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Existing Zoning
•
•

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

•
•

PD 160 (Tract 1C & 2B) - mixture of residential &
commercial
PD 340 (Tract 1 & 2) – high density residential &
commercial
PD 364 (Track 1, 2, & 3) - commercial
PD 468 (Subdistrict A, A1, A2, B, C, C1, D, D1, D2,
E) – mixture of residential & commercial
PD 830 (Subdistrict 6) - mixture of residential, office,
retail & personal services, and commercial
R-5 – Single Family District, low density
R-7.5 - Single Family District, low density
MF-2 – Multifamily District, med density
TH-2 – Townhouse District, med density
CH – Clustered Housing District
MU-1 – Mixed-Use District, low density
MU-2 – Mixed-Using District, med density
CR – Commercial Retail District
CS – Commercial Service District
LO-1 – Neighborhood Office District
RR – Regional Retail District
IR – Industrial/Research District
P(A) – Parking District
SUPs – nursing home, utility or government building,
2 – financial institution with drive-in window,
and child-care facility
DR (Deed Restrictions) – 9 total
Historic District – Lake Cliff (H-84)
& Betterton Home (H-71)

Goals of Form-based Zoning (Article XIII)
• The goal of FBC in Dallas is to create
walkable urban neighborhoods where
higher density mixed uses and mixed
housing-types promote less dependence
on the automobile and allow successful
transition from existing neighborhoods
to form-based neighborhoods.
Districts
• RTN – Residential Transition
• WR – Walkable Residential
(Stories: 3,5,8,12,20,40)
• WMU – Walkable Mixed Use
(Stories: 3,5,8,12,20,40)
Overlays
• Shopfront Overlay: allows/requires
vertical mix of uses on well defined
frontages
• Parking Management Overlay: allows
greater flexibility in meeting parking
requirements; requires site plan
• Height Map Overlay: provides for
custom height adjustments to suit
specific contexts

Conventional Zoning
• Land Use is the focus

More concerned with controlling land
use and transitioning uses from least
dense (single-family) to most dense
(industrial).

While separation can be good, there
are many uses that are more
compatible than traditional zoning
would allow – mixed uses.

Form Based Zoning
Focused on shaping the physical form of the
neighborhood – connecting uses with people, primarily
through walking or mass transit.

• Form is the focus

A zoning based primarily on the ‘form’ of buildings
– their character, and relation to the public realm,
not on the uses inside.
•
•
•

Relationship between building façade
and the street
Scale and massing of buildings
Length of blocks and types of streets

Form-Based Zoning
• Predictable physical outcomes;
• Buildings, elements, and streetscape define and shape the
public space;
• Promote pedestrian-friendly blocks and an interconnected
street network;
• Ensure high-quality public spaces defined by a variety of
building types and uses.

Thoroughfare Plan
• Staff currently working on a thoroughfare plan amendment
• Staff has not received any information at this time
• Will try and have information at Sept 4th briefing

Economic Development
• There is a general trend in which buildings around downtown are
getting taller.
• Developed two charts:
• Everything in and near downtown
• One mile radius around the outside of the Central Business District
(CBD).
• In both, there are a lot of 3-5 story buildings and a wide variety of taller
buildings.
• Findings: more density around downtown, but need to continue to
provide for a variety of building types.
• For example, even in 2016 we are expecting everything from less
than 5 stories to above 40

Lake Cliff Historic District

• Some of the Lake Cliff Neighborhood Association would like
to increase allowed heights and uses along Marsalis and
Beckley
• Staff is proposing no change because the historic overlay
prevents new development in front of property, except for
single family
• If base zoning is changed from single-family uses to multi-family
or mixed-use zoning, property owners unable to have new
development
• Lake Cliff historic restricts new development to rear of property,
façade must match that of main structure, and be no taller than
main structure
• Historic overlay only allows for single family and park amenity
structures in front portion of property
• Staff preventing hardship for property owner, due to conflicting
code.
• Staff has talked with individuals, saying we are happy to help in
opening a new hearing to look at both base zoning and overlay.

Lake Cliff Historic District
Park
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N

Staff Proposal

Steering Committee Proposal

Allowed Uses by District - RTN
Article XIII Residential Transition (RTN) District:
-

provides single-family and duplex
living.

-

may be a stand-alone district.

-

low intensity district

-

intended to accommodate a limited set of
development types with up to two
dwelling units per lot.

Steering Committee Proposal
-

Allows for a mix of residential uses: single
family and low-density multifamily.

Allowed Uses by District – WR-3
Article XII Walkable Residential (WR) Districts:
-

create residential neighborhoods with mixed
housing options in a pedestrian-friendly
environment.

-

are intended to accommodate a limited set
of development types.

-

intended for locations where a sufficient
critical mass of dense, walkable urban mixed
use development exists.

Steering Committee Proposal
-

Allows for retail, restaurant, and general
merchandise in WR districts.

-

Only areas proposed to be strictly residential
is RTN (single family, multifamily, and group
living).

Allowed Uses by District – WMU-3-SH
Article XIII Walkable Urban Residential (WR) districts:
-

intended to create residential neighborhoods with mixed housing options in a pedestrian-friendly environment.
are intended to accommodate a limited set of development types.
are intended for use in the vicinity of rail transit stations, and in the 23 study areas of the Trinity River Comprehensive Plan.

Steering Committee Proposal
- Does not allow single family or duplex, creating non-conformity of existing property owners.
- Restricts civic and retail uses.

Allowed Uses by District – WMU-5 to WMU-20
Article XII Walkable Urban Residential (WR) districts:
- intended to create residential neighborhoods with mixed housing options in a pedestrian-friendly environment.
- are intended to accommodate a limited set of development types.
Steering Committee Proposal
- Limits civic and retail uses: creating non-conformity of existing property owners.

What are street activating uses?
Examples could include:
• Lobby of an office
• Retail store
• Leasing office for apartments
• Gym
• Coffee Shop
• Restaurant
• Bank

Steering Committee Recommendations
Article XIII, pg. 12

• Remove minimum building
heights
• Staff Response: removing
minimum heights creates onestory building next to taller
buildings, primarily in the
WMU-12 and WMU-20 districts.
• Reduces density and
consistency in a district.

Steering Committee Recommendations
Article XIII, pg. 13

• Allow height exceptions to
apply to all districts, not just
RTN.
• Staff Response: Building code
allows for height exceptions in
non-residential uses. Article XIII
is adding exceptions for
residential uses.

Steering Committee Recommendations
• Modify tower orientation rule for
floor plates greater than 25,000
SF (1:2 proportion rather than
1:3)
• Staff Response: Staff’s Tower
orientation rule matches
regulations on the north side of
the Trinity River.
• Steering Committee
proposal does not require
tower spacing, potential to
reduce view corridors
• Not consistent with north
side of Trinity River, reduces
consistency across levee.

Staff Proposal, pg. 17-18

Steering Committee Recommendations
• Allow single-story shop-front as
an allowable development type
in WMU-8, 12, and 20.
• Staff Response: removing
minimum heights creates onestory building next to taller
buildings.
• Reduces density and
consistency in a district.
• Single-story shop front for
lower density districts

Article XIII, pg. 15

Steering Committee Recommendations
• Replace Yard, Lot, Space
Development Type Chart
(Article XIII)
• Staff Comments:
• Chart based on development
types, not on district. Steering
Committee has remove
development types, which makes
proposed ordinance NOT FORM
BASED, but traditional ordinance.
• Form based development focuses
on creating relationships at the
ground level, promoting multimodal transportation options, with
ground floor uses that promote
pedestrian activity.

Article XIII, pg. 18

Steering Committee Recommendations
Steering Committee proposal

Steering Committee Proposal changes:
• Lot size for SF
• Front setback maximums for side
street in 6 categories
• Parking setbacks from primary
streets in 4 categories
• Minimum building heights
• Story height for general
commercial
• Ground story transparency for
mixed-use shop front only
• Blank wall area for general
commercial.
Staff Comments:
Proposed chart uses traditional
development standards, which does
not promote pedestrian/street level
uses and allows parking in front of
building.

Steering Committee
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Form-based Zoning

Development Types
• Article XIII was written as a cohesive
document, with components working
together. Removing some of these
components could create conflicts.
• Example – Development Types
• Makes it difficult to establish
consistency of yard, lot, and space
regulations
• Steering committee does not require
street-activating uses, limiting
creation of pedestrian activity along
streets.

Article XII, pg. 20

Development Types
• Steering Committee requires parking in RTN
district to rear 50% of lot, WR and WMU
districts do not require parking behind front
30’ of a building
• Steering Committee (SC) height can be
increased in
• WMU – 8 to 8 stories / 125’
• WMU- 20 to 20 stories / 270’
If development includes 20% residential
uses, and 20% office/retail/commercial on
ground-story

Steering Committee Recommendations
Chapter 51A-4.209

• Modify definition of singlefamily house to allow two units
per lot, if the second unit is an
Accessory Dwelling Unit
located on the rear 50% of lot.

• (2) Duplex

• Staff Response
• Article XIII defines Singlefamily Living:
• Definition: Residential
occupancy of a dwelling
unit by one family, on a
monthly or longer basis,
within a structure that
contains no more than
two dwelling units.

• (6) Single family

• (A) Definition: Two dwelling units
located on a lot.
• (E)Additional Provisions
•

(i) Only one main building may be
placed on a building site under
this use.

• (A) Definition: One dwelling unit
located on a lot.
• (E)Additional Provisions
•

(i) The Board of adjustment may
grant special exception to
authorize an additional dwelling
unit in any district when, in the
opinion of the board, the
additional dwelling unit will not:
•
•

(aa) be used as rental
accommodations, or
(bb) adversely affect neighboring
properties.

Steering Committee Recommendations
Article XII, pg. 47-50

• Modify garage placement
language for SF development
types (to not require alleys);
garages must be on rear 50%
of lot.

• Staff Response: Article XIII
requires parking in the rear
• The use of alley access
helps reduce congestion on
primary street.
• This is required in new
development, not existing
structures.

Steering Committee Recommendations
• Allow pedestrian sky bridges
(with an SUP) in the Medical
District Overlay.

• Staff Response: Sky bridge, by
SUP, is in staff proposal.

Staff Proposal, page 20

Steering Committee Recommendations
• Make Changes to use chart

A
B (only light & medium vehicle)
B
A
C
C
D
Not allowed in Article XIII

Staff Response
-

-

Light Industrial prohibits the use of:
Labor Hall and Laundry, dry-cleaning,
carpet cleaning plants, or large-scale
cleaning establishment
Vehicle Service prohibits machinery,
heavy equipment use
Industrial Uses – are not permitted in
Article XIII
Wholesale, Distribution, Storage Uses –
are not permitted in Article XIII

B

D

Article XIII, page 63

Steering Committee Recommendations
• Provide parking exemption for
covered and uncovered outdoor
dining up to 50% of indoor floor
area.
• Staff Response
• Uncovered area is not
considered additional floor area,
based on City of Dallas building
code.
• To allow parking exemption of
covered patio, up to 50% of
indoor dining area, will cause
parking concerns for
surrounding neighborhoods.

Article XIII, page 76

Parking Comparison Chart
- Makes parking less stringent
+ Makes parking more stringent

+

-

+

+

-

Parking Comparison Chart
- Makes parking less stringent
+ Makes parking more stringent
Article XIII

Steering Committee

-

-

Steering Committee Recommendations

Article XIII, page 20

• Add Jackson-Walker Parking
Plan language for WMU-20

• Will discuss in detail next
briefing. Received copy in
email from Jackson-Walker
Staff Response
- Parking ratio’s were changed,
not consistent with Article XIII
- PM Overlay requires a site plan
showing: legal description,
location of existing and
proposed paring, proposed
uses, parking reductions,
screening, ingress and egress,
and governmental entity
managing. Staff has not
received this information.

Article XIII, page 108

Steering Committee Recommendations
• Eliminate language regarding
visible light source.
• Eliminate prohibition of
externally illuminated signs.

Staff Response: Consistent with
business lighting allowance in
City.

Reduces impacts to surrounding
uses.

Steering Committee Recommendations
Article XIII, page 95

• Revise definition of block
perimeter to recognize private
streets and fire lanes with
sidewalks.

Staff Response
- Staff is revising block length in
Article XIII, and scheduled to
go to ZOC late 2014.
- If block perimeter is revised in
PD 468, any modifications to
Article XIII block perimeters will
not be allowed for PD 468

Steering Committee Recommendations
•

Allow aquarium in WMU-20 only
• Staff Response: Would be
considered Commercial Amusement
(inside), allowed in WMU districts by
SUP

•

Allow live-work in all districts.
• Staff Response: Article XIII allows in
all districts except RTN.

•

Allow general merchandise 100,00 SF or
greater by SUP in WMU-12 and WMU20
• Staff Response: Article XIII General
Commercial does not restrict SF,
allows building 80% lot coverage,
parking not allowed to face primary
street

•

Require an SUP for restaurant with
drive-in or drive-thru service in all
districts where permitted
• Staff Response: Article XIII requires
SUP for any drive-thru or drive-in
facility.

•

Clarify that uses ancillary to a hospital are
permitted in WMU-20
• Staff Response: Article XIII allows
Medical use in WMU districts, including
hospital. Staff proposed Hospital Overlay
District would allow for modifications
specific to hospital use that are not
included in Article XII. Need further
clarification on what ancillary uses are of
concern.

•

Allow alcoholic beverages manufacturing in
all WMU-20
• Staff Response: Article XIII allows
alcoholic beverage establishment, under
Restaurant/Bar Use, is allowed in WMU
districts. This includes winery, microbrewery, micro-distillery (up to 10,000
SF) are allowed

•

Allow gourmet marketplace in all WMU
districts (need definition for use)
• Staff Response: have not received
definition from Steering Committee.
Increase remote parking distance from 300’
to 1000’.

Steering Committee Recommendations
Article XIII

• In order to protect existing
industrial uses from becoming
non-conforming, the Steering
Committee modified “Transitional
Uses” regulations.
Staff Response: Staff’s transitional
use requires an SUP and a time limit
of use, Steering Committee allows
existing use to stay with no defined
time limit and can expand use by
25%.
- Transitional use is not supposed to
be permanent, but transition out

Staff Proposal, page 19-20

Purpose
When a form district is initiated, it may not be possible to develop and
completely transition the entire area at the inception. Transitional uses are
intended to provide an opportunity for owners in a form district to make
appropriate use of their property during the interim period as the district
develops. No transitional use is allowed without a specific use permit which
must contain a specified duration and, which may, if necessary, provide
regulations as provided in this subsection to ensure compatibility of the use with
surrounding property.
A specific use permit approved for a transitional use must contain a specified
duration, which may not exceed five years. A specific use permit for a
transitional use is not subject to automatic renewal. No off-street parking
reductions are permitted.

A specific use permit approved for a transitional use may modify the following
regulations of this article if the city council determines that no adverse impact
on surrounding properties will result:
(i) Section 51A-13.302, “Height.”
(ii) Section 51A-13.304, “Development Types.”
(iii) Section 51A-13.305, “Building Elements.”
A specific use permit for a transitional use does not create nonconforming rights
in the use, structure, or any modifications of the regulations of this article. Upon
expiration of the specific use permit, immediate compliance with all regulations
of this article is required.
Steering Committee recommendation
Transitional uses are intended to provide an opportunity for owners in a form
district to make appropriate use of their property during the interim period as
the district develops. A property which is operating a use under an existing
Certificate of Occupancy issued by the City of Dallas as of (date) shall be
considered a Transitional Use. Unlike a legal non-conforming use, these
transitional uses may be expanded in height by one additional story and by no
more than 25% of additional floor area providing such expansion is otherwise in
compliance with all the regulations of this ordinance.

August 21st Briefing
•

Based on meeting with public, Staff will present additional comments/concerns/input to the Staff and
Steering Committee proposed ordinances and zoning map.

•

Bus Tour will be the morning of August 21st in Oak Cliff Gateway, 9 am – 11:30 am

•

Discuss additional questions from Planning Commission

