernon DART Station. Not surprisingly,
there were many comments from the public concerning
the desire to invest in dedicated bike lanes, with 45% of
surveyed residents expressing a desire for new bike lanes in
the area. Luckily, there are some planned investments for
bike lanes in West Oak Cliff, including on Vernon Avenue and
Davis Street. While these new investments are a step in the
right direction, additional investments are needed.
Through online and in-person mapping exercises, many
additional streets and areas were identified as opportunities
for bike lanes and trails. Creating a connected network of
trails and bike lanes will improve quality of life by making
getting around via alternative modes such as cycling and
scooters easier and safer. The map on Page 56 highlights
all of the streets identified by the community as optimal for
multimodal connectivity, helping to link parks, schools, and
commercial areas to peoples’ homes.

Scattered throughout West Oak Cliff are numerous
commercial corridors and retail centers of various
sizes. Many of these have their roots as neighborhood
nodes around old streetcar stops when the area
was constructed as a streetcar suburb. Due to this
development history, most of these areas have
attributes that could enable them to once again be
pedestrian-oriented spaces. Unfortunately, today
most have poor infrastructure conditions which
detract from their walkability and viability.
In these areas, many of which are also identified
as Focus Areas discussed in Chapter IV, there are
various types of infrastructure improvements
that could contribute to creating environments
that are more conducive to pedestrian mobility.
Additionally, these improvements could also be
opportunities to use the public right-of-way to
provide desired elements such as parklets, public
art, opportunities for parking, and neighborhood
storytelling that can reinforce and enhance the
culture and history of the area. In order to help these
areas thrive while also promoting pedestrian safety,
the various improvements can be grouped into two

main buckets: projects that will require substantial
reconstruction of the public realm, and smaller,
pedestrian-safety oriented projects.
Due to the cost associated with major public
realm reconstruction projects and urban design
enhancement projects, the West Oak Cliff Area
Planning taskforce prioritized the most important
areas for future capital improvements, including
Downtown Elmwood, Hampton/Clarendon, and
Pierce/Catherine. These improvements could
include full street-reconstruction, street crosssection changes, traffic pattern changes, and new
pedestrian amenities. Improvements in these
areas will be synergistic with proposed land use
and zoning changes in those areas, all helping to
generate more pedestrian-friendly neighborhood
mixed-use districts. The other bucket of projects
related to pedestrian enhancements in existing areas
will be smaller, less expensive projects, such as ADA
enhancements, pedestrian signalization, pedestrian
refuge islands, improved lighting, and Safe Routes to
School programs, which will all enhance pedestrian
safety throughout West Oak Cliff.
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completed in the immediate future.
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$156,847.50

B. Hollywood

Elmwood Blvd

W Illinois Ave

49

$67,367.50

C. Hampton

Hampton DART Station

Perryton Dr

58

$213,347.50

D. Illinois

S Franklin St

Rugged Dr W

57

$184,422.50

E. Glenfield

Chalmers St

S Waverly Dr

48

$242,092.50

FOCUS AREAS

The northern half of Focus Area 8: Hampton Crossing
lies inside the West Oak Cliff area. The Sidewalk
Master Plan identifies three priority improvements,
including along Illinois Avenue and Hollywood
Avenue, and along Hampton Road to improve
access to the DART station.

59

Prioritize new sidewalks to improve accessibility

Utilize transportation and infrastructure projects to promote traffic calming

not be achieveable in the near future. Accordingly,
the Dallas Sidewalk Master Plan and ConnectDallas
are instrumental in serving as a guide for prioritizing
sidewalk repair and construction in this area plan.
The two plans even specifically identify projects
throughout West Oak Cliff as priorities, which have
been included in the Transportation and Infrastructure
recommendations in Chapter V. That said, additional
streets throughout the area were not identified by
either plan and are still priorities for improvements in
In 2020, Dallas adopted ConnectDallas, a multimodal the near future. These have also been included in the
strategic mobility plan considering all forms of final recommendations.
transportation, including biking, walking, transit. This
was followed in 2021 by the adoption of the Dallas Lastly, DART has also evaluated existing accessibility
Sidewalk Master Plan, which lays out a framework to the DART stations in West Oak Cliff, with the goal
for identifying areas where sidewalk repairs and of making improvements and repairs at their stations,
construction is needed and prioritizes projects of and working with the City of Dallas in making repairs
highest need due to the overwhelming demand in all around their stations to enable easier, safer access for
corners of Dallas. As indicated by the map on Page 31, pedestrians. These recommendations have also been
the list of new sidewalks and sidewalk repairs in West included in the desired action items in Chapter V.
Oak Cliff is vast. Completing all of those projects will

Many corridors throughout West Oak Cliff
have historically been designed to move cars
fast and efficiently through the area. While
this may help in getting around quickly by
automobile, it has resulted in high vehicular
travel speeds which create uncomfortable
and potentially unsafe conditions for
pedestrians and cyclists. Utilizing many
strategies outlined in the first three sections,
including provisions for road dieting streets
with new bikes lanes, planting new street
trees and landscaping on medians along
busy thoroughfares, and installing new
traffic signalization and stop signs in certain
areas where warranted, improvements can
be made to slow traffic speeds and begin
to prioritize walking and cycling as modes
of getting around the area. This will help to
better connect neighborhoods severed by
busy thoroughfares, while also helping to
bring more foot traffic to retail areas.

The
most
commonly
cited
infrastructure
improvement need was the desire to repair existing
sidewalks and construct new sidewalks where none
exist today. 64% of survey residents desired more
sidewalks to make getting around West Oak Cliff
easier by foot. Improving sidewalks and multimodal
infrastructure throughout the city is a priority for the
City’s Department of Transportation and the Public
Works Department.
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Source: City of Dallas Department of Transportation
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Planting trees in the medians of major thoroughfares in West Oak Cliff will
help beautify the area and slow traffic.
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objectives
Prioritize new sidewalk construction and
sidewalk repair to improve accessibility
There are numerous streets in West Oak Cliff
where sidewalks are in disrepair or entirely
non-existent. Using the Dallas Sidewalk
Master Plan as a guide, sidewalk construction
and repair should be prioritized, focusing
first on areas near transit and around schools
and destinations.

2

6
35

4

2
4
1

Utilize urban design improvements
within the public right-of-way to enhance
placemaking and safety
There are numerous commercial areas where
public realm enhancements such as wider
sidewalks, reconfigured intersections, public
art, street trees, and furniture would create
people-oriented spaces while also enhancing
pedestrian safety.

5

1
6

3
Desired roadway + placemaking
improvements
Desired placemaking + urban design
enhancements
Desired on-street bike facilities
Desired off-street bike facilities/
trails

Construct new multimodal improvements
and bike lanes throughout West Oak Cliff
Currently there are no bike lanes and very
few trails in the area. Prioritizing multimodal
movement on specific streets will help
increase neighborhood mobility and safety,
enabling easier access to destinations such
as DART light-rail stations.

Transportation and Infrastructure vision
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1

Redesign awkward intersections and improve the public realm in the Downtown
Elmwood area, with particular emphasis on Ferndale and Edgefield, to increase
walkability, pedestrian safety, and placemaking.

2

Reconstruct Wright Avenue right-of-way to include sidewalks and bike lanes. This
will help to provide multimodal connections between DART light-rail stations and
nearby schools while also linking to future trail extensions south of Illinois.

3

Redesign and reconstruct the intersection of Wright and Illinois to allow for
enhanced vehicular safety and safer pedestrian and bike access across Illinois to the
Westmoreland DART Station.

4

Provide protected bike lanes along Clarendon Drive between Cockrell Hill (the
municipality) and Tyler Street to provide safer multimodal mobility options across
the West Oak Cliff area.

5

New public realm enhancements along both Hampton Road and Clarendon Drive,
including new street trees, improved sidewalks, new traffic signals, and on-street
parking, will help to create a more walkable commercial center.

6

Reconstruct the public realm in the North Cliff Neighborhood Center area along
Pierce Street to create desired public space and enhance the pedestrian accessibility
of this neighborhood node.

Evaluate traffic calming through street
design enhancements
Some residential streets in West Oak Cliff are
wide, encouraging fast traffic which reduces
safety for residents. Improvements such as
street trees, curb extensions, and crosswalks
can help to mitigate these current conditions.
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parks and open space
West Oak Cliff is an area that is defined by its
natural setting. Set amongst the rolling hills
on the limestone escarpment sitting south
of the Trinity River and carved by small
creeks which eventually drain out to the
river, West Oak Cliff is a lush and forested
area compared to many parts of Dallas.
As such, there are numerous parks and
trails that take advantage of some of these
natural assets. That said, due to its large
size, the area has many locations where
parks and open space amenities are lacking.
Additionally, some of the existing parks and
open spaces are not providing the full array
of amenities that the public desires. Of the
seven planning goals for the plan, “Preserve
Natural Areas and Expand Public Parks and
Trails” was the second highest rated goal.
Additionally, many indicated the desire
for new parks and open spaces in certain
locations, the desire for improved access to
existing parks, the need for improvements
at these existing parks, and the goal of
protecting the natural environment such
as tree canopy on privately-owned land
scattered throughout the area.

Elmwood Greenway (top) and the Martin Weiss Park and Recreation
Center (below) the are both great park assets in West Oak Cliff.

Existing Parks and 10-Minute Park “Walksheds”					

Create new parklets in underserved areas

Utilize public school sites as greenspace opportunities

West Oak Cliff is currently home to roughly 50 acres of public
open space, spread across six City of Dallas parks. There are
additional public open spaces in the area not managed by
the City of Dallas, including the Cool Schools playground
at Arturo Salazar Elementary School and the Elmwoof Dog
Park in Elmwood. Although there are six parks scattered
throughout West Oak Cliff, they are not balanced in their
locations. As you can see from the map on Page 59, in the
central core of the area, along Hampton Road, there are
large areas that are not within a 10-minute walk (1/2 mile)
from a park or a public playground. This highlights the need
for finding more opportunities for parks and open space in
this area.

Beginning in 2016, the Trust for Public Land established
a partnership with the Dallas Independent School
District (DISD) known as the Cool Schools Program,
which aimed to plant new trees, create new usable
public greenspace, and enhance student, teacher, and
community connections to nature. In 2020, Arturo
Salazar Elementary in West Oak Cliff was one of several
schools in Dallas selected as a part of their first round
of Cool Schools Community Parks program, followed
in 2021 by Leila P. Cowart Elementary School. As a part
of the program, the schools received new playgrounds,
walking trails, outdoor classrooms, art murals, and
nearly one-hundred new trees. The success of this
project as the Trust for Public Land look for future
sites. There exist opportunities for other West Oak Cliff
schools such as Stockard Middle School and LO Donald
Elementary School to become Cool Schools Park sites
in the future. This will help to provide new community
greenspaces in areas currently lacking access to open
space. In addition to the Cool Schools Program,
there are other opportunities for the City’s Park and
Recreation Department to partner with nearby public
schools to create assets that can be shared by students

Although there is very little vacant land in the West Oak
Cliff area, there are opportunities for the City to reimagine
some existing public right-of-ways to create small park and
plaza opportunities. Additionally, small vacant parcels in
busy commercial areas such as Hampton/Clarendon and
Downtown Elmwood are natural locations for new open
space to be created. Creating numerous small parklets
throughout West Oak Cliff will help to provide more open
space and recreational opportunities for all its residents.
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Source: Trust for Public Land

during school hours and by the community during the
remainder of the week. Lenore Kirk Hall Elementary lies
adjacent to Westmoreland Park. Currently the division
between each property is difficult to ascertain since the
two green spaces bleed into each other. As such, there
are opportunities for the two entities to work together
to create new community assets such as playgrounds
and sports fields that could benefit everyone.

Site plan of the new Cool Schools Community Park at Salazar
Elementary					
Source: Trust for Public Land
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Green linkages can serve both passive and active recreation and enhance the ecological health of an area.

Moss Park and Westmoreland Park in West Oak Cliff

Create New and Enhance Existing Green Linkages

Improve and Enhance Existing Parks

West Oak Cliff is blessed with several public and
privately owned natural areas, including the riparian
areas for three creeks: Coombs Creek, Elmwood
Branch, and Cedar Creek. These areas showcase
exposed white limestone and slow-flowing, cool
creeks, highlighting what much of this terrain
resembled before White settlers developed farms
and agriculture in the area. These riparian zones
serve as valuable assets for the area, providing
wildlife habitat and providing ecosystem services,
such as heat island mitigation, air purification, and
carbon sequestration. Additionally, some of these
areas also provide recreational amenities, such as the
Elmwood Greenway, which has curving pathways
and recreational trails.

new linkage exists along Coombs Creek Drive from
Westmoreland Park to Martin Weiss Park. Excess
right-of-way can be transformed into a trail corridor
and landscaped natural area which could create safe
bike and walking opportunities for residents, create
passive green space, enhance ecological connectivity
between existing green spaces, and provide a possible
connection to an extension of the Five Mile Creek Trail
in the future.

Through the community engagement process,
residents were specifically asked the types of
improvements they might like to see on a new
green linkage along Coombs Creek Drive. Although
residents were most interested in a new hike/bike
path connecting the new parks, there was also interest
Although some of these green linkages and corridors in seeing opportunities for passive recreation such as
have been preserved, there are opportunities to create sitting areas, pollinator gardens, and fitness stations.
new linkages and enhance existing linkages to make There was also a desire to improve pedestrian access
them more accessible to residents. One potential to this future trail connection and to think about how
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this trail might connect to other neighborhood
assets in the future.
In addition to riparian and natural areas, there
are also opportunities to better utilize cityowned right-of-way for green connections. Large
medians along some residential streets in the area
can be converted into usable spaces, providing
landscaping, street trees, benches, and other
amenities as requested by the neighborhood.
Other excess right-of-way areas can be converted
into small parklets or else repurposed to serve
an ecological function such as bioswales, rain
gardens, or pollinator gardens.

As mentioned, West Oak Cliff is home to six
existing city parks which are already providing
great open space and recreational opportunities
for residents. That said, each park has the potential
to be enhanced to better serve its residents.
Through the Community Visioning Survey, 71%
of survey residents expressed a desire for more
walking paths and trails while 49% desired
more playgrounds and 48% desired a dog park.
Additionally, through the community engagement
process, there were numerous comments about
the desire to see enhancements at existing parks
such as new splash pads, walking paths, dog parks,
and public art. Ensuring that these enhancements
are prioritized in upcoming bonds and in the Park
and Recreation Department’s needs assessment
will be critical to seeing improvements in these
locations in the future. These improvements will
further enhance quality of life for residents in West
Oak Cliff.
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objectives
Create
opportunities
for
smaller
parks, plazas, and parklets in existing
neighborhood nodes.
Excess city right-of-way and small, vacant
spaces between existing buildings can be
repurposed to create small open spaces
for passive and active recreation, including
plazas, dog parks and playground.

6

2

1

3

5

Public school sites should be utilized as
opportunities for public greenspace
Building off work from the Texas Trees
Foundation’s Cool School Program, the area’s
eleven public schools can provide smallscale opportunities for shade, recreation, and
interaction with nature.

4

Create new and enhance existing green
linkages, utilizing city streets and right-ofway wherever possible.
Greenways along existing creeks and riparian
areas can help connect existing open spaces,
transit stations, and public schools, while also
reconnecting ecosystems, helping to better
enhance the area’s ecological health and
habitat.

parks + open space vision
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1

Create a green linkage on Coombs Creek Drive between Westmoreland Park and
Martin Weiss Park, rebuilding the right-of-way to include a multipurpose trail,
integrated stormwater management, and open space/ landscaping opportunities.

2

Explore opportunities to enhance the existing green corridor along Coombs Creek
Drive and along Coombs Creek to connect Martin Weiss Park north to Beverly Hills
Park and beyond to a future extension of the Coombs Creek Trail.

3

Utilize the proposed redeveloped of the Hampton DART Station property to create
a new plaza for community gathering while also exploring ways to enhance the
existing creek area as an open space community asset.

4

Utilize existing public rights-of-way to create a multimodal green linkage between
the area’s DART stations. This will help improve access to the stations and link
adjacent neighborhoods and the Elmwood Greenway to the Five Mile Creek Trail.

5

Repurpose existing excess city right-of-way in Downtown Elmwood to expand
existing open space, including the Elmwoof Dog Park, and create new open space
opportunities.

6

Explore opportunities to make improvements within the right-of-way around the
existing Dallas Water Utility property south of Moss Park to create more useable
open space and allow for a safe pedestrian walking trail in the area.

Improve and enhance existing parks and
green spaces
West Oak Cliff has numerous parks that are
heavily utilized and loved by residents, but all
are in need of upgrades and improvements
which will improve livability and quality of
life for residents.
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inclusive community development and quality of life
Throughout the West Oak Cliff Area
Planning process, the community
expressed a great deal of pride in the
culture of their community. That said,
there were also numerous comments
regarding ongoing concerns about
safety and general fears about potential
displacement
and
gentrification
due to development pressure, new
development, and raising property
taxes. These concerns were at the heart
of the five key values driving the plan:
equitable, enriching, safe and healthy,
economically resilient, and welcoming.
In order to ensure that the future of West
Oak Cliff aligns with the community’s
vision, numerous policies and programs
will need to be implemented that will
reinforce and celebrate the existing
culture while also providing safeguards
to ensure its continuity and viability for
decades to come. Recommendations
related to these topics are divided into
four main objectives, with specific action
items for each further explained in the
Implementation Chapter on Page 126.

Dallas’s older neighborhoods have many examples of missing middle
housing types that provide a variety of options and price points.

2

Reduce barriers to new supply,
including allowing for more housing
choice options in certain areas.

3

Help households access and afford
private market homes

4

Establish
protections
displacement and poor
conditions

against
housing

Possible City-initiated methods to mitigate the
impacts of displacement and gentrification

Ensure Neighborhood Affordability
Fears about gentrification and displacement are at the
forefront of many community’s minds. Rising property taxes
and substantial increases in monthly rent, coupled with the
lingering economic impacts of the COVID-19 pandemic,
have left many in Dallas and in West Oak Cliff struggling
to continue to live in their current home. Compounding
these factors are larger market economic factors such as job
growth (and subsequent population growth) continuing to
put pressure on an already strained housing market. West
Oak Cliff is an area that has already begun to experience
the effects of gentrification and displacement as a result of
these factors and will continue to be impacted in the years
ahead. As such, this concern was one of the most prominent
issues vocalized during the community engagement
process. In fact, through the Community Visioning Survey,
82% of surveyed residents have experienced an increase in
housing cost burden during their tenure in the area and the
number one issue vocalized when asked their least favorite
thing about their current living situation was the cost of
housing.
As a result of this pressing issue, city staff collaborated to
develop an Anti-Displacement Toolkit and Matrix which
highlighted all of the existing tools and policies that the City
of Dallas has today that can affect change on this topic. This
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1

Create and preserve dedicated
affordable units

TheTX Studio at Tyler Station is one of many artist-oriented small
businesses in West Oak Cliff.

Promote Local Arts and Culture
served as a starting point for the recommendations
outlined in the Area Plan. Although the West Oak
Cliff Area Plan cannot alter the continued demand
for housing in this area or in Dallas, nor can it affect
rising property taxes, it can lay out a multi-pronged
strategy to better prepare this area of the city for the
future ahead, with the goal of mitigating the impacts
of gentrification and displacement to the greatest
extent possible.

The West Oak Cliff community is proud of their
historic neighborhoods, many of which are nearing
one-hundred years old. They are also proud of the
unique culture that defines Oak Cliff. As an area
that is predominantly Hispanic, there are a large
number of Hispanic-oriented and Hispanic-owned
businesses, and yet there is little local art or cultural
programming to reinforce this area as one of Dallas’
Latinx hearts.

As outlined above, the recommendations around
ensuring neighborhood affordability center
around four key principles: creating and preserving
dedicated affordable units, reducing barriers to new
supply, helping households access and afford private
market homes, and providing protections against
displacement and poor housing conditions. The
subsequent strategies outlined in the Focus Areas
and Implementation Chapter are a comprehensive
attempt to establish a well-rounded policy with the
goal of mitigating displacement and gentrification.
Ensuring that existing residents are able to continue
to call West Oak Cliff home will be critical to achieving
and equitable, welcoming, an economically-resilient
area of Dallas.

In order to better enhance, promote, and protect
the existing culture of not just the Hispanic
community in West Oak Cliff, but all cultures and
groups that comprise the area, there is a general
need for more widespread community events and
for new programming to exist in existing community
spaces such as the Martin Weiss Recreation Center.
Additionally, there is a need for more physical
community and cultural spaces that can house
future programming. There exist opportunities to
reinforce local cultural through art and murals on
existing structures in the area and through public art
in parks and other city properties. These displays of
public art can communicate the community’s past as
it moves into the future.
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West Oak Cliff is home to dozens of small, local businesses.

Enhancing neighborhood safety for pedestrians is critical to improving quality of life for West Oak Cliff residents. CPTED Principles (top) will
help improve pedestrian and neighborhood safety.

Support local, minority, immigrant, and women-owned small businesses

Enhance Neighborhood Safety

Although West Oak Cliff is not a major employment
center, there are an estimated 3,500 jobs located in
the area. Of the more than 500 places of employment
in West Oak Cliff, only three businesses have 100
or more employees, with the average business
containing roughly 6 employees. Many of these
small businesses are minority, immigrant, and/
or women-owned businesses. These institutions
serve as the backbone and the heartbeat of the
community. Providing support for these businesses
is vital to enhancing the existing culture of the area
and ensuring that businesses of and for the existing
community can continue to remain in the area.
Providing assistance is largely the task of various
economic development and small business programs
that exist within the City of Dallas. Many of these
programs can assist by providing financial support
as a part of the COVID-19 pandemic economic
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recovery, as well as providing assistance with capital
improvements to small business facilities. Ensuring
that these tools are effectively promoted in the
area is critical to ensuring that many at-risk small
businesses are able to remain viable moving into the
future. Additionally, working to create new smallscale small business and community development
tools is a priority for the City of Dallas’ Office of
Economic Development. Lastly, creating an ongoing
working group or taskforce to serve as a liaison to the
City and to local Chambers of Commerce will help
local businesses identify and educate about new
tools and opportunities, work to address existing
barriers to entry, and better promote themselves
citywide. These new programs, when created, will
be able to provide more robust support for new
start-ups, existing businesses, and new small-scale
development in many of West Oak Cliff’s commercial
areas.

A constant comment from the community throughout
the engagement process centered around safety.
Many of these comments involved issues of policing,
including how, when, and where police patrolled.
While those issues are best handled by the Dallas Police
Department and are not directly related to land use,
numerous comments related to safety did, in fact, have
their roots in the built environment and its correlated
impacts.
One common complaint from the community related
to perceptions of safety for pedestrians. Some of
these issues relate to the design of infrastructure to
facilitate easier and safer pedestrian accessibility (see
Transportation and Infrastructure), but others relate
to perceptions of safety related to adjacent land uses
and lighting. Many heavily-pedestrian areas in West
Oak Cliff such as parks and commercial areas are poorly
lit during nighttime hours. This is detrimental to both

area safety and to the viability of many businesses
who rely on customers feeling safe in accessing their
establishment. Additionally, there are areas where the
current buildings and built form produce conditions
where pedestrians feel vulnerable. Large parking lots,
blank walls, and commercial areas without active uses
near the street are all areas that lend themselves to
poor perceptions of safety.
The recommendations outlined in the Implementation
Chapter aim to enhance pedestrian safety through
roadway design improvements and traffic calming,
Additionally, changes in zoning in certain areas to
promote better “eyes on the street” through Crime
Prevention Through Environmental Design (CPTED)
can help improve safety. And lastly, improvements at
area parks can also increase the safety of those areas
and enhance overall quality of life.
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objectives
Ensure neighborhood affordability through
strategic policies and programs
A four-pronged approach of creating and
preserving dedicated affordable units;
reducing barriers to new supply; helping
households access and afford private market
homes; and protecting against displacement
and poor housing conditions should be
established.

5

3
3

4

2
5

3
1

4

Support local, minority, immigrant, and
women-owned small businesses
One of the defining elements of Oak Cliff is
its local, grassroots, and human-oriented
businesses.
Economic
development
incentives and tools should help support
small business owners get started and
remain in place over time.

5
Promote local arts and culture through
initiatives and dedicated physical space
Numerous tools can allow Oak Cliff culture to
continue to flourish, including public events
for the visual and musical arts, utilizing public
right-of-way to showcase artists, the creation
of artists studios, or the creation of a local
cultural center.

inclusive community development and quality of life vision
1

2
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Leverage the proposed redevelopment of the Hampton DART Station Property to
create a mixed-income residential community, including dedicated units affordable
to 80% Area Median Income or Less. Additionally, as a part of the property
redevelopment, explore opportunities to create dedicated physical space for
cultural and arts programming and outdoor public gathering spaces.

Support the City of Dallas’ Office of Arts and Culture in providing new arts and
cultural programming at the Martin Weiss Recreation Center.

3

Include public art as a part of urban design enhancement and street reconstruction
projects in major neighborhood centers in order to tell neighborhood stories and
history and reinforce the existing neighborhood culture.

4

As a part of the existing and potential future authorized hearings for rezoning in
commercial areas, provide enhanced urban design and public safety standards to
increase perceptions of safety by all users.

5

Ensure that future Park and Recreation improvements projects in all West Oak Cliff
parks provide enhancements such as improved lighting to enhance safety and
visibility.

Enhance safety through improved design
of buildings and public realm
Comments on public safety were common
during public engagement. Although the
area plan cannot specifically address policing,
it is critical that streets and buildings be
designed using CPTED principles to reduce
opportunities for crime.
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Map of the seven focus areas
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Although one of the primary objectives of the West
Oak Cliff Area Plan was to establish a land use and
development vision for the entire area, certain
subareas within West Oak Cliff stood out as needing
special attention. The purpose of the Areas of Focus
chapter is to highlight the specific community vision
for policies related to land use changes, future
development, public realm, street, and infrastructure
investments.

Although focus areas were drawn with general
geographies in mind, the goal was to focus primarily
on non-single-family zoned properties, aligning
with one of the plan’s goals of protecting existing
neighborhoods while still allowing for future
development to occur.

In total, the West Oak Cliff Area Plan has identified
seven focus areas highlighted in this chapter where
specific land use policy guidance and infrastructure
Since the West Oak Cliff Area Plan was initiated, in investments will help to bring about the desired
part, to help provide guidance and direction for vision for these areas. These areas are:
five previously filed authorized hearings in the area,
these areas made sense to develop a more detailed, • West Davis Corridor
community-driven vision for future development. • North Cliff Neighborhood Center
Additionally, certain areas also stood out due to their • Hampton/Clarendon Intersection
proximity to high-quality transit, which would make • Jimtown Neighborhood
these areas ripe for transit-oriented development, • Hampton Station Area
but also susceptible to future development pressures • Tyler-Vernon Station Area
• Downtown Elmwood
accordingly.
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Mapping the non single-family zoned areas helped City staff identify possible focus areas.

Specific focus area workshops were help in-person in Fall 2021 to collect feedback on desired outcomes and vision for each area.

identifying focus areas
One of the primary goals of the West Oak Cliff Area
Plan is to preserve and protect existing single-family
neighborhoods. The challenge with some of the
single-family neighborhoods in West Oak Cliff is their
proximity to the three DART light-rail stations that lie
inside or directly adjacent to the West Oak Cliff study
area. These are areas where there is both market and
City desire to explore opportunities for transit-oriented
development to align with adopted City policy.
Additionally, these single-family areas are locations
where future desire for denser development is likely
to drive requests for zoning changes unless a detailed
land use vision is articulated.
In addition to areas around the DART light-rail stations
(Tyler-Vernon Station Area and Hampton Station Area),
DART recently increased the bus frequency along
Jefferson Boulevard to be 15 minute-or-less headways.
These changes in the bus network led to City of Dallas
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Staff analyzed current zoning and filed
authorized hearing locations

Staff and taskforce identified areas with
current issues or a desire for further
study

Initial focus areas were presented to
public and refined based on public and
taskforce feedback

Visioning meetings held for each focus
area to create a detailed land use +
development vision

to identify Jefferson Boulevard as a transit-oriented
development corridor. Through discussions with the
area planning taskforce, it was also noted that the
West Davis Corridor just a few blocks to the north of
Jefferson Boulevard is an area where there was desire
for further study of the current zoning. In addition to
the transit improvements along these corridors, and
the desire for further land use study to be conducted,
the West Davis Corridor is also slated for a full
Complete Street reconstruction project led by Dallas
County and the City of Dallas.

the map, the goal was to focus the land use visioning
and analysis mostly around properties inside each
area that are not zoned for single-family housing. This
allows for the creation of a vision for these parcels while
also protecting the surrounding neighborhoods.

It is worth noting that some recommendations, such
as permitting accessory dwelling units by-right in all
areas within 1/2 mile of DART light-rail stations and
within 1/4 mile of all high-frequency bus corridors,
would pertain to neighborhoods outside specific
focus areas. These recommendations are reflected in
By combining the areas around the stations and the Implementation Matrix in Chapter V.
the West Davis Corridor with the five previously
filed authorized hearing locations (North Cliff
Neighborhood Center, Downtown Elmwood,
Edgefield/Clarendon, Hampton/Clarendon, and the
Jimtown neighborhood), the seven focus areas were
created. While their boundaries are generalized on
73

Downtown Elmwood | El Centro de elmwood
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Downtown Elmwood is home to numerous small businesses and community gathering places, including Elmwoof Dog Park, Ferndale Baptst
Church, Elmwood Community Garden, Margaret B. Henderson Elementary School, and the Oak Cliff Masonic Center.

0’
600’
Area Context
and300’
Existing Conditions

Downtown Elmwood is a roughly 15 acre
commercial node in the heart of the Elmwood
Give Us Your Thoughts
neighborhood,
centered along Edgefield Avenue.
Where
is itcurrently
uncomfortable,
unsafe, or undesirable
to be?
This
area
has numerous
small retail
and
personal
service uses, including convenience
What are your favorite places in this area?Your least
stores,
barber
favorite places?shops, auto repair shops, and small
restaurants. In total, Downtown Elmwood is home
you would
to seelocally-owned
improvements forbusinesses.
walking
to Where
over two
dozenlike
small,
and biking?
Additionally, the area is also home to several key
Where wouldassets,
you like to
see new buildings
or new
community
including
the Elmwoof
Dog
development
occur?
Park, Margaret B Henderson Elementary School,
the Elmwood El Buen Samaritano United Methodist
Church, and the Ferndale Baptist Church. The area
also lies two blocks east of the Elmwood Greenway
and roughly one-half mile to the Tyler-Vernon DART
Station.
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Although Downtown Elmwood is home to numerous
successful businesses, the area is in need of
Danos
Tus Pensamientos
infrastructure
improvements. Edgefield Avenue is a
¿Dónde
es incómodo,
o indeseable
estar? sidewalks
wide, yet
low-trafficinseguro
two-lane
street lacking
in many locations and with numerous curb cuts and
¿Cuáles son tus lugares favoritos en esta zona? ¿Tus lugares
driveways
that make pedestrian travel difficult. The
menos
favoritos?
additional streets in the area, including Ferndale,
¿Dónde
le gustaría
ver mejoras
para caminar
en and
Brunner,
Berkeley,
and Newport,
arey andar
narrow
bicicleta?
low-traffic, but also lack basic pedestrian amenities.
¿Dónde
le gustaría
ver nuevos
edificios
nuevos
The area
has a unique
street
grid, owith
Edgefield and
desarrollos?
Ferndale meeting perpendicularly, but with most
other streets intersecting at odd angles, creating
dangerous pedestrian conditions and awkward
and potential unsafe traffic movements. While the
current design creates hazard, it provides for future
redesign opportunities.

The well-connected street grid layout in this area
has the foundation to be a walkable, connected
neighborhood center if the severe infrastructure
issues can be improved. It is also worth noting that
some existing commercial uses such as auto repair
shops and large parking lots also contribute to
the generally poor pedestrian experience in this
area and reinforce this neighborhood node as an
underperforming heart of the district.

(or four stories) in height, but structures are subject
to residential-proximity-slope requirements over 26’
in height. Due to the close proximity of surrounding
single-family neighborhoods and lot size, most of
Downtown Elmwood would be unable to achieve
the full height permitted by the zoning.

The community provided excellent feedback as to
existing infrastructure and land use concerns they
have in this area, as well as the types of changes
Today, Downtown Elmwood is entirely zoned CR and improvements they would like to see in the
(Community Retail). Community Retail zoning allows future. The feedback collected from the community
for community-serving retail, personal service, and is the basis for the recommendations for future
office uses that are compatible with residential land use changes and infrastructure improvements
communities, but does not permit residential uses. highlighted on the next several pages.
Additionally, CR zoning allows for structures up to 54’
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requirements. Compounding these issues, existing
parking requirements mean that existing or new
structures have to dedicate large amounts of land
to parking unless they already have existing deltacredits for parking. Reconsidering the existing
parking requirements and ratios for the area while
also considering alternative parking strategies such
as allowing on-street parking to count towards
requirements and/or creating shared parking options
will help to alleviate these problems. This should help
make new uses more viable in existing structures while
also making new infill development on vacant land
easier for developers.
An additional hinderance to new development is that
the current zoning does not allow for alcohol sales in
close proximity to the elementary school and churches
in Downtown Elmwood. Although the neighborhood
does not desire bars for the area, there is a strong desire
for restaurants, yet most restaurants will be reluctant
to enter a market where they are unable to sell any
alcohol. In order to attract new businesses, amending
the zoning to allow alcohol sales for restaurants closer
to the school should be considered through a Special
Use Permit.

defined by its many auto-repair shops. While those
uses would be grandfathered in, new auto-repair uses
or gas stations would only further detract from creating
a walkable node.
When considering potential future changes to the
zoning, it is important to consider the potential scale
and context of any new development. Since the area
is surrounded on all sides by single-family residential,
no new development should be taller than three
stories in height. Additionally, development directly
adjacent to single-family homes should still use
residential proximity slope as a guide to minimize its
impact on nearby neighbors. Most critical to future
zoning changes is to require the types of urban design
enhancements to new buildings that generate active,
pedestrian-friendly ground-floors, including wide
sidewalks and transparent ground-levels with outdoor
dining spaces, patios, and stoops. With these desires in
mind, a form-based zoning district is optimal for the
area, allowing for the type of building placement and
pedestrian amenities highlighted by the community
while also allowing for a greater mixture of uses in the
area.

The last major change that should be considered to the
existing zoning is to prohibit automotive-centric uses,
including drive-thru restaurants, drive-thru banks, car
washes, gas stations, and auto repair shops in order to
facilitate the type of walkable, mixed-use development
desired by the community. Downtown Elmwood is
Future land uses should include neighborhood-scale mixed-uses that promote a walkable, neighborhood node.

Future Land Uses
As its name implies, Downtown Elmwood is already
functioning as a neighborhood node for the Elmwood
neighborhood. That said, due to infrastructure issues
and current zoning, the area is limited in its ability to
function as a vibrant neighborhood center. Through
engagement, the neighborhood expressed a strong
desire for the area to retain its “neighborhood feel”,
including many small-scale local businesses. The
current CR zoning is limiting the ability to provide for
a more diverse mixture of land-uses. As was expressed
by the community, there is a desire for this area to be
a vibrant node many hours of the day. Allowing for
additional residential land uses such as townhomes,
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small multifamily structures, and live-work spaces will
help to increase the residential population of the area
and can help to provide some new housing types that
do not currently exist in the areas. This will help create
new, more affordable housing options for residents
to live and allow for a more diverse group of incomes
and family types to inhabit the area. These additional
residents will aid in making retail more viable as well.
Additionally, many lots in Downtown Elmwood are
small, narrow in width and/or depth. While this scale
gives the area its current charm, it also makes infill
development challenging due to existing setback

The Elmwood Neighborhood Association has already expressed the desire to implement some tactical improvements to the public realm in
Downtown Elmwood to create a more pedestrian-friendly neighborhood center.
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Pocket Park

Street Closures

Consolidated Driveways

Reconfigured Parking
Whereas
Option
1
considers
reconfiguring all parking in the area to
be parallel parking, Option 2 considers
angled parking in the center of a
reconstructed Edgefield Avenue. This
could allow for wider sidewalks on both
sides of that street while potentially
increasing total parking in the area.

A
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L
BA

A
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L
BA

Downtown Elmwood has many
intersecting streets, creating numerous
points of conflict for pedestrians.
Selectively closing one or two excess
streets to be converted into greenspace
could allow for new open space and
recreation opportunities

The Downtown Elmwood area has no
public open space. By transforming
excess city right-of-way into a small
plaza or park, the neighborhood center
can have a public gathering place, and
the commercial district can have a place
of refuge. The park can also reinforce
placemaking and local cultural and arts
opportunities.

downtown elmwood:
Conceptual VISION 2

BRUNNER

Downtown Elmwood has many
properties with excessively wide
driveway curbcuts. Tightening many
of these driveways and consolidating
points of entry to existing parking
lots will create a more clearly defined
pedestrian realm and enhance safety
and walkability in the area.

BRUNNER
Enhanced Pedestrian Space
Today, Edgefield is a wide right-of-way
with minimal sidewalks and pedestrian
space. With a new cross-section, the
street can provide ample on-street
parking while also allowing for 15’
wide sidewalks. This will require some
90-degree private business parking
to be reallocated as parallel spaces
scattered throughout the district. By
creating dedicated on-street parking
on many of the streets, the area can
retain the same number of spaces that
exist today.

FERN

DALE

NEWPORT
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Many intersections in Downtown
Elmwood currently meet at skewed
angles. Straightening these intersections
will create new found pedestrian space
that can be used for plaza, landscaping,
or public art and create a safer, more
pedestrian-friendly environment.

EDGEFIELD
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Installing a stop sign (or traffic signal, if
warranted) at Edgefield and Ferndale
will slow traffic, create a safe intersection
for pedestrians to cross, and allow
for the intersection to function as the
nucleus of this mixed-use district.
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EDGEFIELD

Traffic Control

Reconfigured Intersections

downtown elmwood:
Conceptual VISION 1

DALE

NEWPORT

Infill Mixed-Use Development
New mixed-use development on
currently vacant or under-utilized
properties will help to improve the
pedestrian experience by creating more
sources of activity while also helping to
provide additional retail and residential
options in the area.

FERN

Street Closures
As in Option 1, closing a few excess
streets will help to create additional
useable open space. One such stretch
is Balboa between Edgefield and
Berkley. This closure could allow for an
expansion of Elmwoof Dog Park and
better connect that space with the
adjacent elementary school.
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The public realm should also be enhanced through the possibilities that exist for reimagining the public
street trees, benches, pedestrian lighting, and public realm in Downtown Elmwood. These were derived
art.
by using the Elmwood Neighborhood Association’s
past ideas and combining those with other feedback
As a part of future street and intersection received from the community through engagement.
reconstruction, excess city right-of-way should be Although these are highly conceptual, they each
considered as opportunities for new public open provide elements that should be considered for
spaces and plazas. Two different design concepts future capital improvements in the area.
are shown on Pages 78 and 79 highlighting some of

recommendations
Land Use and Development
•

Consider amending the existing CR zoning to allow for mixed-use development. New zoning should consider a
form-based district that will result in a walkable urban form such as activated facades and wide sidewalks while
also ensuring appropriate setbacks and proximity slopes to adjacent single-family uses. Development should
be limited to the existing height limit of 54’ (as allowed in CR zoning). Permitted residential uses should include
small multifamily developments (12 units or smaller) and townhomes.
Consider amending the existing CR zoning to permit restaurants to sell alcohol near schools and churches (by
special use permit) to enable easier establishment of restaurant uses.
As a way to ensure affordability of future multifamily development, explore inclusion of the mixed-income
density bonus to allow for additional density with the provision for setting aside affordable units.
Consider amending the existing CR zoning to prohibit automotive-centric uses, including drive-thru restaurants,
drive-thru banks, car washes, gas stations, and auto repair shops in order to facilitate the type of walkable,
mixed-use development desired by the community.
In conjunction with citywide parking code reform, consider parking code reductions for new structures, greater
parking reductions for legacy commercial structures, and shared parking use agreements with surrounding
properties and permitting adjacent on-street parking to count towards parking requirements to enable easier
redevelopment of historic commercial buildings.

•
•
•

•

Transportation and Infrastructure
Creating enhanced public realm improvements will reinforce Downtown Elmwood as a walkable node. Some of these enhancements might
include activating excess city right-of-way, redesigning intersections to be safer for pedestrian, and improved sidewalks.

Infrastructure Needs
Edgefield to slow traffic and create a safer pedestrian
crossing point. Other intersection improvements are
also worth exploring. One of the defining features of
Downtown Elmwood is the unique street grid. That
said, it currently creates many awkward and wide
intersections which create for long, uncomfortable
crossing distances for pedestrians and unsafe and
unwieldy movements for drivers. Reconfiguring
some of these intersections will produce a more
One of the most common complaints about uniform pedestrian experience. As a part of future
Downtown Elmwood related to high traffic speeds. improvements, elimination of excess curb-cuts should
As such, future improvements should include a traffic also be considered to better separate pedestrian
control device at the intersection of Ferndale and movements from parking areas and vehicular drives.
Presently, there are many locations throughout
Downtown Elmwood where the public realm
infrastructure is lacking. Besides simply repairing
existing sidewalks and constructing new sidewalks
on blocks where sidewalks are lacking, larger traffic
calming and public realm design measures are
needed to deliver the type of walkable environment
desired by the community.
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•

•

•

Explore public realm, street, and intersection redesign of Edgefield, Ferndale, Balboa, Brunner, Newport,
Berkley, Pioneer Drive in Downtown Elmwood to improve pedestrian safety, fix unsafe vehicular movements,
improve property access, and create community green space opportunities
Create a Safe Routes to School plan for Margaret B Henderson identifying improvements that will help make it
easier and more comfortable for students to walk and bicycle to school. Once plans have been completed, the
City of Dallas Department of Transportation should seek funding for implementation through external grants,
such as the federal Transportation Alternatives program.
Explore opportunities to provide a new traffic signal or traffic control devices along Edgefield in Downtown
Elmwood to help calm traffic speeds and enhance the pedestrian nature of these roadways.

Parks and Open Space
•

Taking advantage of excess city right-of-way and adjacent private property, work to create a series of small
public plazas and parks in Downtown Elmwood.
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Give
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Thoughts
Where is it uncomfortable, unsafe, or undesirable to be?

The Hampton/ Clarendon Focus Area is a commercial
node
that
lies favorite
along places
both in
sides
of both least
Hampton
What
are your
this area?Your
favorite
Road
and places?
Clarendon Road at the center of West Oak
Cliff.
The area is roughly 35 acres in size and includes
Where you would like to see improvements for walking
dozens
of small, locally-owned businesses, numerous
and biking?
restaurants, as well as larger format retailers such
would you like to see new buildings or new
as Where
gas stations
and strip centers. The area contains
development occur?
numerous auto repair uses. The area is zoned almost
entirely CR (community retail), besides one small
property zoned RR (regional retail), a few small
properties zoned CS (commercial service), and one
property zoned MU-1 (mixed-use). At the northern
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Danos Tus Pensamientos
¿Dónde es incómodo, inseguro o indeseable estar?

end of the focus area is Lisa Hooe Elementary School,
the
only
building
alongenthe
The
¿Cuáles
soncivic
tus lugares
favoritos
estatwo
zona?corridors.
¿Tus lugares
menos
area
isfavoritos?
bounded on all sides by primarily single-family
residential
areas,ver
mostly
zoned
¿Dónde le gustaría
mejoras
para R-7.5(A).
caminar y andar en
bicicleta?

Hampton Road is a major thoroughfare which moves
¿Dónde le gustaría ver nuevos edificios o nuevos
high
volumes of traffic at high speeds. As such, it serves
desarrollos?
as a barrier, making pedestrian movement across
it difficult, effectively severing the Hampton Hills
and Sunset Hill neighborhoods on the east from the
Jimtown and North Cliff neighborhoods to the west.
The road also has a frequent bus route, connecting

Hampton/Clarendon contains numerous small businesses, including many auto repair shops. Many of these storefronts lie directly adjacent to
the sidewalk, creating the possibility for a walkable commercial node, but poor pedestrian conditions present barriers to their success.

nearby neighborhoods north to the Southwestern
Medical District. Although the current design serves
as an impediment to a successful, walkable area, the
road is lined with any older one-story commercial
structures which contain great architectural character
and create a strong urban edge along the roadway.
Even with the existing commercial activity, traffic
calming and substantial pedestrian improvements
are needed for Hampton Road to be a safer, more
pedestrian- friendly environment. A temporary road
diet was installed in 2020 to test reducing capacity
of the roadway to create a more walkable street. The
test resulted in heavy congestion and spillover traffic
into surrounding neighborhoods. As such, a road diet
of the street does not seem viable at this time.

Clarendon Road is a lower traffic and lower speed
community collector lined with commercial uses.
Unlike Hampton Road, most of the commercial uses
are more neighborhood-service oriented and smaller
in scale. Many of the structures along Clarendon
Road are older commercial buildings which also
hold the street edge and have the potential to create
a walkable, neighborhood retail street. Currently,
Clarendon Road has many areas where sidewalks
are in disrepair or missing. Additionally, there was a
strong desire by the community to see new bike lanes
added to the roadway due to its strong neighborhood
connectivity and its excessively wide traffic lanes.
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new and existing residents to live, while allowing for
a more diverse group of incomes and family types
to inhabit the area. Additional residents and workers
should aid in making retail more viable as well.
Additionally, many lots in the area are narrow in width
and/or depth. While this scale gives the area its current
charm, it also makes infill development challenging
with existing setbacks. Compounding these issues,
existing parking requirements mean that existing or
new structures have to dedicate large amounts of
land to parking unless they already have existing delta
credits for parking. Reconsidering the existing parking
requirements and ratios for the area, such as allowing
on-street parking to count towards requirements and
granting parking reductions to older existing “legacy”
structures will help to alleviate these problems. This
should help make new uses more viable in existing
structures while also making new infill development
on vacant land easier for developers. That said, parking
amendments should be mindful of potential spillover
impacts on surrounding neighborhoods and work to
minimize it to the greatest extent possible.

washes, gas stations, and auto repair shops in order to
facilitate the type of walkable, mixed-use development
desired by the community. While existing auto-oriented
businesses would be grandfathered in, new auto-repair
uses or gas stations would only further detract from
creating a walkable node.

When considering potential future changes to the
zoning, it is highly important to consider the potential
scale and context of any new development. Since
the area is surrounded on all sides by single-family
residential, no new development should be taller than
three stories in height to be respectful of privacy and
shadows on adjacent homes. Additionally, development
directly adjacent to single-family homes should still use
appropriate residential proximity slopes, appropriate
setbacks, and potentially landscaping as a way to
minimze its impact on nearby neighbors. Most critical
to future zoning changes is to require the types of urban
design enhancements to new buildings to generate
active, pedestrian-friendly ground-levels, including
wide sidewalks and transparent ground-levels with
outdoor dining spaces, patios, and stoops. With the
existing 10’ sidewalk zone along Hampton, there should
The last major change that should be considered to the be at least an additional 5’ setback to allow for ample
existing zoning is to prohibit automotive-centric uses, public realm space that would allow for sidewalk cafes,
including drive-thru restaurants, drive-thru banks, car street trees, and other amenities.

Infrastructure Needs

Future land uses should include neighborhood-scale mixed-uses that promote a walkable, neighborhood node.

Future Land Uses
The Hampton/Clarendon area is currently a local
commercial area that is underperforming due to
existing infrastructure and zoning challenges. Through
engagement with the surrounding community, there
was a strong desire by residents and stakeholders to
activate vacant buildings with new local businesses,
minimize the vehicular nature of many properties,
calm traffic on Hampton Road, create new open space
in the area, generally improve pedestrian conditions
along both Hampton and Clarendon, and provide new,
safe options for cyclists. Additionally, there was a desire
for a greater mixture of uses currently not allowed by
the zoning, including some residential uses and mixeduse buildings, including buildings with office, retail,
and residential all in the same structure. Similarly, the
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community did not desire to see future development
that is suburban in character, dominated with parking
lots along the street.
The current CR zoning is limiting the ability to provide
for a more diverse mixture of land-uses. As such,
zoning changes should be explored that would allow
for a greater number of possible land uses, including
mixed-use buildings and residential land uses such as
townhomes, small multifamily structures, and live-work
spaces. These new development opportunities could
help to increase the residential and office population
of the area while also helping to provide some new
product types that do not currently exist in the area.
This can help create new, more affordable places for

Due to high traffic speeds along Hampton, poor
existing pedestrian infrastructure on both Hampton
and Clarendon, and the lack of safe places to cross both
streets, Hampton/Clarendon is not a comfortable,
pedestrian-friendly commercial area. All of these
were issues identified by the public and desired to be
changed through future capital improvements. It was
also highlighted that there is a need for better cycling
infrastructure in this area as well as a need for new
public gathering spaces or parks in the area. A vision
for the area is shown on the following page indicating
a comprehensive set of improvements that could be
made as a part of future capital improvements along
both Hampton and Clarendon. The infrastructure
recommendations for the corridors include:
• Removal of left-turn lane pockets along Hampton
between Brandon and Clarendon to allow for a
continuous median with street trees. This should
help to eliminate challenging turning movements.
Additionally street trees are shown to help slow
traffic speeds.

•

•
•
•
•

Consideration of new traffic signals on Hampton
at Brandon and Burlington. This will help slow and
regulate traffic while also providing additional
safe pedestrian crossing locations.
New bike lanes along Clarendon. These bike
lanes will stretch from Cockrell Hill to Tyler Street,
providing a new, safer options for cyclists.
Pedestrian improvements along Hampton,
including new pedestrian lighting and crosswalk
and sidewalk upgrades where needed.
Enhanced streetscape along Clarendon, including
bulbouts, dedicated on-street parking, and street
trees.
Opportunities for using public right-of-way
and private property to create new plazas and
gathering spaces for the community.

It is worth noting that the plan is highly conceptual
and would also require future traffic studies and
partnership with private landowners for it to be
implemented in full.
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Hampton/clarendon VISION

Public Art + Placemaking
The southeast corner of the Hampton/Clarendon intersection is City right-of-way
but houses a fenced parking lot for an adjacent auto repair shop. By reclaiming this
corner and reducing the number of turn lanes on Clarendon, the corner can serve as
a public art and placemaking opportunity while also reducing pedestrian crossing
distances, making it easier and safer for pedestrians to navigate the intersection.

BURLINGTON

New Traffic Signals

MONTREAL

Bike Lanes + Enhanced Streetscape
HOLLYWOOD

Installing new traffic signals at Burlington and Hampton
and at Brandon and Hampton will help to slow speeding
traffic on the thoroughfare, will better regulate heavy
pulses of traffic, and will provide easier and safer left-turn
exits from the adjoining neighborhoods. Additionally, the
signals will make pedestrian crossings of Hampton safer,
improving pedestrian circulation in the area in the process.

Currently, Clarendon is a very wide 2-lane road, with 20’ lanes in
each direction. Reimagining the street section to provide 2 lanes
of travel, protected bike lanes in each direction, fewer and smaller
curb-cuts, and wider sidewalks will improve mobility in the area.
Enhanced crosswalks and special treatments at intersections
should also be considered to improve pedestrian visibility, slow
traffic, and reinforce a sense of place for the corridor.

CLARENDON

Infill Mixed-Use Development
New mixed-use development on currently vacant
or under-utilized properties will help to improve the
pedestrian experience by creating more sources of
activity while also helping to provide additional retail
and residential options in the area.

Tree-Lined Boulevard
Street trees and tree in medians are proven to help slow
traveling speeds. Additionally, these trees will help
to reinforce this as a more beautiful and pedestrianhospitable place. By making Emmett and Kingston
right-in, right-out only, a more continuous boulevard
can be created. This provides opportunities for safer
mid-block crossings as well.

BRANDON
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Pocket Park
The Hampton/Clarendon area has no public open space. By
transforming a currently vacant property into a small plaza
or park, the surrounding neighborhoods can have a public
gathering place, and the commercial district can have a place
of refuge. The park can also reinforce placemaking and local
cultural and arts opportunities.
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Clarendon Road
The addition of bike lanes,
along with improvements to
the streetscape, will help to
improve accessibility along
the corridor. Improvements
should include protected
bike lanes, dedicated onstreet parking, street trees
and landscaping, and new,
widened sidewalks.
This
highly
conceptual
rendering helps to show
what some of these
improvements might look
like when completed.

recommendations
Land Use and Development
•

•
•

•

Clarendon (looking east)

Consider amending the existing CR, MU-1, CS, and P(A) zoning to allow for mixed-use development along
Hampton Road between Wentworth and Brandon and along Clarendon between Hampton and Marlborough.
New zoning should consider a form-based district that will result in a walkable urban form such as activated
facades and wide sidewalks while also ensuring appropriate setbacks and residential proximity slopes to
adjacent single-family uses. Development should be limited to the existing height limit of 54’ (as allowed in
current zoning). Permitted residential uses should include small multifamily developments (12 units or smaller)
and townhomes.
Proposed rezoning should consider appropriate residential proximity slopes, setbacks, and landscaping to
minimize the impact any new development will have on adjacent single family properties.
Consider amending the zoning to prohibit automotive-centric uses, including drive-thru restaurants, drivethru banks, car washes, gas stations, and auto repair shops in order to facilitate the type of walkable, mixed-use
development desired by the community.
In conjunction with citywide parking code reform, consider parking code reductions for existing “legacy”
commercial structures and consider permitting shared parking use agreements with surrounding properties.
Additionally, commercial uses along Clarendon should be permitted to count on-street parking along Clarendon
towards parking requirements to enable easier redevelopment of historic commercial buildings.

Existing Cross Section: Clarendon
Transportation and Infrastructure
•
•
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Potential Cross Section: Clarendon

Parks and Open Space
•
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Due to their highly pedestrian nature, connections to schools and parks, and transit, prioritize sidewalk
installation and repairs along Hampton Road between West Davis and Wright
Provide public realm and sidewalk improvements along Hampton between Brandon and 12th Street, including
enhanced lighting and street trees where possible.
Create a Safe Routes to School plan for Lida Hooe Elementary School, identifying improvements that will
help make it easier and more comfortable for students to walk and bicycle to school. Once plans have been
completed, the City of Dallas Department of Transportation should seek funding for implementation through
external grants, such as the Federal Transportation Alternatives program.
Provide public realm and sidewalk improvements along Clarendon between Epanard and Marlborough
Pursue tree plantings in the medians along Hampton Road in appropriate locations to help calm traffic while
also providing beautification, ecological, and environmental enhancements.
Explore opportunities to provide new traffic signals or traffic control devices along Hampton Road between
Brandon and 12th to help calm traffic speeds and enhance the pedestrian nature of these roadways.
Install protected bike lanes along Clarendon Road between Cockrell Hill (municipality) and Tyler Street,
amending the Thoroughfare Plan to be designate Clarendon as a two-lane road.

6’

11’

bike
lane

sidewalk zone

Prioritize land acquisition of existing vacant properties in the Hampton/Clarendon area in order to create a
plaza or public gathering space in this commercial node.
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Give Us Your Thoughts

Danos Tus Pensamientos

Where is it uncomfortable, unsafe, or undesirable to be?

¿Dónde es incómodo, inseguro o indeseable estar?

Area Context and Existing Conditions

What are your favorite places in this area?Your least
The
Jimtown
Neighborhood Focus Area covers
favorite
places?

a
small 10.7 acre area generally bounded by Clarendon,
Where you
would like
to see
improvements
foriswalking
Hampton,
Brandon,
and
Franklin.
This area
home to
and biking?
50 propertes currently zoned entirely MF-2 (multifamily).
the to
area
comprised
ofnew
48 singleWhereCurrently,
would you like
see is
new
buildings or
development
family
housesoccur?
and 2 multifamily properties. The
single-family homes were largely constructed in the
1920’s, and the multifamily was constructed in 1984.
The Jimtown Focus Area is not to be confused with
the larger Jimtown Neighborhood and Jimtown
Neighborhood Association, which is an area
generally bounded by Hampton, Clarendon, Ravinia,
and Wright Street. The area lies adjacent to the
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¿Cuáles son tus lugares favoritos en esta zona? ¿Tus lugares
Hampton/Clarendon
Focus Area and the potential
menos favoritos?

land uses changes recommended for that corridor
¿Dónde
le gustaría
veran
mejoras
para
y andar en
will
ultimately
have
impact
oncaminar
Jimtown.
bicicleta?

The
Jimtown
Focus
Area edificios
has several
narrow city
¿Dónde
le gustaría
ver nuevos
o nuevos
desarrollos?
streets
with sidewalks that are in disrepair and in
need of improvements to bring them up to ADA
compliance. Additionally, the area has three alleys,
two of which (in the Emmett/Brandon block and in
the Kingston/Emmett block) are unimproved and in
need of improvements due to current use.

Jimtown is comprised almost entirely of single-family homes, with two lots of multifamily (shown above, upper left) as the exception. The area
also lies adjacent to existing commercial uses along Clarendon and Hampton Roads (above, lower right).

Future Land Uses and Improvements
The Jimtown Focus Area has a distinct single-family
neighborhood character that is loved by its residents
and is desired to be preserved. As previously stated, the
zoning (MF-2) directly conflicts with the predominant
land use of the area. MF-2 currently permits the singlefamily uses, but also allows for additional residential
uses such as duplexes, quadplexes, townhomes, and
multifamily. Additionally, it allows for development
up to 36’ in height, although residential proximity
slope applies over 26’.
Many residents in the area desire for the zoning to
be changed to single-family zoning similar to what

much of the greater Jimtown neighborhood is zoned.
That said, there are some residents who see value
in allowing for some additional density in this area,
particularly due to its proximity to the commercial
corridor along Hampton Road. It should also be
noted that there are some single-family homes who
have taken advantage of the current zoning and have
accessory dwelling units on their property.
With this is mind, the best course of action for the
area is to allow for some additional residential uses
besides single-family housing, but with stricter
guidelines. Accessory dwelling units and duplexes
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recommendations
Land Use and Development
•

Rezone the existing MF-2 zoning district in Jimtown bounded generally by Clarendon, Franklin, Brandon, and
Hampton to not allow for multifamily development. Through a Conservation District or another base zoning
category, instead permit only single-family, duplex, and accessory dwelling units by-right. As a part of this
rezoning, explore urban design standards for new residential construction to align future designs with the
surrounding neighborhood context

Transportation and Infrastructure
•

Improve the existing sidewalks at Franklin/Kingston and at Franklin/Brandon to be ADA compliant

•

Improve the unimproved alley on the block bounded by Franklin, Emmett, Hampton, and Brandon to be paved
in order to allow easier property access at the rear in the future.

•

Improve the unimproved alley on the block bounded by Franklin, Emmett, Hampton, and Kingston to be paved
in order to allow easier property access at the rear in the future.

Future land uses should include single-family residential while also still permitting certain missing middle housing types.

should be allowed by-right. Triplex, quadplexes, and
townhomes should not be allowed as the current
lot size would make their development challenging
and would result in development out of scale with
surrounding housing. New single-family, accessory
dwelling unit, and duplex uses should ensure that
all required parking occurs off-street. Furthermore,
to reinforce the existing neighborhood character,
architectural context and sensitivity requirements
should be considered for the area to ensure that future
residential development matches the surrounding
neighborhood fabric. A critical component of this
is for any new driveways to be similar to existing
driveways. Currently there are no driveways wider
than 12’. As such, any new driveways off the main
street should be no wider than 12’. Wider driveways
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off the alley should be permitted, and parking/
driveways off existing alleys should be encouraged.
The architectural character of the area, which is
predominantly one-story craftsman style houses,
many with low fences in the front yard, should be
considered for future redevelopment. This will allow
for new development to seamlessly fit into the
existing context.
Infrastructure improvements in the area are minor
and should include providing new ADA sidewalk
ramps at Franklin and Kingston and at Franklin and
Brandon. Additionally, the unimproved alley on the
block bounded by Emmett and Brandon should be
paved to make future property access from the rear
easier.
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North Cliff Neighborhood Center is a small neighborhood node that currently contains ten single-family structures, a small church, and two
separate, adjacent strips of retail structures that have been vacant for several decades.
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The
North
Clifffavorite
Neighborhood
is least
a 5.2 acre
What
are your
places in thisCenter
area?Your
favorite
places?
area
which
parallels Pierce Street in the heart of the
North
Cliff neighborhood. The area is currently home
Where you would like to see improvements for walking
to and
a small
strip of abandoned retail structures from
biking?
the late 1920’s centered around the intersection of
Where would you like to see new buildings or new
Pierce
and Catherine Street. Additionally, the area is
development occur?
home to El Buen Pastor Church and 10 single-family
homes. The area was historically located near the
terminus of a streetcar line which ran from Brooklyn
and Pierce eastward towards Downtown Dallas.
This retail node, constructed in the 1920s and 30s,
served as a small neighborhood center for the newly

createdson
North
Cliff neighborhood.
to long¿Cuáles
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zona? ¿Tus lugares
menos
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time neighborhood
residents, the retail structures

Where is it uncomfortable, unsafe, or undesirable to be?
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¿Dónde es incómodo, inseguro o indeseable estar?

have remained largely vacant since the late 1970s.

¿Dónde le gustaría ver mejoras para caminar y andar en
Recently, the property owner has expressed interest
bicicleta?

in rehabilitating the dilapidated structures into their

¿Dónde le gustaría ver nuevos edificios o nuevos
former glory, but existing zoning presents challenges
desarrollos?

to their redevelopment. In 2018, an authorized
hearing (Z189-127) was filed to reexamine the
existing zoning in this area. The West Oak Cliff Area
Planning process helped to evaluate the community’s
long-range vision for this small area within North Cliff.

Existing Conditions
The North Cliff Neighborhood Center is unique in that
it is currently zoned separate from the rest of North Cliff,
being Subdistrict 2 of the larger Conservation District
8 zoning which covers the entire neighborhood. The
main district (Subdistrict 1) only permits single-family
residential uses, with some other appropriate uses
allowed by Special Use Permit. Subdistrict 2, however,
was “intended to accommodate convenience retail
shopping, services, and professional offices, principally
serving and compatible in scale and intensity of use
with adjacent residential uses”, including small office,
recreation, and personal service retail uses. This was

to keep the area in line with its historic zoning, NSA. Of note, the current zoning does not permit retail
such as restaurants. The City of Dallas’ current parking
codes also present a challenge to the development
or redevelopment of retail in this area. It should also
be noted that this area needs various infrastructure
repairs, explained further on Page 97.
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PIERCE

W 12TH

Sidewalk Repair
There are many areas along Pierce
Street where existing sidewalks
are in disrepair or are not ADA
compliant. Repairs will help improve
access to the retail center.

GLADSTONE

On-Street Parking

RAVINIA

Currently, Pierce Street is lacking
curb-and-gutter.
Formalizing
the street with indented
parking between Gladstone and
Catherine could create up to 40
new parallel parking spaces for
neighbors and new businesses.

BROOKLYN
Enhanced Public Realm Design and
Outdoor Gathering Spaces
Greater design detail should be given to
the public realm between Brooklyn and
Catherine. Improvements should include
parking, new crosswalks at Catherine/Pierce,
wide sidewalks, street trees, and pedestrian
lighting. Additionally, the excess right-of-way
and former parking area in front of 718 Pierce
Street should be reimagined as a public plaza
or gathering space.

CATHERINE
Future land uses should include neighborhood-scale mixed-use that promote a walkable, neighborhood node.

Creating enhanced public realm improvements will reinforce North Cliff Neighborhood Center as a walkable node.

Future Land Uses

Infrastructure Needs

The North Cliff neighborhood desires for this
portion of the neighborhood to serve as a stronger
neighborhood node in the future. First, there is a
desire to preserve the historic commercial structures
at Pierce and Catherine, if possible, and enable them
to redevelop into a walkable neighborhood center
with retail uses such as dry cleaners and small cafes/
restaurants or personal service uses such as art studios
and low-traffic offices. There is also a desire for some
of the structures to serve a community purpose, such
as a tool-lending library, maker spaces, or meeting
rooms. Lastly, there is a desire for outdoor recreation
space such as a community garden or playground to
be developed in this area.
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In addition to the small commercial area, there is a
Presently, there are several locations throughout the
desire to protect existing single-family homes, while
North Cliff Neighborhood Center where the public
100’realm
200’
300’ is in need of improvements.
also allowing for accessory dwelling units and live- 0’
infrastructure
work units. In addition to rehabilitating the existing
These vary based on the location. Along Pierce
structures, there is a desire for the zoning to maintain
between West 12th Street and Brooklyn, and along
the existing scale (30’, two-stories maximum)
perpendicular streets, including Catherine, Brooklyn,
and character as outlined in the current zoning.
and Gladstone, the existing sidewalks need to
Additionally, due to small existing lot size and the
be repaired and brought into ADA compliance.
existing, underutilized parking area at the existing
Between Brooklyn and Catherine, enhanced sidewalk
Give Us Yourdesign
Thoughts
church, there is a desire to allow for shared parking
should be considered due to the adjacency
agreements and general parking ratio reductionsWhere
for
to commercial
properties.
In addition to
to be?
sidewalk
is it uncomfortable,
unsafe,
or undesirable
commercial uses to better enable redevelopment of
repair, new formalized on-street parking should
historic properties and foster this as a pedestrianbe considered
Pierce
Street to provide
What are your favorite
placesfor
in this
area?Your
least parking
oriented area.
favorite places?options for the rehabilitated commercial area. Lastly,

N

Where you would like to see improvements for walking

the public realm in front of the existing commercial
structures should be designed to include wider
sidewalks to allow for potential patio seating for
N
RLINGTO
BUCatherine
future retail, new crosswalks at
and Pierce,
street trees to enhance shade and placemaking,
pedestrian lighting, and a small public plaza or
outdoor gathering area, if space permits.
These public improvements and placemaking

Danos
Tus Pensamientos
enhancements,
in conjunction with zoning changes,

can aid in
of the historic
commercial
¿Dónde
esredevelopment
incómodo, inseguro
o indeseable
estar?

structures by reinforcing this area as a unique
destination
West
Oak Cliff.
¿Cuáles
sonintus
lugares
favoritos en esta zona? ¿Tus l

menos favoritos?
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¿Dónde le gustaría ver mejoras para caminar y andar

recommendations
Land Use and Development
•

Amend the existing Subdistrict 2 of Conservation District 8 in North Cliff to allow for accessory
dwelling units and live-work units in addition to existing permitted uses, including single-family
residential. Additionally, amend the zoning to allow for art galleries and studios, personal service
offices, and restaurants (alcohol sales by special use permit), in addition to existing permitted uses.
Maintain existing requirements for height and setbacks.

•

Due to the neighborhood location, and in conjunction with proposed public realm and road
improvements at Catherine/Pierce, allow for reduced parking ratios, shared-parking use agreements
with surrounding properties, and the use of on-street parking to count towards requirements for
commercial structures to enable easier redevelopment of legacy commercial buildings.

Transportation and Infrastructure

Pierce Street (looking north)

Conceptual rendering showing what public realm improvements and building revitalization could ultimately look like along Pierce Street.

•

Due to their highly pedestrian nature, connections to schools and parks, and proximity to highfrequency bus lines, prioritize sidewalk installation and repairs along Pierce Street between W 12th
and Stockard Junior High School.

•

Explore opportunities for redesigning the public realm on Pierce between Brooklyn and Catherine
to allow for enhanced walkability and vitality for the existing vacant commercial structures. Include
street trees and enhanced pedestrian lighting in the design.

Existing Cross Section: Pierce
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west davis corridor | corredor de west Davis

BARNETT

HARTSDALE

HAMPTON

west davis corridor

Moss
Park

Give Us Your Thoughts

Area
Context and Existing Conditions
Where is it uncomfortable, unsafe, or undesirable to be?
WhatWest
are your
favorite
places informs
this area?Your
least favorite
places?
The
Davis
Corridor
the northern
boundary
for
the
planning area.
Theand
corridor
Where
youWest
wouldOak
like toCliff
see improvements
for walking
biking? is
currently
primarily
a
commercial
corridor,
with
Where would you like to see new buildings or new developmentsome
occur?
multifamily and townhome developments also lining
the street. The area is roughly 55 acres in size and
is home to dozens of small businesses, numerous
automotive uses such as auto repair shops and gas
stations, chain retailers, and local restaurants. The
area lies almost entirely within PD 631, although the
area between Plymouth and Hampton is zoned PD
830, Subdistrict 6. The zoning for all of these areas
included commercial and mixed-use zoning. It is
also worth noting that the entire focus area is also
included in the Davis Garden TIF District.

Today, West Davis Street is a wide, six-lane
thoroughfare with high traffic speeds and poor
pedestrian infrastructure. That said, the roadway will
soon undergo complete reconstruction in a project
funded by the City of Dallas and Dallas County. The
redesigned roadway will include improved sidewalks,
bike facilities, and will reduce the roadway to 4-lanes
in each direction with a center turn-lane. This will
help to improve local connectivity and reinforce the
area as a mixed-use corridor.
On the southeastern portion of the focus area is
Jefferson Boulevard. Jefferson Boulevard is also a six100
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15 minutes. The frequency of the bus, the existing
mixed-use zoning, and the proximity to nearby
popular and growing districts such as North Oak Cliff
and Bishop Arts will continue to put pressure on the
eastern half of the West Davis Focus Area to grow into
a more walkable, transit-oriented mixed-use district
in the future. A large new townhomes development
on the north side of Davis at Plymouth highlight the
ongoing development pressure in this area.
Although the West Davis Corridor has existing zoning
tailored to reinforcing a mixed-use future, there are
existing conditions which present barriers to this area
becoming a thriving mixed-use district. Currently
the corridor lacks any civic buildings or public open
space, although a future extension of the Coombs
Creek Trail will cross West Davis at Plymouth Street
in the future. Additionally, the wide, fast conditions
on the roadway present a barrier for pedestrians. The
reconstruction of the street in the near future hopes to
improve access across the road by slowing traffic. And
lastly, poor pedestrian infrastructure on West Davis,
Jefferson, Hampton, and other smaller intersecting
roadways, makes pedestrian access to the corridor
from the adjacent neighborhoods difficult.

The West Davis Corridor contains a variety of commercial uses, from larger big-box format retailers, to smaller, more historic structures lining the
roadway. Full reconstruction of the roadway, with wider sidewalks and new bike lanes, is under development.

The neighborhoods surround the West Davis Corridor
are a mixture of single-family neighborhoods,
including Beverly Hills, Ravinia Heights, and Kessler
Plaza, each of varying ages and incomes. Throughout
community engagement, residents expressed
various concerns about the corridor, including
safety concerns. Some of these concerns related
to high vehicular travel speeds, poor lighting at
critical pedestrian intersections such as at Hampton
and Westmoreland, and concerns about vagrancy
and other perceptions of lack of safety at various
businesses and areas.

The most common comment, however, throughout
engagement in the areas was the concern about future
displacement. As noted earlier, new townhomes
have recently been completed that are selling for far
higher prices than surrounding single-family homes.
This new development is increasing the visibility
and desirability of the area and will continue to put
development and market pressure on surrounding
neighborhoods moving into the future.
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West Oak Cliff Area Plan Area

Part of Subdistrict B of the Davis Garden TIF District falls within West Oak Cliff along the West Davis Corridor.

Source: City of Dallas Office of Eco Dev

Future land uses should include neighborhood-scale mixed-use along West Davis, with single-family uses adjacent.

Future Land Uses
Unlike many of the focus areas in West Oak Cliff, the
West Davis Corridor was rezoned within the last two
decades to be two separate Planned Development
Districts (PD 631 and PD 830) that aligned with the
surrounding community’s vision for the area in
the future. As such, the zoning outlines the types
of uses and built form that still align with what the
surrounding neighborhoods envision for the future.
That said, there were a few issues and concerns that
came to light during community engagement and
with meetings with the Beverly Hills Neighborhood
Association and the El Tivoli Neighborhood
Association, which lies just north of the West Oak Cliff
study area.
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Infrastructure Needs
Presently, some subdistricts within PD 631 permit
certain uses that are not desired by the surrounding
neighborhoods. These include car washes, drivethru restaurants and other drive-thru uses, and gas
stations. Amending some of the existing PD 631
Subdistricts to prohibit these uses will bring the
zoning more in line with the community’s vision.
Additionally, with reconstruction of West Davis coming
in the near future, removal of some existing on-street
head-in parking for existing businesses is possible.
As such, permitting remote parking, considering
reductions for existing legacy commercial structures,
and exploring other shared parking strategies will

help existing structures more easily find new life while
also minimizing spillover impacts into surrounding
neighborhoods.
Lastly, the West Davis Corridor lies near the Jefferson
Boulevard high-frequency bus corridor. Knowing this
area is well-served by transit, there are opportunities
to consider permitting accessory dwelling units byright within 1/4 mile of Jefferson Boulevard to give
greater housing choice options to residents in the
area, while still maintaining existing residential
neighborhood character.

West Davis Street is slated for a full reconstruction of
the roadway in the next few years. This will improve
the experience for pedestrian and cyclists along the
corridor. As a part of this project, there may be additional
urban design and placemaking opportunities. These
should be done in collaboration with nearby residents
to create public art and experiences desired by and
reflective of the surrounding community. Additionally,
pedestrian safety improvements should be prioritized
at the major intersections such as Westmoreland,
Plymouth, and Hampton. The community desires for
a new traffic signal or flashing hawk beacon to be
installed between Plymouth and Westmoreland to
enhance pedestrian safety crossing West Davis.
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west davis corridor project

recommendations

Phase I of the Davis Street Project between Clinton
and Beckley was completed in 2020.

Happening parallel to the West Oak Cliff Area
Planning process, the City of Dallas’ Department of
Transportation conducted engagement on a bond
project in collaboration with Dallas County. The
proposal to reconstruct West Davis Street between
Cockrell Hill Road and Clinton Avenue, including the
segment in West Oak Cliff between Gilpin Avenue
and Hampton Road. Although a final design has not
been selected, the preferred option by surrounding
residents and stakeholders for the segment along
West Davis in West Oak Cliff is Option 2, which would
provide a protected bike facility in each direction.
Additionally, the project would reconstruct existing
sidewalks and provide a landscape buffer between
the sidewalk and the curb, including street trees.

Land Use and Development
•

In areas within ¼ mile of high-frequency bus (Jefferson Boulevard), create a zoning overlay to permit
accessory dwelling units. Development will be required to follow existing city codes related to ADUs,
parking requirements, setbacks, and massing standards.

•

Consider future amendments to PD 631 (LCO Tract 3, LCO Tract 4, and MCO Tract 2) to not permit car
washes, drive-thru restaurants, or gas stations due to their proximity to single-family.

•

Consider future amendment to PD 631 to allow for shared parking strategies, remote parking uses,
and potential park reduction for existing legacy commercial structures.

Transportation and Infrastructure

Existing Cross Section: Davis

•

Support Dallas County and the City of Dallas Department of Transportation’s proposal to provide bike
lanes and public realm improvements along West Davis between Westmoreland and Hampton

•

Explore opportunities to install a traffic signal or hawk signal along West Davis between Westmoreland
and Plymouth to provide safe crossing for pedestrians.

•

Leverage the aforementioned traffic calming measures stated in Transportation and Infrastructure
section to slow traffic speeds and increase pedestrian safety at key pedestrian and commercial areas
along West Davis.

Section A (100-ft-wide)

Survey Responses - Preferred Option:
Preferred Future Cross Section: West Davis

Option 2: Sidewalks and Bike Lanes
(68% selected)

15’
Median with
Center Turn Lane

A3: Shared-used
A1: Shared
path
Use paths
12%
20%

A2: Sidewalk & Bike
68%

*Trees are place holders for utility poles, signs, or lighting and may not be installed as part of the future reconstruction project.
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“missing middle Housing”

recommendations
Currently the existing R-5(A) and R-7.5(A) zoning only permits one dwelling unit per parcel. Using various
possible zoning tools such as Conservation Districts could permit accessory dwelling units and duplexes to be
allowed by-right while maintaining existing architectural character.
An additional characteristic about many of the single-family lots around the Tyler-Vernon and Hampton DART
Stations is their sheer size. Although the zoning requires lots in R-7.5(A) to be a minimum of 7,500 square feet,
many lots are more than double that. While these lots could be subdivided into smaller lots and still conform
with zoning, many are plagued by platting rules such as shared-access requirements and provisions against
“flag lots”. With that in mind, these large lots are natural places to consider permitting additional housing
types, such as triplexes, quadplexes, cottage homes (multiple separated single-family homes on a single lot),
and narrow-lot single family homes. These should be considered under the following conditions:

Missing Middle Housing are houses types that provide more dwelling units than single-family homes but oftentimes fit into existing neighborhoods
by matching existing scale and character. 									 Source: Opticos Design
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What is Missing Middle Housing?

Missing Middle in West Oak Cliff

Historically, most neighborhoods provided a diversity
of housing choice options, ranging from singlefamily homes to small apartments. This allowed
neighborhoods to provide a range of prices and
housing types for individuals and families. Examples
of this can be found in North Oak Cliff, Old East Dallas,
and Oak Lawn. The range of housing types between
single-family homes and large multifamily apartments
are often referred to as “missing middle” housing.

Although limited, there are some areas throughout West
Oak Cliff that have existing missing middle housing
types. These exist due to being constructed prior to the
existing zoning or else due to underlying zoning that
allows for those housing types. Generally speaking,
they are not common. More importantly, the structures
that do exist blend seamlessly with the surrounding
neighborhood due to their scale and character.

Current zoning clearly delineates neighborhoods as
either entirely single-family, duplex, or multifamily,
with no middle ground or flexibility. This does not
allow for these different housing options to exist in
neighborhoods. Missing middle housing can enable
neighborhoods to be for all family types and income
ranges. Oftentimes, residents desire to remain in an
area but have limited options if they cannot afford,
or do not desire, a single-family home. This includes
young people living alone for the first time or elderly
persons who can no longer maintain a large house
and yard.

Permitting new housing types in certain areas of West
Oak Cliff will allow for more housing choices and
housing price points for existing and new residents.
As land values will continue to drive up the price of
existing the single-family housing stock, tax burdens
and sales prices will also increase, leading to potential
displacement for many residents. Providing missing
middle housing types to exist will also allow the existing
neighborhood character of West Oak Cliff’s many
neighborhoods (including tree canopy, large front
yards, and neighborhood-friendly streets) to remain,
while adding additional housing units to the market,
helping to mitigate high demand.

Missing middle housing can also serve as a transition
between commercial areas to quiet neighborhoods
while still maintaining the character of single-family
areas. This could include having slightly denser
housing types such as quadplexes closer to a busy
commercial corridor, with single-family homes tucked
deeper into the neighborhood.

As recommended in the Land Use and Development
section and in the Tyler-Vernon Station Area and
Hampton Station Area sections, various zoning tools
should be explored to permit certain new housing
types on the existing single-family residential zoning,
along with design guidelines and criteria to ensure
neighborhood compatibility.

Triplex: On all residential lots larger than 10,000 square feet in size
Quadplex: On all residential corner lots larger than 10,000 square feet in size or on residential lots larger
than 15,000 square feet in size
Cottage Homes: On residential lots larger than 20,000 square feet in size. Max density: 16 units per acre.
Narrow-Lot Single-Family: On residential lots at least 60’ wide and at least 150’ deep.
Possible zoning changes should allow certain dwelling unit types currently not allowed by the existing zoning. More intensive housing types, such
as triplexes, quadplexes, and cottage homes, would only be allowed on larger lots. Below is a map of all residentially-zoned parcels within 1/2 mile
of the Hampton and Tyler-Vernon DART Stations that are larger than 10,000 square feet in size.
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design considerations
In adding new housing options to existing neighborhoods, it is critical to ensure that new development fits
into the current context. Additionally, it is important for new development to generate the types of walkable, pedestrian-friendly built form outcomes desired by the community and optimal near transit. In order to
achieve these outcomes, it is important for all new housing adhere to the following urban design guidelines,
while also following specific guidelines specific to each housing type:

General design considerations
• Orient windows, entries, balconies and porches
towards primary street to provide “eyes on the
street” and opportunities for social interaction.
• Provide abundant windows and inviting entrance
details
• Consider neighboring patterns of height and
outdoor spaces to minimize units overlooking
neighboring outdoor space.
• Limit impacts on privacy for neighboring
properties by minimizing windows and balconies
close to interior setbacks.

Accessory dwelling units are currently permitted
in Dallas through approval by the Board of
Adjustment. Additionally, permitting ADUs through
zoning is an item that has been considered by the
City Plan Commission. Guidelines for permitting
ADUs in West Oak Cliff, through Conservation
Districts or other zoning tools, should include the
following guidelines, which are part of the zoning
consideration under advisement by City Plan
Commission.

Open Space
• Maximize the amenity value of unbuilt areas by
providing usable and highly functional shared
and private open space.
• Maximize usable open space by limiting surface
parking.
• On sites with limited options for open space
emphasize the streetscape with enhanced
landscaping and lusher plantings in planter strips.
Primary entry facing street
• Ensure at least one unit per 50’ of linear street
frontage has a direct access to the primary street.
A shared entry for multiple units will suffice to
meet this standard.

Setbacks
• Existing setbacks still apply. All non-single family
residential structures (duplex, quadplex, etc.)
should be treated the same as single-family Driveways
residential with regard to setbacks.
• Driveways off the primary street should be no
wider than 14’
Massing
• For corner lot properties, access can be provided
• Existing height and lot coverage requirements
off either street. Other requirements still apply.
still apply.
• Two adjacent properties should be permitted
• Consider requirements that restrict massing of
to share a driveway, given it is no larger than 14’
new development to be no larger than a certain
wide in total.
percentage of the average building footprint or
total square footage of the other buildings on Platting
each block face.
• The combination of two adjacent lots into one
single larger lot for the sake of allowing additional
Parking
density is not preferred.
• Required parking should be located behind the
front yard setback, ideally at the rear of a structure. Architectural Requirements
• Garages should be located at least 15’ behind the • Neighborhood-specific architectural standards
front of the main street-facing structure.
such as façade materials, roof pitches, and
• When improved alleys exist, parking and garages
detailed characteristics should be determined
should be accessed via the rear of the property
through the Conservation District process, led by
to reduce driveway cuts along the main street
neighborhood input.
frontage.
• Consider variances for garage-operated parking
setbacks off alleys to make alley-accessed garages
more viable.
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Accessory
dwelling units (ADUs), also known as granny flats, are small, leasable
accessory dwelling
units
accessory
units that exist on a single-family property, either as a separate structure, such as
dwelling units a garage apartment, or as a contiguous part of the main structure on the property.

•
Accessory dwelling units help provide lower cost housing options for
individuals such as young professionals and the elderly.

•
•
•

Detached

OR

•

Attached

•

Accessory dwelling units can either be contained inside the main
structure or be an entirely separate building.
Parking for main house and ADU should
ideally be located in the rear.
ADU should be no taller
than main structure
No larger than 700

sf

ADUs should provide parking in the rear, should be no taller than the
main structure, and should be no larger than 700 square feet.

Unit cannot be sold separately from main
dwelling unit
Additional electrical utility service allowed on a
lot with an ADU
Owner occupancy required; either the primary
dwelling unit or the ADU
Non-owner-occupied unit on the lot must
be registered with the Single Family Rental
Registration Program annually if rented
At least one off-street parking space is required;
except
No additional parking is required if ADU is
located within 1,200 feet of a DART bus or transit
stop

Structure
• May be attached or detached
• Maximum floor area is 700 sq. ft. or 25% of main
structure, whichever is greater
• If detached, minimum floor area is 200 sq. ft.
• Cannot be located in front of the main structure
• Maximum height of structure containing the
ADU cannot exceed the height of the main
dwelling unit
• If ADU is located over a detached garage,
maximum height is the maximum height
allowed in that zoning district
Side and Rear Yard Setbacks
• Setbacks of the zoning district apply if over 15’
height;
• 3’ side yard setback if less than 15’ height and
located in rear 30% of the lot
• 3’ rear yard setback if less than 15’ height
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Duplexes
are two-family houses that contain two separate dwelling units. These
accessory dwelling
units
can either be vertically stacked, with one unit on each floor, or horizontallyduplexes
divided, with two units side by side.
Although duplexes are not currently permitted in
single-family zoning districts, there are many older
neighborhoods throughout Dallas that contain
duplexes. Some of these were constructed with
the intention of being duplexes, while others have
been retrofits of older, larger homes. Additionally,
duplexes can be found in more intensive zoning
districts such as Duplex, Townhome, and Multifamily
zoning districts. Newer duplex construction in
Dallas has often prioritized the automobile, locating
large garages at the front of the property, with front
doors, porches, or other active ground-level uses
facing the street limited or entirely lacking. In order
to ensure new development fits in seamlessly with
the surrounding neighborhood, it will be critical
for new construction to follow specific design
guidelines. These should include:
• Garages should not be located along the
primary façade of the structure but instead
should be recessed behind the front of the
primary structure or located in the rear.
• The primary front door/entry should be located
on the front façade facing the street. If a duplex
exists at a corner lot, the primary entry can face
either street.
• Duplexes can provide a maximum of two
driveways off the primary street, totaling no
more than 24’ wide.
• Each dwelling unit should provide a minimum
of one dedicated off-street parking space.

Duplexes are often found in older Dallas neighborhoods and fit seemlessly into the neighborhood fabric due to their scale and character.
New duplexes have often ignored neighborhood character (below).

accessory
units
Triplexes are homes that contain three separate and individual dwelling units.
triplexes
/ dwelling
Quadplexes are homes that contain four separate and individual dwelling units.
quadplexes

Triplexes and quadplexes are most appropriate on larger residential
lots. Below is a map highlighting lots larger than 10,000 square feet
where triplexes and quadplexes should be considered.

Much like duplexes, triplexes and quadplexes are
found in many of Dallas’ older neighborhoods. These
are oftentimes two-story homes that are subdivided
into quadrants, with most units being two bedrooms
or less. Due to current zoning constraints, these
housing types are rarely constructed anymore. That
said, they have the possibility of providing smaller
housing choice options for individuals and families
who only need two or fewer bedrooms and do not
desire the maintenance associated with a full singlefamily home but still desire to live in a neighborhood
environment.Although allowing triplexes and
quadplexes will help provide additional housing
types, they are not appropriate everywhere. As
described on Page 107, these housing types are
best on over-sized single-family lots and on corner
lots. This will help to minimize the impacts their
larger scale has on the surrounding neighborhood
fabric.
In order to ensure these housing types fit into the
surrounding context, it will be critical that new
construction follows prescribed urban design
guidelines. Additionally, to make their construction
more viable, it will be important to consider minor
parking reductions, requiring only one off-street
parking space per unit. With this, it is important
parking is located at the rear to allow for landscaped
front yards, stoops, and street-facing entries that
contribute to the general neighborhood character.

Side by side

OR

Stacked
Duplexes can be designed to be side-by side or vertically stacked, with
one unit on the ground floor and one unit above.

110

Parking should be located in the rear. Garages, if located on the front,
should be no wider than 14’ and recessed behind the primary facade.

Parking for triplexes and quadplexes should be located at the rear of the
site, accessed by a driveway, a side street, or off the alley.

Triplexes/ quadplexes should have entrances facing the street and
should follow the same massing and setback rules as single-family.
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Cottageunits
homes or cottage courts provide multiple small, individual housing
accessory dwelling
cottage
units, typically 1 or 1.5 stories, around a shared court of public space visible from
homes / courts the main street.

Narrow units
lot single family homes are individual, separate single-family homes
accessory
narrow
lot dwelling
that exist on the same lot or two, parallel skinny lots and have narrow structures
single-family due to site constraints.

Cottage courts, containing cottage homes, provide
smaller, individual housing units that share common
public spaces and often locate parking in one or several
locations on site instead of being contained at each
individual housing unit. Developments are typically
platted as one lot, and housing units are usually 1,500
square feet or less and 1 or 1.5 stories. Cottage courts
provide a desired housing type which allows for
individualized single-family home ownership while
also allowing reduced lot size/ yard maintenance,
smaller home sizes, and shared tax burdens. In order
to ensure that infill cottage court developments
still align with the existing neighborhood character,
certain requirements should be followed:
• Maximum density of 16 units per acre
• Cottages with frontage on public streets should
directly engage with that street through direct
entries and architectural elements such as
porches and stoops.
• Each dwelling unit should provide a minimum
of one dedicated off-street parking spaces, with
0.25 visitor spaces per unit also provided.
• Parking can be collocated at one or multiple
places on site and does not need to be
contiguous with each individual unit. It should
not be located within the front yard setback and
is preferred to be located towards the rear of the
property. Screening of parking by structures or
landscaping is preferred.
• Ensure ADA accessible paths are provided from
parking to dwelling units

Narrow lot single-family homes allow for separate single-family
homes to be constructed on wide single-family lots.

Cottage courts (shown above) often utilize shared common spaces
such as playgrounds to enhance local community. They should only
be allowed on residential lots larger than 20,000 square feet (see map).

Lot coverage for
all structures on
site must not
exceed 45%
150’+

Lot must be at
least 60’ wide
and 150’ deep
60’+

Parking should be located towards the rear
behind the front-yard setback. It can be
colocated in one location away from many of
the residential units.
Opportunities for shared
open space
Units facing public streets should have their
front doors facing those rights-of-way

Must follow existing
single-family setback
standards

Cottage courts should be designed with parking located away from
the street. Parking can be colocated away from individual units.
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Cottage homes should be no larger than 1,500 square feet, provide
shared common spaces, and should follow single-family setbacks.

Parking should be located in the rear. Garages, if located on the front,
should have driveways no wider than 14’ wide.

Typical R-7.5(A) zoned single-family lots in Dallas
are 50’ wide by 150’ deep. That said, there are some
lots that are wider and deeper in size. These lots are
perfect opportunities to consider a housing type
that is not commonly found in Dallas. Narrow-lot
single-family homes are typically 20’ wide or less
due to the width of the existing lot, but are singlefamily homes in every other sense. As duplexes
are being considered to be permitted by-right on
single-family residential lots, allowing narrow-lot
single-family homes to be constructed on some of
these lots would allow for the same number of units
(two) to be constructed on a lot, but would allow
for each unit to be physically separated, allowing
for greater privacy for each unit. In order to ensure
this type of development fits into the surrounding
neighborhood, it will be important they follow
urban design standards such as:
• Homes should only be allowed on lots 60’ wide
or wider and at least 150’ deep. This will allow for
two 20’ wide homes to be constructed adjacent
each other while still conforming to existing
setback requirements.
• Narrow lot single-family developments can
provide a maximum of two driveways off the
primary street, totaling no more than 24’ wide.
• Each dwelling unit should provide a minimum of
one dedicated off-street parking spaces.
• Shared driveways, totalling no more than 14’
wide, should be permitted to allow for greater
site flexibility.
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The area around the Hampton DART Station contains a variety of uses, including established single-family neighborhoods such as Hampton
Hills and Elmwood, and commercial areas, with a mix of older, small commercial structures, and newer, more autocentric establishments.

N

Area Context and Existing Conditions
The Hampton Station Area is a large area surrounding
Us YourDART
Thoughts
theGive
Hampton
Station, generally confined to
is it uncomfortable,
undesirable
to be?
theWhere
commercial
propertiesunsafe,
alongorHampton
Road
and
theWhat
residential
areas directly
to the
station.
are your favorite
places inadjacent
this area?Your
least
The
area
is
roughly
100
acres
in
size
and
extends
to
favorite places?
the north to roughly Wilton Avenue, to the south
Where you would like to see improvements for walking
to and
Illinois
Avenue, to the east to Hollywood Avenue
biking?
and the surrounding Elmwood neighborhood, and
would
like to see
new buildings
newa strong
to Where
the west
toyou
Franklin
Street.
This areaorhas
development occur?
mixture of commercial and residential land uses, with
all of the commercial land uses, and two elementary
schools (Maria Moreno Elementary School and La
Academia de Estrellas School) residing on Hampton
Road, with the residential uses on the periphery of
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the commercial uses. The Hampton DART Station
Danos
Tuscenter
Pensamientos
lies at the
of the focus area and contains a 445
¿Dónde
incómodo,
inseguro
indeseable
estar?on Wright
space es
surface
parking
lotowith
frontage
Street and
Hampton
Road. en esta zona? ¿Tus lugares
¿Cuáles
son tus
lugares favoritos
menos favoritos?

Similar to the Tyler-Vernon Station Area, the Hampton
is
largely single-family, with just under 80% of the land
¿Dónde
le gustaría
ver nuevos edificios
dedicated
to single-family
uses.o nuevos
That said, unlike
desarrollos?
the Tyler-Vernon Station Area, the DART station has
moderate ridership, with roughly 5,300 riders per week
according to 2017 DART ridership data. Besides the
surrounding single-family neighborhoods, the area
contains small areas of CR (community retail), NS(A),
¿Dónde le gustaría ver mejoras para caminar y andar en
Station TOD area (within 1/2 mile of the station)
bicicleta?

a small TH-2 district, and two planned development Lastly, like the Tyler-Vernon DART Station, there are no
districts, one for Maria Moreno Elementary and the bike lanes in the area, making accessing the station
by bike dangerous.
other for the DART station.
Currently, there is a great deal of inadequate
infrastructure that makes station accessibility difficult
for many surrounding residents. Numerous roads
have missing sidewalks or sidewalks in disrepair.
The Dallas Sidewalk Master Plan, adopted in 2021,
even identified this area as a primary focus area due
to its proximity to transit, the nearby schools, and
neighborhood demographics.That plan identified
priority projects in this area, which are included in the
Transportation and Infrastructure recommendations.

Through community input, the subsequent land use
and infrastructure improvement recommendations
should help to inform future redevelopment of the
Hampton DART Station property, help to create
a more walkable and vibrant transit-oriented
neighborhood center along the commercial corridor,
improve station accessibility, and help protect the
surrounding neighborhoods.
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Future Land Uses

In addition to potential future rezonings along the
Hampton Road corridor, the neighborhoods around
Hampton Station are interested in considering potential
Conservation Districts or another zoning tool which
would help to maintain the existing neighborhood
character of these areas, both the architecture and
scale, while also permitting some additional housing
choice options, including accessory dwelling units,
duplexes, and triplex/quadplexes, narrow-lot singlefamily homes, and cottage home developments on
larger lots (see Missing Middle Housing section for
more details). The specific details for the architectural
character and scale should be determined on a
neighborhood basis through the Conservation District
process.
In addition to sidewalk improvements, there is a
desire to create new useable public open space in the
area. The proposed redevelopment of the Hampton
DART Station property is an opportunity to create
additional recreation amenities for the area that could
benefit new and existing residents.
Focus
FocusArea
Area 8:
8: Hampton
Hampton &
& Illinois
Illinois (Council Districts 1,3, & 4)
!

!
!

One site where rezoning and redevelopment is
especially important is the Hampton DART Station
property owned by DART. This property, zoned PD
392, should be considered an opportunity for new
neighborhood-scale transit-oriented in the future.
That said, any new development should be mindful
of its context surrounded by single-family uses and
should include language restricting height and
protecting privacy of adjacent uses (see Page 118 for
more details).
Most critical to future zoning changes is to require the
Future land uses should include neighborhood-scale mixed-use in types of urban design enhancements to new buildings
commercial areas and additional housing choices in residential areas that generate active, pedestrian-friendly groundthat both enable more walkable, transit-oriented development.
floors, including wide sidewalks and transparent
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Although the Hampton Station Area is well served
by transit, accessibility in the area is very bad. There
are numerous areas where sidewalks are in poor
condition or are entirely non-existent. These areas,
outlined in the Implementation Chapter and on
Page 119, will be critical to improving station access
and enhance walkability along the corridor. In
conjunction with these improvements, a Safe Routes
to School plan should be created for Maria Morena
Elementary School to improve safe access of that
school from surrounding areas. This will also help
improve access to the DART station. Additionally,
sidewalk improvements around the Hampton DART
Station, outlined in the NCTCOG DART Red and Blue
Line Corridors Last Mile Connections Project and
Dallas Sidewalk Master Plan, should be implemented.
The highest priority should be sidewalk repair and
installation along Hampton and Wright Street. Wright
Street is also an ideal street for including bike lanes in
the future.
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Permitting missing middle housing types on large residential lots near
transit (lots over 10,000 square feet shown here) will allow for more
housing choice and increase area affordability.

!

#
#
##

!

!
!

# E
##
#
#
#
#
#

#
##

AVE
ILLINOIS AVE
W ILLINOIS
W

#
#
#

#
#
#
#
#
!
##
!
#
!
!
!
#
!
#
#
!#
!
!
#
!
##
#

!

!

#
#
#
#

#
#
##

#
!#

##

#
##
#

##
#
#
#
!#
!

!! ILLINOIS AVE !
#AVE !
##WWILLINOIS
#
##
#
#
#
#
#
#!! D
#
#
#
#
#
!
!
!
!
#
!
!
#
#
!
!
#
#
!
!
#
#
A
C
#
#
#
#
#
#
#
#
#
#
!
!
#
!
#
#
!#
!#

#
#
#
##
#
#
#
#
#

#
##
!!#
!!
##
!!

!
!

#
#
#
#

#
#

#!!
##
!#
#
#
#
#
#
#

!
!
!#
!
#
#

#
#
##

!
!

!
!!
!

S
RD
HAMPTON RD
S HAMPTON

In this same vein, any rezoning in the area should also
work to provide parking reductions for new uses and
existing legacy commercial structures to make new
development or redevelopment easier. Additionally,
any rezoning should also consider opportunities
for residential mixed-use development which could
permit additional density in exchange for providing
on-site dedicated affordable units as outlined in the
City’s Mixed-Income Housing Density Bonus. This
will help to provide a diversity of family types and
incomes to the area.

ground-levels with outdoor dining spaces, patios,
and stoops. With these desires in mind, a form-based
zoning district is optimal for the area, allowing for the
type of building placement and pedestrian amenities
highlighted by the community while also allowing for
a greater mixture of uses in the area.

SSHAMPTON
RD
HAMPTONRD

The commercial corridor along Hampton between
Wright Street and Illinois is uniquely positioned to
see higher and better uses along it in the future due
to the fact that it sits at the intersection of two major
arterials and is adjacent to a DART light-rail station.
With that in mind, the current zoning, CR, does not
provide the desired flexibility needed to create a
transit-oriented, neighborhood mixed-use node. It
will be important to consider amending the current
zoning to a new zoning district that permits the type
of walkable mixed-use the community expressed a
desire in seeing in the area in the future. As a part of
this, it will also be important to consider prohibiting
autocentric uses such as gas stations, drive-thrus, and
auto repair shops, as well as other undesired uses
such as pawn shows and payday lenders, through
a future rezoning. This will further help to reinforce
this areas as a more walkable, transit-oriented node
while also working to not prioritize the automobile
adjacent to high-quality transit.

Infrastructure Needs

0.2
0.2

N
0.4
0.4
Miles
Miles

Spot Issues
Issues Identified
Identified
XXTotal
Spot
Estimated Priority Cost: $ 4,614,235.00

# Ramp Issue (187)
Feet of
of Severe
Severe Damage
Damage // X
X Feet
Feet of
Sidewalk to
XX Feet
Sidewalk
to Install
Install
The Dallas
Sidewalk
Master
Plan
identified
theofHampton/Illinois
Area,
SpotDamage
Damage(1)
(1)
"" Spot
Top Priority Projects
including
the
Hampton
Station
Area,
as
a
focus
area
for
immediate
Other
Issue
(102)
!
Priority
Other Issue (102)
!
Street Name
From
To
Est. Cost
Score
Sidewalk
Damage
pedestrianSidewalk
andDamage
sidewalkA. Franklin
improvements
(see Appendix).
Wilbur St
Glenfield Ave
58
$156,847.50
OtherSidewalk
Sidewalk
Other
Issue
Issue
High
Priority
High Priority
Sidewalk--Existing
Existing
Sidewalk
High Priority
High Priority
Sidewalk - Missing

B. Hollywood

Elmwood Blvd

W Illinois Ave

49

$67,367.50

C. Hampton

Hampton DART Station

Perryton Dr

58

$213,347.50

D. Illinois

S Franklin St

Rugged Dr W

57

$184,422.50

E. Glenfield

Chalmers St

S Waverly Dr

48

$242,092.50
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Redevelopment of the Hampton DART Station property should be mixed-use development that is of an appropriate scale and is respectful
of surrounding single-family neighborhoods.

•
➤

HAMPTON ROAD

x 575’

N
500 ft

DART entered into a Memorandum of Understanding
(MOU) with the City of Dallas regarding the •
redevelopment of multiple DART station properties,
including the Hampton Station property. The desire
is to generate transit-oriented development that
serves DART’s goals of increasing ridership, while
also serving the City’s goals of reduced congestion
and emissions from vehicular travel, increased •
economic development, and improved transit and
job accessibility.
•
The community is concerned regarding the potential
scale (footprint, mass, and height) of any development •
on the site. Subsequently, there are concerns about
privacy of the adjacent single-family homes to the •
south. There are also concerns regarding potential
additional lighting and light pollution on adjacent •
properties. The community noted a desire for DART to
improve the cleanliness of the creek which forms the
southern boundary of their property. And lastly, there •
are concerns regarding potential traffic and its impact
on Hampton Road, surrounding residential streets, •
and traffic impacts on Maria Moreno Elementary
School.
With these concerns in mind, the community
recommends the following items be included as a •
part of the potential redevelopment of the property:
• Limit development only to the area where parking •
is currently located, while also maintaining a
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barrier wall on the southern side of the property
Limit height to 4 stories, with development
stepping down towards single-family uses
towards the south. As a part of this, do not
locate balconies on the southern facade above
the second level within close proximity of the
adjacent single family uses
Include existing residential-proximity slope
requirements to maintain appropriate setback
from single-family uses
Limit additional lighting on the southern side of
the property
Conduct a traffic impact assessment and
determine traffic mitigation strategies as needed
Lessen existing parking requirements for
residential and commercial uses
Require active ground-level uses along Hampton,
including neighborhood-serving retail that
benefits the surrounding communities.
Ensure that a minimum of 10% of the units are
affordable for 80% AMI or less.
Provide community spaces, such as a meeting
room, artist studios, a maker space or public
art gallery to allow this space to function as a
community hub. This space can be curated with
assistance from the City’s Office of Arts and Culture
Provide incubator spaces for start-up small
businesses to support local small businesses
Provide useable outdoor public open space, such
as a public gathering plaza

•
•

Within ½ mile of the Hampton DART Station, modify the zoning through Conservation Districts or an overlay
tool to permit missing-middle housing types, including accessory dwelling units, duplexes, and triplex/
quadplexes, narrow-lot single-family, and cottage homes (where applicable) to be allowed by-right, adhering
to architectural and urban design standards to be determined on a neighborhood basis. Development will be
required to follow existing city codes related to ADUs, parking requirements, setbacks, and massing standards.
Partner with DART to amend PD 392 to allow for a mixed-use multi-family development to be constructed on
the existing parking lot at the DART Station. Rezoning should be limited to 4 stories in height, include existing
residential-proximity slope requirements, permit reduced parking requirements for residential and commercial
uses, require active ground-level uses along Hampton, ensure that a minimum of 10% of the units are affordable
for 80% AMI or less, explore creating new open space on site, and consider provisioning shared community use
space such as meeting rooms and cultural spaces such as maker spaces and/or artist studios.
Consider amending the existing CR zoning along Hampton Road between Wright and Illinois to allow for mixeduse development. New zoning should consider a form-based district that will result in a walkable urban form
such as activated facades and wide sidewalks while also ensuring appropriate setbacks and proximity slopes to
adjacent single-family uses. Development should be limited to the existing height limit of 54’ (as allowed in CR
zoning). Permitted residential uses should include multifamily and townhomes.
Consider amending the existing CR zoning along Hampton Road between Wright and Illinois to prohibit
automotive-centric uses, including drive-thru restaurants, drive-thru banks, gas stations, and auto repair shops
in order to facilitate the type of walkable, mixed-use development desired by the community.
As a way to ensure affordability of future multifamily development, explore inclusion of the mixed-income
density bonus to allow for additional density with the provision for setting aside affordable units.
In conjunction with citywide parking code reform, consider parking code reductions for all commercial,
residential, and office uses within ½ mile of the Hampton DART Station to enable more financially-viable
development in these areas and to produce more walkable, pedestrian-oriented development in the future.

Transportation and Infrastructure
•
•

•
•

Create a Safe Routes to School plan for Maria Moreno Elementary School.
Support the Department of Public Works in ensuring timely implementation of the projects outlined in the
Dallas Sidewalks Master Plan pertaining to the Hampton and Illinois Focus Area. In particular, complete sidewalks
repairs to Hampton from Wright to Illinois, Illinois between S. Franklin and Rugged Dr., and Hollywood between
Elmwood Blvd and Illinois
Using the NCTCOG DART Red and Blue Line Corridors Last Mile Connections Project as a guide, work with
DART, Transportation, and Public Works to implement sidewalk installation, repair, and other pedestrian
improvements in areas near the Hampton DART Station.
Due to their highly pedestrian nature, connections to schools and parks, and proximity to transit, prioritize
sidewalk installation and repairs along Hampton Road between West Davis and Wright and along Wright Street
from Hampton to Edgefield as outlined in the Dallas Sidewalk Master Plan.

Parks and Open Space
•

As a part of the redevelopment of the DART Hampton Station property, include a provision for a pocket park,
plaza, or public open space as a part of future redevelopment.

Inclusive Community Development and Quality of Life
•

•

Support the proposed future redevelopment of DART Hampton Station property by DART into a mixed-income,
mixed-use community, with a minimum percentage of units dedicated as affordable and promoted to West
Oak Cliff residents. Use recommendations outlined in the Hampton Station Area section to serve as a guide for
design and development guidance.
As a part of the future redevelopment of the Hampton DART Station property into a mixed-use development,
work with DART to ensure the inclusion of dedicated public community spaces for art, cultural, and community
events. This space can be curated with assistance from the City’s Office of Arts and Culture. Additionally, explore
opportunities to dedicate some ground-level space for pop-up businesses and incubator spaces to support
local start-up small businesses.
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Existing Conditions
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Us Your and
Thoughts
Where
is it uncomfortable,
unsafe,
or undesirable
to be?
The
Tyler-Vernon
Station
Area
is a large
area

surrounding
the
Tyler-Vernon
Stationleast
within the
What are your
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places in DART
this area?Your
West
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The
area
is
roughly
200 acres
favorite places?
in size and extends to the north to roughly Burlington
Where you would like to see improvements for walking
Boulevard,
to the south to Pioneer Drive to the west
and biking?
past Edgefield, and is bounded on the east by the
Where
would
like Plan
to seeboundary
new buildings
new Vernon
West
Oak
Cliffyou
Area
at or
Tyler,
development occur?
and the small neighborhood along Nolte Drive east
of Tyler Street. Although this area is predominantly
single-family uses, the area also contains many nonresidential assets, including Winnetka Elementary
School, the small commercial node at Clarendon
and Edgefield, several churches, and Tyler Station,
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bicicleta?
¿Dónde
le gustaría verStation
nuevos edificios
o nuevoshas
The Tyler-Vernon
Area currently
desarrollos?

the the
largest percentage of single-family zoning in the
entire city, with over 80% of the area zoned for singlefamily uses. Additionally, the area contains small
areas of CR (community retail), NS(A), a small MF-2
district, IM (industrial manufacturing) for the Tyler
Station development, LO-1 (limited office) adjacent

The Tyler-Vernon Station Area is home to hundreds of single-family homes, as well as several neighborhood anchors such as the retail node at
Clarendon and Edgefield, the renovated and revitalized Tyler Station development, and Winnetka Elementary School.

to the DART station, and a planned development
district for the elementary school. The area is lacking
any large employer, with only a handful of small
businesses falling within 1/2 a mile of the station.
These land use factors contribute to the Tyler-Vernon
DART Station having the lowest weekly ridership of
any station in Dallas, with just 1,696 riders per week
reported in 2017, an average of roughly 240 riders
per day. Although land use patterns contribute to
the general low ridership for the DART station, there
are other contributing factors, including the poor
pedestrian and multimodal infrastructure in the area
making accessing the station difficult. Numerous

streets surrounding the station are lacking sidewalks
entirely, including Nolte, Lebanon, and Burlington,
while other sidewalks are in need of substantial repair
and ADA improvements. Additionally, there are no
bike lanes in the area, making accessing the station
by bike dangerous.
Through community input, the subsequent land use
and infrastructure improvement recommendations
should help to provide more activity to the station
area and increase DART ridership.
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Future land uses should include neighborhood-scale mixed-use in commercial areas and additional housing choices in residential areas that
both enable more walkable, transit-oriented development.

Future Land Uses
As noted, theTyler-Vernon Station Area is mostly singlefamily zoning and land uses. Although the community
largely desires to maintain the neighborhood
character of the area, there is support for considering
additional housing types to be permitted in the area.
The neighborhoods around Tyler-Vernon Station
are interested in considering potential Conservation
Districts or another zoning tool which would help
to maintain the existing neighborhood character of
these areas, both the architecture and scale, while also
permitting some additional housing choice options,
including accessory dwelling units, duplexes, and
triplex/quadplexes, narrow-lot single-family homes,
and cottage home developments on larger lots (see
122

Missing Middle Housing section for more details).
The specific details for the architectural character and
scale should be determined on a neighborhood basis
through the Conservation District process. Beyond
considering additional neighborhood-scale housing
choice options within 1/2 mile of the DART station,
a small area of the South Edgefield neighborhood,
bounded by Edgefield, Clarendon, Tyler, and the
DART line (shown on Page 123), is continuing to
have discussions to explore additonal density such as
townhomes and multifamily up to three-stories in this
area. The two options for this area are identified on
Page 125 in the draft recommendations.

Permitting missing middle housing types on large residential lots near transit (lots over 10,000 square feet shown here) will allow for more housing
choice and increase area affordability. Additionally, considering additional denser housing options, such as townhomes and smaller multifamily,
in the South Edgefield neighborhood, shown in (blue) is still being considered as a part of this area planning effort.

Besides considering some localized changes to singlefamily residential areas around the station, there also
exist opportunities on the non-residentially zoned
properties in the area. The small commercially-zoned
area at Edgefield and Clarendon, currently zoned CR
(Community Retail), is an opportunity to consider
future zoning changes through the previously-filed
authorized hearing to allow for a greater mixture of
uses that are still respectful of neighborhood scale
and context. Additionally, other non-residentially
zoned properties in the area (shown on Page 124)
are opportunities for future rezoning to allow for a
greater mixture of uses and help to create walkable
neighborhood nodes.

All rezonings in this area should consider opportunities
for parking reductions due to the proximity to transit.
This should strongly be considered for existing
legacy commercial structures that might not have
ample parking available due to their lot size and may
subsequently struggle finding tenants. All parking
amendments should also be mindful of potential
spillover impacts into surrounding neighborhoods.
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DART Station

•

Polk
•

Vernon

Within ½ mile of the Tyler-Vernon DART Station, modify the zoning through conservation districts or an
overlay tool to permit missing-middle housing types, including accessory dwelling units, duplexes, and triplex/
quadplexes, narrow-lot single-family, and cottage homes (where applicable) to be allowed by-right, adhering
to architectural and urban design standards to be determined on a neighborhood basis. Development will be
required to follow existing city codes related to ADUs, parking requirements, setbacks, and massing standards.
As an alternative to or in addition to the recommendation for allowing additional missing-middle housing
types, explore a future rezoning for the area bounded by Edgefield, Clarendon, Tyler, and the DART tracks
to permit townhome development and multifamily development up to three-stories in height, maintaining
existing proximity slopes and providing appropriate setbacks and design standards to fit contextually into the
surrounding neighborhood.
In conjunction with citywide parking code reform, consider parking code reductions for all commercial,
residential, and office uses within ½ mile of the Tyler-Vernon DART Station to enable more financially-viable
development in these areas and to produce more walkable, pedestrian-oriented development in the future.
At the CR-zoned properties at the Edgefield/Clarendon intersection (Authorized Hearing Case Number 189143), explore opportunities to rezone to a form-based zoning to encourage neighborhood-scale mixed-use
development. Allow for reduced parking ratios and the use of on-street parking to count towards requirements
for commercial structures to enable easier redevelopment of legacy commercial buildings. As a part of this
rezoning, consider prohibiting auto-centric land uses such as gas stations, drive thrus, auto repair, and car
washes.
On all other non-residentially zoned properties within ½ mile of the Tyler-Vernon DART Station explore
future opportunities to amend the zoning to spur future neighborhood-scale mixed-use development, while
encouraging scale and setbacks that are contextually sensitive to surrounding neighborhoods.

Transportation and Infrastructure
•

Non-single-family residential zoned properties in the Tyler-Vernon Station Area are opportunities to consider neighborhood mixed-use
development opportunities. These areas should be considered for future rezonings accordingly.

Infrastructure Needs
Presently, there are many locations throughout the
Tyler-Vernon Station Area where the public realm
infrastructure is lacking. Many of the streets that need
sidewalk improvements were outlined in the Dallas
Sidewalk Master Plan, including Vernon Avenue,
Burlington, and Wright. There are additional streets
where new sidewalk construction is important to
improving pedestrian safety and accessibility of the
nearby DART station, including on Nolte, Lebanon,
and Tyler Streets. In addition to construction new
sidewalks and repairing existing sidewalks on the
aforementioned streets, public realm improvements
are also needed near the intersection of Clarendon and
Edgefield to help support the viability and accessibility
of the proposed mixed-use neighborhood node
at that intersection. Many of these improvements
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•
•
•

should be considered as a part of a Safe Routes to
School Program for Winnetka Elementary School.
Additional infrastructure improvements in the area
include the need for improved multimodal mobility.
This should include bike lanes along Wright Street
and Vernon Avenue. In conjunction with the new
extension of the Elmwood Greenway trail, future
opportunities for an extension along Elmwood
Branch creek to Vernon Avenue, along with a possible
pocket park, would also help improve mobility and
recreation access in the area. Lastly, accessibility
improvements, outlined in the NCTCOG’s Last Mile
Connections Project, at and around the Tyler-Vernon
DART Station will help to improve acccessibility to the
station and nearby uses.

•
•
•

Create a Safe Routes to School plan for Winnetka Elementary Schools, identifying improvements that will
help make it easier and more comfortable for students to walk and bicycle to school. Once plans have been
completed, the City of Dallas Department of Transportation should seek funding for implementation through
external grants, such as the Federal Transportation Alternatives program.
Provide public realm and sidewalk improvements within one-block of Clarendon/Edgefield intersection
Using the NCTCOG DART Red and Blue Line Corridors Last Mile Connections Project as a guide, work with
DART, Transportation, and Public Works to implement sidewalk installation, repair, and other pedestrian
improvements in areas near the Tyler-Vernon DART Stations.
Prioritize the following sidewalk improvement projects as identified on Page 24 of the Dallas Sidewalk Master
Plan: repairs to S Vernon Avenue between Clarendon and W Illinois Ave, installation of sidewalk on S Vernon
Avenue between Clarendon and Illinois, installation of sidewalk on Burlington from Hampton to Tyler, and
installation of sidewalk on Wright Street from Hampton to Edgefield
Due to their highly pedestrian nature, connections to schools and parks, and proximity to transit, prioritize
sidewalk installation and repairs at Nolte between Montclair and Clarendon, at Lebanon between Edgefield
and Tyler, on Tyler between Vernon and Illinois
Explore opportunities for intersection improvements at Tyler and Tyler (at Vernon) to improve pedestrian safety
and calm traffic.
Provide bike lanes along Wright Street between Edgefield and Illinois and along Vernon Avenue.

Parks and Open Space
•
•

Support local neighborhood organizations in working to explore MOWmentum Agreements to turn the large
medians along Burlington Blvd. into publicly usable spaces, providing landscaping, street trees, benches, and
other amenities as desired by the neighborhood.
Explore opportunities to create a pocket park near the corner of Tyler and Vernon along with seeking
opportunities to create a walking trail or useable open space on private land paralleling the Elmwood Branch
Creek behind the Tyler Station property.
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IMPLEMENTATION MATRIX
In order to establish a framework and roadmap
for implementing the many desired outcomes
articulated throughout the West Oak Cliff Area Plan,
it is important to have a set of action items that will
carry forth the plan’s overall vision into the future. The
five-year horizon for the West Oak Cliff Area Plan is a
reasonable timeframe in which to achieve the plan’s
strategies and recommended action items and will
establish a basis for more long-term planning efforts
throughout the area.
The four plan frameworks of Land Use and
Development, Transportation and Infrastructure,
Parks and Open Space, and Inclusive Community
Development and Quality of Life form the foundation
of the plan’s vision. Each framework contains
overarching objectives, in which there are a subset
of Action Items. These Action Items are definitive
and achievable statements that have an established
timeframe for completion, a list of City departments or
agencies responsible for implementation (including a

lead agency shown in bold), and projected funding
costs and possible sources.
The Implementation Matrix establishes a structured
path for achieving implementable and successful
outcomes. Although the City of Dallas is the
responsible party for most Action Items in the
Implementation Matrix, it will be necessary to
work in concert with, and seek guidance from, the
neighborhood and stakeholder groups for which a
specific Action Item applies.
The Action Items listed on the following pages are
the means by which West Oak Cliff can achieve the
community vision outlined in this document and
supported by the community. The recommendations
listed in the Implementation Matrix are critical
investments and improvements that the City of
Dallas and their partner organizations have identified
to improve West Oak Cliff and help make the
community’s vision a reality.
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Land Use and Development
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Hampton/Clarendon
Goal

Action

Downtown Elmwood
Timeframe

Lead Agency/
Support

Funding/
Sources

Land Use and Development
1.A

Consider amending the existing CR, MU-1, CS, and P(A) zoning to allow for mixed-use development
along Hampton Road between Wentworth and Brandon and along Clarendon between Hampton and
Marlborough. New zoning should consider a form-based district that will result in a walkable urban form
such as activated facades and wide sidewalks while also ensuring appropriate setbacks and residential
proximity slopes to adjacent single-family uses. Development should be limited to the existing height
limit of 54’ (as allowed in current zoning). Permitted residential uses should include small multifamily
developments (12 units or smaller) and townhomes.

1-2 Years

Planning and
Urban Design

No Funding
Needed

1.B

Proposed rezoning should consider appropriate residential proximity slopes, setbacks, and landscaping
to minimize the impact any new development will have on adjacent single family properties.

1-2 Years

Planning and
Urban Design

1.C

Consider amending the zoning to prohibit automotive-centric uses, including drive-thru restaurants,
drive-thru banks, car washes, gas stations, and auto repair shops in order to facilitate the type of
walkable, mixed-use development desired by the community.

1-2 Years

1.D

In conjunction with citywide parking code reform, consider parking code reductions for all existing
commercial structures and consider shared parking use agreements with surrounding properties and
permitting adjacent on-street parking to count towards parking requirements to enable easier
redevelopment of legacy commercial buildings.

1-2 Years

Timeframe

Goal Action

Lead Agency/
Support

Funding/
Sources

Land Use and Development
1.A

Consider amending the existing CR zoning to allow for mixed-use development. New zoning
1-2 Years
should consider a form-based district that will result in a walkable urban form such as activated
facades and wide sidewalks while also ensuring appropriate setbacks and proximity slopes to
adjacent single-family uses. Development should be limited to the existing height limit of 54’
(as allowed in CR zoning). Permitted residential uses should include small multifamily
developments (12 units or smaller) and townhomes.

Planning and
Urban Design

No Funding
Needed

No Funding
Needed

1.B

Consider amending the existing CR zoning to permit restaurants to sell alcohol near schools
and churches (by special use permit) to enable easier establishment of restaurant uses.

1-2 Years

Planning and
Urban Design

No Funding
Needed

Planning and
Urban Design

No Funding
Needed

1.C

As a way to ensure affordability of future multifamily development, explore inclusion of the
1-2 Years
mixed-income density bonus to allow for additional density with the provision for setting aside
dedicated affordable units.

Planning and
Urban Design

No Funding
Needed

Planning and
Urban Design

No Funding
Needed

1.D

Consider amending the existing CR zoning to prohibit automotive-centric uses, including
drive-thru restaurants, drive-thru banks, car washes, gas stations, and auto repair shops in
order to facilitate the type of walkable, mixed-use development desired by the community.

1-2 Years

Planning and
Urban Design

No Funding
Needed

1.E

In conjunction with citywide parking code reform, consider parking code reductions for new
1-2 Years
structures, greater parking reductions for legacy commercial structures, shared parking use
agreements with surrounding properties and permitting adjacent on-street parking to count
towards parking requirements to enable easier redevelopment of legacy commercial buildings.

Planning and
Urban Design

No Funding
Needed

3-5 Years

Transportation

$$$, Future Bond
Package*

3-5 Years

Transportation

Funding will be
sought through
NCTCOG grants

Explore opportunities to provide a new traffic signal or traffic control devices along Edgefield
2-3 Years
in Downtown Elmwood to help calm traffic speeds and enhance the pedestrian nature of these
roadways.

Transportation

Funding source to
be determined

Transportation and Infrastructure
2.A

Leverage the aforementioned traffic calming measures stated in Transportation and Infrastructure
section to slow traffic speeds and increase pedestrian safety at key pedestrian and commercial areas,
including Hampton Road and Clarendon.

3-5 Years

Transportation, $$. Funding
source to be
Public Works
determined.

2.B

3-5 Years
Due to their highly pedestrian nature, connection to schools and parks, and proximity to transit,
prioritize sidewalk installation and repairs at the following locations: Hampton Road between West Davis
and Wright; Clarendon between Chalmers and Hampton

Transportation, $$. Funding
source to be
Public Works
determined.

2.C

Create a Safe Routes to School plan for Lida Hooe Elementary School

2-3 Years

Transportation

2.D

Provide public realm and sidewalk improvements along Clarendon between Epanard and Marlborough
and along Hampton between Brandon and 12th Street, including enhanced lighting and street trees
where possible

3-5 Years

Transportation, $$, Future Bond
Package*
Public Works

2.E

Pursue tree plantings in the medians along Hampton Road in appropriate locations to help calm traffic
while also providing beautification, ecological, and environmental enhancements.

3-5 Years

Texas Trees
Foundation,
Public Works

$, Funding
sources to be
determined

2.F

Explore opportunities to provide new traffic signals or traffic control devices along Hampton Road
between Brandon and 12th to help calm traffic speeds and enhance the pedestrian nature of the street

2-3 Years

Transportation

$. Funding source

2.G

Provide bike lanes along Clarendon between Cockrell Hill and Tyler Street

3-5 Years

Transportation

Funding source to
be determined.

Park+ Recreation,
Bond Office

$$, Future Bond
Package*

Funding will be
sought through
NCTCOG grants

Transportation and Infrastructure
2.A
Explore public realm, street, and intersection redesign of Edgefield, Ferndale, Balboa, Brunner,
Newport, Berkley, Pioneer Drive in Downtown Elmwood to improve pedestrian safety, fix
unsafe vehicular movements, improve property access, and create community green space
opportunities
2.B
Create a Safe Routes to School plan for Margaret B Henderson identifying improvements that
will help make it easier and more comfortable for students to walk and bicycle to school.
2.C

to be determined.

Parks and Open Space
3.A

Taking advantage of excess city right-of-way and adjacent private property, work to create a
series of small public plazas and parks in Downtown Elmwood.

3-5 Years

Park+Recreation $$, Future Bond
Package*
Bond Office

Parks and Open Space
3.A

Prioritize land acquisition of existing vacant properties in the Hampton/Clarendon area in order to create 3-5 Years
a plaza or public gathering space in this commercial node.

West Davis Corridor
Goal Action

North Cliff Neighborhood Center
Goal Action

1.B

Amend the existing Subdistrict 2 of Conservation District 8 in North Cliff to allow for accessory
dwelling units and live-work units in addition to existing permitted uses, including singlefamily residential. Additionally, amend the zoning to allow for art galleries and studios,
personal service offices, and restaurants (alcohol sales by special use permit), in addition to
existing permitted uses. Maintain existing requirements for height and setbacks.

Timeframe

Lead Agency/
Support

Funding/
Sources

1-2 Years

Planning and
Urban Design

No Funding
Needed

Due to the neighborhood location, and in conjunction with proposed public realm and road
1-2 Years
improvements at Catherine/Pierce, allow for reduced parking ratios, shared-parking use
agreements with surrounding properties, and the use of on-street parking to count towards
requirements for commercial structures to enable easier redevelopment of legacy commercial
buildings.

Planning and
Urban Design

No Funding
Needed

1.A

In areas within ¼ mile of high-frequency bus (Jefferson Boulevard), create a zoning overlay
to permit accessory dwelling units. Development will be required to follow existing city
codes related to ADUs, parking requirements, setbacks, and massing standards.

2-3 Years

Planning and
Urban Design

No Funding
Needed

1.B

Consider future amendments to PD 631 (LCO Tract 3, LCO Tract 4, and MCO Tract 2) to not
permit car washes, drive-thru restaurants, or gas stations due to their proximity to singlefamily residential.

3-5 Years

Planning and
Urban Design

No Funding
Needed

1.C

Consider future amendment to PD 631 to allow for shared parking strategies, remote
parking uses, and potential park reduction for existing legacy commercial structures.

3-5 Years

Planning and
Urban Design

No Funding
Needed

Transportation and Infrastructure
2.A

Leverage the aforementioned traffic calming measures stated in Transportation and
Infrastructure section to slow traffic speeds and increase pedestrian safety along West
Davis.

3-5 Years

Transportation

Previously funded
through past Bond

2.B

Explore opportunities to install a traffic signal or hawk signal along West Davis between
Westmoreland and Plymouth to provide safe crossing for pedestrians.

3-5 Years

Transportation

Funding sources
to be determined

2.C

Support Dallas County and the City of Dallas Department of Transportation’s proposal to
provide bike lanes and public realm improvements along West Davis between
Westmoreland and Hampton

3-5 Years

Transportation

Previously funded
through past Bond

Transportation and Infrastructure
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Funding/
Sources

Land Use and Development

Land Use and Development
1.A

Timeframe Lead Agency/
Support

2.A

Due to their highly pedestrian nature and connections to schools and parks, prioritize
2-3 Years
sidewalk installation and repairs along Pierce Street between W 12th and Stockard Junior High
School.

Public Works

Funding
sources to be
determined

2.B

Explore opportunities for redesigning the public realm on Pierce between Brooklyn and
Catherine to allow for enhanced walkability and vitality for the existing vacant commercial
structures. Include street trees and enhanced pedestrian lighting in the design.

Public Works,
Bond Office

$, Future
Bond
Package*

3-5 Years

*Subject to voter approval and Needs Assessment Scoring
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Tyler-Vernon Station Area

Hampton Station Area
Timeframe

Lead Agency/
Support

Funding/ Sources

Goal

1.A

3-5 Years
Within ½ mile of the Tyler-Vernon DART Station, modify the zoning through Conservation Districts or an
overlay tool to permit missing-middle housing types, including accessory dwelling units, duplexes, and
triplex/quadplexes, narrow-lot single-family, and cottage homes (where applicable) to be allowed by-right,
adhering to architectural and urban design standards to be determined on a neighborhood basis.
Development will be required to follow existing city codes related to ADUs, parking requirements,
setbacks, and massing standards.

Planning and
Urban Design

No Funding
Needed

1.A

Planning and
Urban Design

No Funding
Needed

1.B

As an alternative to or in addition to the recommendation for allowing additional missing-middle housing 3-5 Years
types, explore a future rezoning for the area bounded by Edgefield, Clarendon, Tyler, and the DART tracks
to permit townhome development and multifamily development up to three-stories in height, maintaining
existing proximity slopes and providing appropriate setbacks and design standards to fit contextually into
the surrounding neighborhood.

Planning and
Urban Design

No Funding
Needed

Within ½ mile of the Hampton DART Station, modify the zoning through Conservation Districts or 3-5 Years
an overlay tool to permit missing-middle housing types, including accessory dwelling units,
duplexes, and triplex/quadplexes, narrow-lot single-family, and cottage homes (where
applicable) to be allowed by-right, adhering to architectural and urban design standards to be
determined on a neighborhood basis. Development will be required to follow existing city codes
related to ADUs, parking requirements, setbacks, and massing standards.

1.B

3-5 Years

Planning and
Urban Design

No Funding
Needed

1.C

In conjunction with citywide parking code reform, consider parking code reductions for all commercial,
residential, and office uses within ½ mile of the Tyler-Vernon DART Station to enable more financiallyviable development in these areas and to produce more walkable, pedestrian-oriented development.

1-2 Years

Planning and
Urban Design

No Funding
Needed

1.D

At the CR-zoned properties at the Edgefield/Clarendon intersection (Authorized Hearing Case Number
189-143), explore opportunities to amend to form-based zoning to encourage neighborhood-scale mixeduse development. Allow for reduced parking ratios and the use of on-street parking to count towards
requirements to enable easier redevelopment of legacy commercial buildings. As a part of this rezoning,
consider prohibiting auto-centric land uses such as gas stations, drive thrus, auto repair, and car washes.

1-2 Years

Planning and
Urban Design

No Funding
Needed

Partner with DART to amend PD 392 to allow for a mixed-use multi-family development to be
constructed on the existing parking lot at the DART Station. Rezoning should include:
•
Limit height to 4 stories and include residential-proximity slope requirements
•
lessen existing parking requirements for residential and commercial uses
•
require active ground-level uses along Hampton
•
ensure that a minimum of 10% of the units are affordable for 80% AMI or less.
Additionally, explore creating new open space on site, and consider provisioning shared
community spaces such as meeting rooms and cultural spaces such as maker spaces and/or artist
studios.

1.C

3-5 Years

Planning and
Urban Design

No Funding
Needed

On all other non-residentially zoned properties within ½ mile of the Tyler-Vernon DART Station explore
future opportunities to amend the zoning to spur future neighborhood-scale mixed-use development,
while encouraging scale and setbacks that are contextually sensitive to surrounding neighborhoods.

3-5 Years

Planning and
Urban Design

Consider amending the existing CR zoning along Hampton Road between Wright and Illinois to
allow for mixed-use development. New zoning should consider a form-based district that will
result in a walkable urban form such as activated facades and wide sidewalks while also ensuring
appropriate setbacks and proximity slopes to adjacent single-family uses. Development should
be limited to the existing height limit of 54’ (as allowed in CR zoning). Permitted residential uses
should include multi-family and townhomes.

1.D

Consider amending the existing CR zoning along Hampton Road between Wright and Illinois to
prohibit automotive-centric uses, including drive-thru restaurants, drive-thru banks, gas stations,
and auto repair shops in order to facilitate the type of walkable, mixed-use development desired
by the community.

3-5 Years

Planning and
Urban Design

No Funding
Needed

1.E

As a way to ensure affordability of future multifamily development, explore inclusion of the
mixed-income density bonus to allow for additional density with the provision for setting aside
affordable units.

3-5 Years

Planning and
Urban Design

No Funding
Needed

1.F

In conjunction with citywide parking code reform, consider parking code reductions for all
commercial, residential, and office uses within ½ mile of the Hampton DART Station to enable
more financially-viable development in these areas and to produce more walkable, pedestrianoriented development in the future.

3-5 Years

Planning and
Urban Design

No Funding
Needed

Goal

Action

Land Use and Development

1.E

2.A

Create a Safe Routes to School plan for Winnetka Elementary Schools.

3-5 Years

Transportation Funding through
NCTCOG Grants

2.B

Provide public realm and sidewalk improvements within one-block of Clarendon/Edgefield intersection

3-5 Years

Transportation $$, Future Bond
Package*

2.C

Using the NCTCOG DART Red and Blue Line Corridors Last Mile Connections Project as a guide, work with
DART, Transportation, and Public Works to implement sidewalk installation, repair, and other pedestrian
improvements in areas near the Tyler-Vernon DART Station.

3-5 Years

Public Works,
DART, TRN

Funding sources
to be determined

2.D

Prioritize the following sidewalk improvement projects as identified on Page 24 of the Dallas Sidewalk
Master Plan: repairs to S Vernon Avenue between Clarendon and W Illinois Ave, installation of sidewalk on
S Vernon Avenue between Clarendon and Illinois, installation of sidewalk on Burlington from Hampton to
Tyler, and installation of sidewalk on Wright Street from Hampton to Edgefield

2-3 Years

Public Works,
TRN, PUD

Dedicated Dallas
Sidewalk Master
Plan Funding

2.E

Due to their highly pedestrian nature, connections to schools and parks, and proximity to transit, prioritize
sidewalk installation and repairs at Nolte between Montclair and Clarendon, at Lebanon between
Edgefield and Tyler, on Tyler between Vernon and Illinois

2-3 Years

Transportation Funding sources
to be determined
Public Works

2.F

Explore opportunities for intersection improvements at Tyler and Tyler (at Vernon) to improve pedestrian 3-5 Years
safety and calm traffic.

Transportation $. Funding sources

2.G

Provide bike lanes along Wright Street between Edgefield and Illinois and along Vernon Avenue.

Transportation $$. Funding sources

3-5 Years

to be determined.

to be determined.

Parks and Open Space
3.A

3.B

Support local neighborhood organizations in working to explore MOWmentum Agreements to turn the
large medians along Burlington Blvd, Plymouth Road, and along South Oak Cliff Blvd. into publicly usable
spaces, providing landscaping, street trees, benches, and other amenities as desired by the neighborhood.

1-2 Years

Explore opportunities to create a pocket park near the corner of Tyler and Vernon along with seeking
opportunities to create a walking trail or useable open space on private land paralleling the Elmwood
Branch Creek behind the Tyler Station property.

3-5 Years

PUD, Public
Works, Neigh.
Associations

None Required

Park+Recreation, Funding sources
Private
to be determined
development

Transportation and Infrastructure
3-5 Years
2.A Create a Safe Routes to School plan for Maria Moreno Elementary School.
2.B Support the Department of Public Works in ensuring timely implementation of the projects
2-3 Years
outlined in the Dallas Sidewalks Master Plan pertaining to the Hampton and Illinois Focus Area. In
particular, complete sidewalks repairs to Hampton from Wright to Illinois, Illinois between S.
Franklin and Rugged Dr., and Hollywood between Elmwood Blvd and Illinois
2.C Using the NCTCOG DART Red and Blue Line Corridors Last Mile Connections Project as a guide,
3-5 Years
work with DART, Transportation, and Public Works to implement sidewalk installation, repair, and
other pedestrian improvements in areas near the Hampton DART Station.
2.D

Timeframe

Lead Agency/
Support

Funding/
Sources

Rezone the existing MF-2 zoning district in Jimtown bounded generally by Clarendon, Franklin,
1-2 Years
Brandon, and Hampton to not allow for multifamily development unless already existing. Through a
Conservation District or another base zoning category, instead permit only single-family, duplex,
and accessory dwelling units by-right. As a part of this rezoning, explore urban design standards for
new residential construction to align future designs with the surrounding neighborhood context

Planning and
Urban Design

None required

Transportation and Infrastructure
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2.A

Improve the existing sidewalks at Franklin/Kingston and at Franklin/Brandon to be ADA compliant

2-3 Years

Public Works

General Fund

2.B

Improve the unimproved alleys on the blocks bounded by Franklin, Emmett, Hampton, and Brandon 3-5 Years
and Franklin, Emmett, Hampton, and Kingston to be paved in order to allow easier property access
at the rear in the future.

Public Works,
Bond Office

$, Future Bond
Package*

3-5 Years

Public
Works, TRN,
PUD

Dedicated Dallas
Sidewalk Master
Plan funding

Public Works,
DART, TRN,
PUD

Funding to be
determined

Public
Works, TRN,
PUD

$$, Future Bond
Package*

As a part of the redevelopment of the DART Hampton Station property, include a provision for a
pocket park, plaza, or public open space as a part of future redevelopment.

3-5 Years

DART

No Funding Needed

Inclusive Community Development and Quality of Life

4.A

Support the proposed future redevelopment of DART Hampton Station property by DART into a
mixed-income, mixed-use community, with a minimum percentage of units dedicated as
affordable and promoted to West Oak Cliff residents. Use recommendations outlined in the
Hampton Station Area section to serve as a guide for design and development guidance.

3-5 Years

DART

Funded by private
development

4.B

As a part of the future redevelopment of the Hampton DART Station property into a mixed-use
development, work with DART to ensure the inclusion of dedicated public community spaces for
art, cultural, and community events. This space can be curated with assistance from the City’s
Office of Arts and Culture. Additionally, explore opportunities to dedicate some ground-level
space for pop-up businesses and incubator spaces to support local start-up small businesses.

3-5 Years

DART, Office
of Arts and
Culture

Funding needs to
be determined

Land Use and Development
1.A

Due to their highly pedestrian nature, connections to schools and parks, and proximity to transit,
prioritize sidewalk installation and repairs along Hampton Road between West Davis and Wright
and along Wright Street from Hampton to Edgefield as outlined in Dallas Sidewalk Master Plan.

Transportation NCTCOG grants

Parks and Open Space
3.A

Jimtown Neighborhood
Goal Action

Land Use and Development

No Funding
Needed

Transportation and Infrastructure

Timeframe Lead Agency/ Funding/
Support
Sources

Action

*Subject to voter approval and Needs Assessment Scoring
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Transportation and Infrastructure

•
•

•
•
•
•
•
•
•
•
•
•
•

•
•
•
•
•
•

•
•
•
•
•

•
•
•
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*Subject to voter approval and Needs Assessment Scoring
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Transportation and Infrastructure

•
•
•
•
•
•
•
•
•
•
•

*Subject to voter approval and Needs Assessment Scoring
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Transportation and Infrastructure
Proposed Bike Network

Placemaking and Urban Design Enhancements

Traffic Calming Improvements

Ravinia

Sidewalk Repairs and Improvements

138

139

Parks and Open Space

*Subject to voter approval and Needs Assessment Scoring
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Inclusive Community Development and Quality of Life

•
•
•

142

*Subject to voter approval and Needs Assessment Scoring
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area planning taskforce

The West Oak Cliff Area Planning Taskforce meetings occurred both virtually and in-person

The West Oak Cliff Area Planning taskforce served as a
guide for the area planning process from the beginning.
The taskforce consisted of a group of Councilmemberappointed neighborhood representatives, business
owners, property owners, and other area stakeholders.
Replacements for neighborhood representatives were
found during the process as some members were unable
to serve for various reasons.
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The taskforce provided input on engagement, served
as liaisons to their neighborhoods, and helped shape
plan goals and recommendations. City staff facilitated
the meetings and provided presentations on relevant
materials to help guide conversation. The taskforce met a
total of 13 times over the course of the two-year planning
period. These meetings occurred mostly virtually, although
one meeting was able to be held in-person in December
2021. The taskforce meetings occurred on:
•
•
•
•
•
•
•
•
•
•
•
•
•

May 5, 2020
June 23, 2020
September 28, 2020
October 26, 2020
December 14, 2020
March 29, 2021
August 2, 2021
September 13, 2021
December 6, 2021
January 10, 2022
January 25, 2022
February 8, 2022
February 22, 2022

Members
Michael Anglin 		
Rebecca Acuna		
Yolanda Alameda
Barbara Barbee		
Tre Black		
Gerardo Cantu		
Paul Carden		
Nick Dean		
Greg Gerbig		
Matt Glenn		
Steve Hilburn		
Mary Lou Paras		
Liz Provost		
Alicia Quintans		
Joshua Ramsey		
Mark Register		
Elena Stephens		
Bob Stimson		
Agustin Torres		
Kaitlin Vanderslice
Kendra Williams
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|
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Taskforce Chairman
Neighborhood Stakeholder
Polk/Vernon NA
Beverly Hills NA
Kessler Plaza NA
East Hampton Hills NA
Heritage Oak Cliff
Neighborhood Stakeholder
Hampton Hills NA
South Edgefield NA
Ravinia Hts/ Kessler Plaza NA
Jimtown NA
North Cliff NA
Neighborhood Stakeholder
Ravinia Heights NA
Ravinia Heights NA
Elmwood NA
Neighborhood Stakeholder
The Dells NA
Sunset Hill NA
South Edgefield NA
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community visioning meeting |

146

6.12.21 |

martin weiss park

community visioning meeting |

6.21.21 |

oak cliff brewery

147

west davis and north cliff focus area workshop
Beverly hills park | 10.12.21

148

149

jimtown, hampton/clarendon, and hampton station area focus
area workshop			
10.23.21		 |
Kiest Park

150

151

downtown elmwood and tyler-vernon station area
focus area workshop 10.25.21		 |		 Oak Cliff Brewery

152

153

western west oak cliff community visioning workshop
11.13.21		 |		 Martin Weiss Park
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Focus
FocusArea
Area 8:
8: Hampton
Hampton &
& Illinois
Illinois (Council Districts 1,3, & 4)

The
Sidewalk Master
Plan,PROCESS
adopted in 2021, provides a targeted path forward that is aimed at improving
MASTER
PLAN
the citywide pedestrian experience. The Sidewalk Master Plan was a process to identify the most impactful
DRIVING
projects
andPRINCIPLES
provide guidance for decision makers on budgeting for both new construction and sidewalk repair
projects.
an extensive
engagement
process
involved
an advisory
project
website,
The
DallasThrough
Sidewalk Master
Plan is aligned
with the six
drivingthat
principles
that guided
Connectcommittee,
Dallas and are
intended
to
inform
investment
and policy
decisions
the next five
years. These principles,
which
are a actions
combination
of developed
City Council to
interactive
mapping,
surveys,
andover
community
presentations,
numerous
policy
were
and
community
areas of community
lifesystem.
that are inextricably linked to mobility and that should be
guide
the Citypriorities,
of Dallasidentify
into ankey
improved
pedestrian
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advanced through thoughtful transportation investments and changes to policy.
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▻ Safety - Improve safety for all modes of

transportation.

▻ Environmental Sustainability - Reduce

DATA

vehicle miles traveled and provide a
variety of travel options to encourage
residents to travel by transit, biking,
or walking, to reduce greenhouse gas
emissions. & RESEARCH
COLLECTION

###

▻ Economic Vitality - Integrate

transportation investments with land use
and economic priorities to improve quality
of life.

▻ Housing - Support the creation of

affordable and varied housing options
that meet the city’s growing needs.

A database was created to elevate the City of Dallas sidewalk program. This database
included
the City existing
of Dallasand
Master
▻ Innovation
- Leverage
Thoroughfare▻
Plan,
the Pedestrian
High-Injury
Network,
existing
public facilities, the
future land
use plan, to
equity
Equity
- Provide safe,
affordable
access
to
emerging
technologies
meetindicators,
21st
and other factors opportunities
that would contribute
to residents.
the prioritization of the city’s sidewalks.century
This data
was categorized by council
for all city
challenges.
district to ensure that these prioritities were balanced, geographically.
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Based on the calculations completed during the data collection portion of the plan, the estimated total need for the City
of Dallas to repair approximately 50% of defective sidewalks and fill missing gaps is approximately $2 billion. This plan
prioritizes a need of $24.5 million per year over the next 40 years for maintanence alone. The size and scale of the City of
viDallas means that projects and areas must be prioritized
Dallasaccording
Sidewalk
MASTER
to highest
need andPLAN
impact. A weighted framework
FINAL REPORT
was put together through a collaborative experience involving stakeholders,
the Advisory Committee, City staff, and Dallas
residents. All sidewalks, both missing and existing, were scored using this prioritization criteria and are sorted by Council
District as seen in the maps in Chapter 4. The categories for this prioritization and their overal weights are shown below:

▻ Equity - 20%
▻ Street Classification - 10%
▻ Citizen Request - 10%
▻ Pedestrian Safety - 10%
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RampIssue
Issue(187)
(187)
Ramp
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SpotDamage
Damage(1)
(1)
Spot
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OtherIssue
Issue(102)
(102)
Other
OtherSidewalk
Sidewalk
Other
Issue
Issue
HighPriority
Priority
High
Sidewalk
Existing
Sidewalk --Existing
High Priority
High Priority
Sidewalk - Missing
Sidewalk - Missing
Council District
Council District
Boundaries
Boundaries
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▻ Places of Public Accommodation - 20%
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DALLAS SIDEWALK MASTER PLAN (2021)

0.2
0.2

N
0.4
0.4
Miles
Miles

Spot Issues
Issues Identified
Identified
XXTotal
Spot
Estimated Priority Cost: $ 4,614,235.00
Feet of
of Severe
Severe Damage
Damage // X
X Feet
Feet of
of Sidewalk
Sidewalk to
XX Feet
to Install
Install
Top Priority Projects
Street Name

From

To

Priority
Score

Est. Cost

A. Franklin

Wilbur St

Glenfield Ave

58

$156,847.50

B. Hollywood

Elmwood Blvd

W Illinois Ave

49

$67,367.50

C. Hampton

Hampton DART Station

Perryton Dr

58

$213,347.50

D. Illinois

S Franklin St

Rugged Dr W

57

$184,422.50

E. Glenfield

Chalmers St

S Waverly Dr

48

$242,092.50

▻ Activity Areas - 30%

FOCUS AREAS
156

KEY RECOMMENDATIONS

59
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connect dallas (2020)

Section 3: Strategic Mobility Network

STRATEGIC MOBILITY NETWORK: SOUTH WEST PLANNING AREA
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The Plan evaluated potential projects in each of Dallas’ seven planning areas, analyzing population, jobs,
and growth to best understand which projects might be the most catalytic and see the greatest return on
investment. The two pages for Southwest Dallas, where West Oak Cliff is located, are shown here.
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This project would create a shared-use path on West Illinois Avenue from South Cockerell Hill Road to South
Hampton Road. This could be constructed as part of future roadway improvements, or as a standalone project.
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The South West Planning Area represents a large and varied
section of the City, including neighborhoods such as Bishop
Arts Distrct, Oak Cliff, Trinity Groves and West Dallas.
Areas closer to Central Dallas are generally dense and wellconnected, while areas further to the south and west become
more suburban in nature. Mobility goals in this area include a
focus on multimodal connectivity in the more urban areas, with
a focus on safety further afield. The DART Red Line currently
serves this area, though the far southwest areas are not
connected to high-capacity transit.
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Connect Dallas is the City’s first five-year strategic transportation vision, and is led by the Dallas Department
of Transportation. Through this planning process, City leadership, residents, planners, and stakeholders will
work together to develop a transportation system that supports the City’s housing, economic, equity and
sustainability goals. Connect Dallas is a multimodal plan that will consider all forms of transportation, including
biking, walking, transit, automobiles, freight, and new mobility options, such as bike-share, transportation
network companies and e-scooters.

Equity

Economic Vitality



= Project scores in the midde for this goal

* Top project score calculated based on highest-scoring project in this service area (varies by area)




Housing



= Project provides minimal support for this goal

Top Scoring Projects

Existing and Funded Network

On-Street Bike Facilities

Existing or Funded On-Street Bike Route

Off-Street Trails

Existing Bike Trails
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Street Connectivity Improvements
Livable Streets
Other

0

1

2 Miles

¤
£
35E

28 | Dallas Strategic Mobility Plan
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North Central Texas Council of Governments

Tyler Vernon Station Recommended Access Improvements
Number
1
2

Description

Legend

S Polk St

NCTCOG DART RED + BLUE LINE CORRIDORS LAST MILE
CONNECTIONS PROJECT

DART Red & Blue Line Corridors Last Mile Connections

N

3
4

1

5

2

5

8

6

7

4

Sidewalk/Crosswalk
Existing
Proposed
Local On-Street Bikeway
Planned

9

Regional Veloweb
Proposed

3

6
7-9

DART Red & Blue Line Corridors
Last Mile Connections Project

Number

Final Report
City of Dallas
DRAFT FOR PROJECT TEAM REVIEW

1

2

October 9, 2020
3
4

Description
The pedestrian crossing sign is blocked by tree branches. Trim the
tree branches for a clear view of the sign.
The existing pedestrian ramp slope is too steep. Build sidewalk on
the north side of the street, which would require reconstruction of
the sloped retaining wall between the street and the fence at the
boundary of the vacant lot above. The sidewalk construction would
also require removal of or root damage to several trees and would
require either regrading of slopes or construction of short retaining
walls. It may be acceptable to delay this improvement until
development of the property to the north. See also half-mile area
improvement 6A-TV-SW-66.
Restripe faded pedestrian crosswalk. It may be acceptable to delay
this improvement until development of the property to the north.

Number

Description

5

The stop sign is blocked by tree branches. Trim the tree branches for a clear view of the sign.
The size of the STOP sign needs to be increased to obscure the shape of signs mounted on
the other side.
Update “DO NOT ENTER” signs to meet MUTCD standards.
Relocate the existing pedestrian crossing signs on Tyler Street closer to the pedestrian
crosswalk for both the northbound and southbound directions. Install new pedestrian
advance crossing warning signs and pedestrian crossing signs so there are two of each facing
each direction, one in the median and one on the right side of the roadway. Also, add yield
lines, “Yield Here to Pedestrians” signs, and a full traffic signal at the crosswalk. A traffic
signal should be considered since RRFB flashing yellow lights or pedestrian hybrid beacon
wig-wag red lights might be confusing adjacent to the flashing red railroad crossing beacon.

6
7-8

9

DRAFT – Not for Construction

Update “ONE WAY” sign to meet MUTCD standards.

FIGURE 6A-1.1

NOT TO SCALE

Tyler Vernon Station Existing Conditions at Improvement Locations

North Central Texas Council of Governments

DART Red & Blue Line Corridors Last Mile Connections

1

NCTCOG’s DART Red and Blue Line Corridors Last Mile
Connections Project’s main objective is to provide
opportunities for the greatest number of additional
people to walk or bike to DART stations by identifying
necessary sidewalk, shared use path, crosswalk
connections, and related infrastructure within and
surrournding the various DART stations. This was
accomplished by:
•

Conducting field investigation of existing
pedestrian and bicycle infrastructure in the study
area.

•

Verifying the need for recommended pedestrian
and bicycle improvements in priority corridors
identified by NCTCOG to improve access and
connectivity to light rail stations for the greatest
number and density of residents and workers,
thus increasing potential transit ridership.

•
160

Identifying additional improvements based on
field review, as necessary.

•

•

Reviewing and updating NCTCOG’s prior draft
project prioritization of improvements based
on information gathered during field review,
engineering judgment, and criteria to be
coordinated with City and DART staff stakeholders.
Developing opinions of probable cost, and
schematics for key pedestrian and bicycle
improvements at rail stations and along prioritized
routes to stations.

W11-2
W16-7P

The pedestrian crossing sign is
blocked by tree branches. Trim the

AUGUST 2020

North Central Texas Council of Governments

DART Red & Blue Line Corridors Last Mile Connections

Replace non-standard
signs with W11-2 signs
from MUTCD. Signs
should be retro-reflective
for increased nighttime
visibility. The sign panel
shall be diamond-shaped
instead of having an image
of a diamond-shaped sign
on a rectangular panel.
Uniform signs reinforce
driver respect as legitimate
traffic control devices.

tree branches for a clear view of
the sign.

3

`

Restripe faded crosswalk

2

Build sidewalk on the north side of the
street and fix the steep slope on the
pedestrian ramp.

DRAFT – Not for Construction

FIGURE 6A-1.2

NOT TO SCALE

AUGUST 2020
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Tyler Vernon Station Existing Conditions at Improvement Locations

Hampton Station Recommended Access Improvements

North Central Texas Council of Governments

DART Red & Blue Line Corridors Last Mile Connections

North Central Texas Council of Governments

DART Red & Blue Line Corridors Last Mile Connections

T

Legend
4

Number

Sidewalk/Crosswalk
Existing
Proposed

7,8

Local On-Street Bikeway

Searcy Dr

OR
R6-1

R6-2

5

Falls Dr

6

S Hampton Rd

Update “ONE WAY” signs
to MUTCD standard with
all CAPS lettering

Hollywood Ave

Proposed

Update “DO NOT ENTER” signs to MUTCD
standards with all CAPS lettering.

1
3
4

5-6

2

N

1

2
3-4

7

STOP sign blocked by
tree branches. Trim tree
branches for clear view.

Newport Ave

5-6

Increase STOP sign size so that
the shape of the rectangular

R5-1

sign mounted back-to-back

Berkley Ave

with it is obscured as required

7

by the MUTCD.

DRAFT – Not for Construction

FIGURE 6A-1.3

Tyler Vernon Station Existing Conditions at Improvement Locations
Northbound

NOT TO SCALE

AUGUST 2020

FIGURE 6B-1.1

Not for Construction

DART Red & Blue Line Corridors Last Mile Connections

Southbound

9

NOT TO SCALE

Hampton Station Existing Conditions at Improvement Locations

North Central Texas Council of Governments

R1-5R

Move the existing pedestrian crossing sign to the
north, closer to the crosswalk. Install a pedestrian
crossing sign in the median. Install pedestrian
advance crossing warning signs ahead of the
existing pedestrian crossing sign.

MAY 2020

North Central Texas Council of Governments

DART Red & Blue Line Corridors Last Mile Connections

1

3

R1-5R

Description
Remove decorative brick work and replace with standard
pavement wherever it overlaps or intersects a marked
crosswalk. Decorative brick work completely outside of
marked crosswalks should either be removed and replaced
with standard pavement (which is what has been priced for
the cost estimate) or removed and replaced with
architectural features that do not mimic the brick work also
found in other actual crosswalks designed for pedestrian use
in and adjacent to the station area. For example, similar brick
work is used for crosswalks at Location #2 and at the
signalized intersection of Hampton Rd and Wright St. (White
lines bordering the signalized crosswalks are being
recommended to the City of Dallas). The presence of similar
materials in locations where crosswalks are not intended may
temporarily confuse distracted pedestrians. A design for
crosswalks in the area that is consistent, legal, and distinct
from architectural flourishes is recommended for proper
emphasis of correct pedestrian crossing locations. Extend the
existing crosswalk pavement markings across the area where
pavers were removed.
Put white lines parallel to and outside of the existing brick
crosswalk.
Update “DO NOT ENTER” signs to meet MUTCD standards.
Coordinate with City of Dallas to add two signed and marked,
high-visibility crosswalks across Wright St at Hollywood
Avenue. In conjunction with this improvement, some fence
removal will be needed to provide gaps. Provide pedestrian
ramps on the south side of Wright St to connect the new
crosswalks to the existing sidewalk that is set back from the
street by a grass strip.
The existing STOP sign needs to be removed and replaced
with a STOP sign on an octagonal panel that does not have
the rectangular white background.

Update “DO NOT
ENTER” signs to MUTCD
standard with all CAPS
lettering.

4

2

R1-5L

R1-5L

Add yield lines, “Yield Here to Pedestrians”
signs, and a full traffic signal at the crosswalk.
A traffic signal should be considered since
RRFB flashing yellow lights or pedestrian
hybrid beacon wig-wag red lights might be
confusing adjacent to the flashing red
railroad crossing beacon.

Add “AHEAD” plaque under the existing advance
pedestrian warning sign in the median. Install
pedestrian advance crossing warning sign on the
right side. Relocate the existing pedestrian
warning sign in the median to the south, closer
to the crosswalk. Install a pedestrian crossing
sign at the crosswalk on the right.

Remove decorative brick work and replace
with standard pavement wherever it
overlaps or intersects a crosswalk. Extend
the existing crosswalk pavement markings
across the area where pavers were

Put white lines parallel to
and outside of the existing
brick crosswalk.

EXCEPT BUSES

R5-1

DRAFT – Not for Construction
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FIGURE 6A-1.4

NOT TO SCALE

AUGUST 2020

Not for Construction

FIGURE 6B-1.2

NOT TO SCALE

MAY 2020
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Hampton Station Existing Conditions at Improvement Locations

North Central Texas Council of Governments

DART Red & Blue Line Corridors Last Mile Connections

Westmoreland Station Existing Conditions at Improvement Locations
1

Add crosswalks across Wright
St at Hollywood Avenue.
Remove part of the fence on
the south side of Wright St and
provide pedestrian ramps.

7

North Central Texas Council of Governments

DART Red & Blue Line Corridors Last Mile Connections

4

5

Add pedestrian warning sign.

W11-2
W16-7P

Add new pedestrian sign
for eastbound and

Update “DO NOT ENTER” sign
to MUTCD standard with all
CAPS lettering.

update existing
pedestrian sign for

2
5

westbound.

Replace the existing STOP sign
with an octagonal panel that
does not have the rectangular
white background.

6

* Replace non-standard sign
with W11-2 sign from MUTCD.
Sign should be retroreflective for increased
nighttime visibility. The sign
panel shall be diamondshaped instead of having an
image of a diamond-shaped
sign on a rectangular panel.
Uniform signs reinforce
driver respect as legitimate
traffic control devices.

EXCEPT BUSES

R5-1

Fix pedestrian trip
hazard on the ramp.

Stripe new crosswalk.

3

Not for Construction

FIGURE 6B-1.3

S Barnett Ave

Number

7

9

9

6
13

16
15

12

Legend

13

Sidewalk/Crosswalk
Existing
Proposed
Local On-Street Bikeway
Planned
Glenfield Ave

Number

14

Description

1

Add pedestrian warning signs.

2
3

Stripe new pedestrian crosswalk.
Fix trip hazard where pedestrian ramp has loose bricks.
Update westbound pedestrian warning sign to meet MUTCD standards. The existing signs have the wrong panel shape, and do
not have supplemental arrow plaques as required to meet MUTCD standards. Add a new pedestrian warning sign facing
eastbound traffic.
Update “DO NOT ENTER” sign to meet MUTCD standards.
Stripe new pedestrian crosswalk and add 2 new STOP signs.
Install stone pillar bollards between the south side of the platform and the station parking area, similar to how they’re present
between the north side of the platform, to prevent motorized vehicles from trying to enter.

5
6
7

Not for Construction
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8

10-11

14

Westmoreland Rd

8

N

W Illinois Ave

10 11
12

4

DART Red & Blue Line Corridors Last Mile Connections

Rolinda Dr

FIGURE 6C-1.1

NOT TO SCALE

15
16

MAY 2020

Not for Construction

MAY 2020

North Central Texas Council of Governments

Westmoreland Station Recommended Access Improvements

4 5
2
1
3

NOT TO SCALE

Description
Stripe a new crosswalk with new pedestrian ramps crossing from the
northwest to northeast corner of the intersection. Relocate two
pedestrian warning signs away from the stop-controlled crosswalks
where they aren’t needed (and where one partially obstructs the
sidewalk). Relocate them adjacent to the new crosswalk across the
north leg. Restripe the existing crosswalk from the southwest to
southeast corner that has been mostly covered with new
pavement. Add two new pedestrian ramps and two more pedestrian
warning signs adjacent to it.
Relocate pedestrian light pole by moving it out of the sidewalk to the
north on the grass.
Relocate the “STOP” and “DO NOT ENTER” signs off of the sidewalk so
pedestrian travel will not be impeded.
Add new sidewalk. Relocation of the existing streetlighting pole will be
necessary. Add new crosswalk connecting to the north side of the
station platform.
Provide a new sidewalk connection through the DART Park & Ride lot to
properties to the south along Glenfield Dr. Narrow the driveway aisle
from the current 24 feet to 14 feet, making it one-way southbound, and
use the extra 10 feet on the west side to provide a new sidewalk. Add
two “DO NOT ENTER” signs at the south end of the driveway
aisle. Coordinate with City of Dallas and private property owner to the
south regarding connection to potential sidewalk on private property
connecting to Glenfield Ave.
Pedestrians were observed walking on the entrance driveway here in
the absence of sidewalk. New sidewalk is recommended to be built to
accommodate pedestrian needs. Root damage to three trees may occur
when building sidewalk near Westmoreland Rd. The abandoned,
skewed BNSF freight rail spur tracks would need to be removed where
they cross the proposed sidewalk alignment. The tracks are clearly no
longer in use since they have been removed where they previously
crossed Westmoreland Rd just to the west. Sidewalk near the east end
of the segment may require removing a portion of the abandoned
freight rail spur line to the south to avoid impacts to existing trees
planted along the curb line.
Add a signed and marked high-visibility crosswalk across the DART
station driveway south of the platform.
Add sidewalk from the south west end of the station platform for
passengers walking to/from the south along Westmoreland Rd. Some
regrading may be needed, and root damage could occur to a few trees
depending on the sidewalk alignment.

FIGURE 6C-1.2

Westmoreland Station Existing Conditions at Improvement Locations
6

Stripe new crosswalk
and add new STOP
signs.

8

7
(Looking to the North)

NOT TO SCALE

MAY 2020

North Central Texas Council of Governments

DART Red & Blue Line Corridors Last Mile Connections

Stripe and sign two new crosswalks with new
pedestrian ramps. For two of the necessary signs,
relocate nearby pedestrian warning signs from just to
the east and west (one of which is shown below) that
are not needed at their current locations, where the
crosswalks are controlled by stop signs.

(Looking to the South)

Install stone pillar bollards between the
south side of the platform and the station
parking area, similar to how they’re
present between the north side of the
platform and the adjacent parking lot
pavement.
* Add a diagonal arrow panel
beneath the existing
pedestrian sign.

Relocate pedestrian sign from
this location to new crosswalk
as described above
W11-2
W16-7P

Not for Construction

FIGURE 6C-1.3
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Westmoreland Station Existing Conditions at Improvement Locations
14

9

10

Relocate pedestrian light pole

11

North Central Texas Council of Governments

DART Red & Blue Line Corridors Last Mile Connections

Provide a new sidewalk
connection through the
south side.

Sidewalk near the east end of the segment may
require removing a portion of the abandoned
freight rail spur line to the south to avoid
impacts to existing trees planted along the curb
line. Tracks are clearly no longer in use since
they have been removed where they previously
crossed Westmoreland Rd just to the west.

Add sidewalk from the south west end of the station
platform for passengers walking to/from the south
along Westmoreland Rd.

Relocate the “STOP” and “DO NOT ENTER” signs off of
the sidewalk so pedestrian travel will not be impeded.

16

15
14
Add a crosswalk across the
DART station driveway south
of the platform.

Not for Construction

FIGURE 6C-1.4

Westmoreland Station Existing Conditions at Improvement Locations

Add new sidewalk. Relocation of the existing
streetlighting pole will be necessary. Add new
crosswalk connecting to the north side of the
station platform.

12

12

13

NOT TO SCALE

MAY 2020
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FIGURE 6C-1.6
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DART Red & Blue Line Corridors Last Mile Connections

Add two “DO NOT ENTER” signs

Provide a new sidewalk connection through the DART
Park & Ride lot to properties to the south by narrowing
the drive aisle from a 24’ two-way configuration to 14’
wide one-way southbound. Construct sidewalk in the
new space created along the west side.

Add new crosswalk connecting to the
north side of the station platform.

Not for Construction
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CITY OF DALLAS PUBLIC-PRIVATE PARTNERSHIP Program
City of Dallas Public/Private Partnership Program Summary
for Non-Residential Projects
City of Dallas Public/Private Partnership Programs
It is the purpose of the following programs to provide assistance only for projects where such assistance is
necessary to stimulate private investment and job creation. Accordingly, these programs are available when
agreements between the City and private parties that are not tax• exempt are approved by City Council prior
to private investment occurring. Projects seeking economic incentives must provide written assurance that
'but for' the incentives sought, the proposed project will not occur, or would otherwise be substantially
altered so that the economic returns or other associated public purpose secured by the City's incentives
would be reduced. Projects occurring in Target Areas are provided special consideration.
The information contained herein shall not be construed as implying or suggesting that the City of Dallas
is offering or is under any obligation to provide tax abatement or other incentives to any applicant, and all
applicants shall be considered on a case-by-case basis. The source of City funding for a particular incentive
may require or impose certain limitations on the types of projects for which those funds may be used, which
are not described herein. Pawnshops, sexually oriented businesses, bars, truck stops, and truck dealerships
are excluded from consideration for incentives provided under this program.
Eligibility Requirements
The City has established targeted project areas which set minimum project requirements in order to be
considered for incentives:
•
•
•
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Target Areas: Projects must create/retain 25 jobs or provide $1 million of investment;
Non-target Areas: Projects must create/retain 100 jobs or provide $5 million of investment; and
Non-Conforming Projects: Projects not meeting these requirements that nevertheless significantly
advance the public purpose of economic development will be considered on a case- by-case basis.

City of Dallas Public/Private Partnership Program Summary
for Non-Residential Projects
economic development grant. Grants will be considered on a case-by-case basis based on specifics such as
project type, location, design, and fiscal impact to the City. Companies will be required to meet eligibility
requirements of the Public/Private Partnership Program. Pursuant to this program the City may administer
and accept resources from other political subdivision of the state to support this program and may administer
and accept resources from the Federal government to support developments. Bond funding utilized through
the program may be subject to certain limitations in use.
Economic Development GO Bond Program
General Obligation Bond funding may be used as described in this paragraph for private commercial,
industrial, retail, residential, and mixed-use development that promotes economic development. Funding
may be provided as a catalyst to promote private economic development and may be used for planning,
designing, extending, constructing and acquiring land for public streets, utilities and other related
infrastructure facilities or uses consistent with this purpose and the bond proposition approved by the voters.
Private developments may be eligible for economic development grants and loans pursuant to Chapter 380
of the Texas Local Government Code. Grants and loans will be considered for infrastructure improvements
and/or land acquisition consistent with the scope of funding and other uses described above. Grants or loans
will be considered on a case-by-case basis subject to funding limitations and development agreements
approved by City Council, which agreements will contain appropriate conditions, safeguards and
benchmarks to ensure that the public purpose of economic development will be carried out.
Funding in support of mixed-use or residential development, including the acquisition of improved and
unimproved properties and for the cost of demolition of existing structures for such projects are also subject
to the City of Dallas Housing Policy, which requires a portion of residential units to be affordable.

Tax Abatement
Temporary abatement of either real estate or personal property taxes. Recipient firms must meet primary
considerations of capital improvements and job creation/retention. City staff may consider secondary
considerations such as Dallas resident employment, efforts to exceed minimum environmental regulations,
wage rates, community activities, target industry projects, and M/WBE participation when negotiating this
incentive. A firm's tax abatement percentage will be reduced by 25 percent for any single year of the tax
abatement term in which secondary considerations included in the agreement are not met unless an
alternative method is prescribed by City Council in a project specific resolution. Real property tax
abatement is not available in TIF Districts. In limited cases, projects may be considered for a combination
of both real and personal property tax abatement when the combined amount does not exceed 90 percent of
the City taxes on total new improvement value. All tax abatements must begin by January 1 of the second
calendar year following City Council authorization unless otherwise specified.

Target Industry Projects
Target Industry projects are provided special consideration for economic incentives and are generally
defined as follows: Brownfields or recycling, information technology, building materials and furnishings,
company headquarters, logistics, telecommunications, transportation manufacturing and assembly,
film/television/media, advanced instruments and food processing/distribution. The City is also
targeting high quality grocery store projects in underserved areas of the City. Due to the temporary
nature of film/television production, projects in this industry are not required to meet minimum job or
investment eligibility established for the Public/Private Partnership Program. Rather, these projects
are considered on a case-by-case basis with consideration given to the positive economic returns
projects bring to the City. Target Industry projects must be confirmed in advance by the City in order
to receive consideration under this designation.

Abatement Benefits:
• Target Areas: Real property tax abatement up to 90 percent for 10 years and/or a business
personal property tax abatement of up to 50 percent for five years;
• Non-Target Areas: Real property tax abatement up to 50 percent for 10 years and/or a business
personal property tax abatement of up to 50 percent for five years;
• Non-Conforming Projects: Projects not meeting these requirements that nevertheless
significantly advance the public purpose of economic development will be considered on a caseby-case basis.
Economic Development Chapter 380 Grant Program
Companies considering a relocation/expansion or new commercial development may be eligible for an

Non-Conforming Projects
Non-Conforming projects are considered on a case-by-case basis for high impact projects, unique
developments, and competitive situations where projects may receive competing offers of incentives.
These projects require a simple majority vote of City Council in Target Areas and a 3/4 vote of City
Council in Non-Target Areas. High Impact Project - Projects creating/retaining a minimum of 500
jobs with substantial capital investment. In addition, this status may be granted to major projects by
Fortune 500, Manufacturers 400, or Global 500 listed firms. A mixed-use or residential development
considered for support as a non-conforming project requires special circumstances and must ensure
that a minimum of 20% of the residential units in the development meet affordable housing or mixedincome housing requirements for the location. Commercial aspects of predominately residential
mixed-use projects providing affordable housing in "areas of opportunity" in collaboration with the
Housing Department will be considered.
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City of Dallas Public/Private Partnership Program Summary
for Non-Residential Projects

City of Dallas Public/Private Partnership Program Summary
for Non-Residential Projects
Competitive and Retention Projects
In special cases, companies receiving competing offers of incentives or those currently located in the
city of Dallas considering a relocation/expansion are eligible to apply for financial incentives with
negotiable terms. Existing firms must expand job base by 25 percent to be eligible for consideration.
Incentives may be offered in specific cases to 'match other offers.' Companies may be required to
demonstrate competing cities, offers, land/lease costs, taxes at current rates, utility rates, relocation
costs, other significant costs and 'gap' to be filled, etc.
Other Sources of Financial Assistance
Public/Private Partnership Program grants and abatements may be used in combination with other sources
of federal, state, or City funds where necessary to achieve the public purpose advanced by a project. The
City is willing to partner with special entities, such as Local Government Corporations, and special districts
to provide an advantageous structure for projects that advance economic development. Such entities and
districts may issue revenue bonds as allowed by state law to finance projects.
Tax Increment Finance Districts
Special districts funding public improvements (not services) with increased tax revenues resulting from
new private development. Tax rates are the same as elsewhere in the City and no added cost to private
parties is incurred.

by the Department of Treasury, that provides opportunities for new development in traditionally
underserved areas. The program provides NMTC investors with a 39% federal tax credit payable over seven
years. These investments are partnered with additional funds for businesses and real estate development in
Low Income Neighborhoods.
Foreign Trade Zone
Allows duty-free importing of foreign-made components into the Zone, where they may be assembled,
manufactured, processed or packaged. Duties are charged only when products are subsequently distributed
into the U.S. market - if they are shipped to international markets, no duty is levied.
State Incentives
The City of Dallas will facilitate applications for assistance from State programs including Enterprise Zone
Projects, Texas Enterprise Fund, and the Texas Emerging Technology Fund.
To obtain more detail on these programs, or to inquire regarding other assistance, contact: Office
of Economic Development, Dallas City Hall, Room 6DN, Dallas, Texas 75201, Phone: (214) 6701685, Fax: (214) 670-0158.

Public Improvement Districts
Special districts created by petition to privately fund public improvements or special supplemental services
over and above those provided by City, when such services are supportive of related City investments in
capital improvements.
Neighborhood Commercial/Retail Redevelopment Grant Program
This Program is intended to provide financial assistance to existing retail shopping centers and other
retail/commercial facilities within Target Areas that are at least 15 years old for improvements and/or
redevelopment which will positively impact surrounding neighborhoods and residents. Contemplated
improvements must improve the aesthetics, design, or architectural appeal of the property and may
include enhanced landscaping, lighting, pedestrian and/or parking improvements, new signage and
facades, and major renovations to the facility among other items. Each project is considered on a case
by case basis. City financial participation is on a matching and reimbursement basis. Phasing is
permitted. Minimum total project investment is $250,000 and potential grants are subject to funding
availability. An agreement must be in place with the City prior to work commencing.
Small Business & Adaptive Reuse Incentives
The City of Dallas is committed to supporting growth of small businesses and fostering adaptive reuse of
commercial buildings. Additional programs can be flexibly developed and linked to this policy as approved
by the City Council.
City of Dallas Regional Center - EB 5
The City of Dallas Regional Center (CDRC) is dedicated to assisting individuals and their families through
the EB-5 immigration process via investment into businesses and development projects located within the
Dallas city limits. The CDRC offers a variety of investments to foreign investors that meet or exceed
requirements and offer investors features unique to the EB-5 community. Minimum foreign investment is
$500,000 in Targeted Employment Areas or $1M in other areas. All opportunities supported by the CDRC
must provide 10 full-time jobs (directly or indirectly) per investor.
New Market Tax Credits
The City of Dallas participates in the New Market Tax Credit Program (NMTC), a federal program operated
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WEST OAK CLIFF AREA PLAN
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