HONORABLE MAYOR & CITY COUNCIL

FILE NUMBER: DCA178-007

WEDNESDAY, FEBRUARY 26, 2020
ACM: Majed Al-Ghafry
DATE INITIATED: March 16, 2018

TOPIC: Article XIII (Round III)
CITY COUNCIL DISTRICTS: All

CENSUS TRACTS: All

PROPOSAL: Consideration of amending street designations, minimum lot area for
duplexes, required parking, and development types in Article XIII,
“Form Districts,” of Chapter 51A of the Dallas Development Code.
SUMMARY:

The proposal focuses on amending regulations pertaining to street
designation, the minimum lot area for duplexes in the Manor House
development type, parking, development types allowed in districts,
and adding a picture to the character examples of a development
type in Article XIII Form Districts. The intent of the amendments is to
ensure consistency, provide flexibility to address common issues, and
provide clarification on certain requirements.

CPC RECOMMENDATION:

Approval.

STAFF RECOMMENDATION:

Approval.

1

DCA178-007
BACKGROUND INFORMATION:
On February 25, 2009, the City Council adopted an ordinance amending Chapter
51A of the Dallas City Code adding Article XIII creating “Form Districts” for walkable
mixed use developments at a range of densities. (DCA 078-011)
On August 12, 2015, the City Council approved revisions to Article XIII, “Form
Districts”. (DCA 134-003)
On June 13, 2018, the City Council approved revisions to Article XIII, “Form
Districts”. (DCA 178-002)
Current Planning staff hosted three, city wide, community meetings on March 20,
March 25, and April 1, 2019. The community meetings provided an opportunity to
inform the public about the next round of proposed amendments as well as receive
input on the proposal. The largest areas in the city with a base of Article XIII are in
Planned Development District No. 468, the Oak Cliff Gateway; Planned
Development District No. 887, Valley View/Galleria; and Planned Development
District No. 595, South Dallas/Fair Park. The meetings were held in North Oak Cliff
at the Hitt Auditorium, in North Dallas at the North Dallas Chamber of Commerce,
and in South Dallas/Fair Park at the Martin Luther King, Jr. Community Center.
The Zoning Ordinance Advisory Committee (ZOAC) considered this issue at two
public meetings: April 4, 2019 and on April 18, 2019 ZOAC recommended the
proposal move to City Plan Commission (CPC).
On June 6, 2019, CPC considered the proposal and recommended approval.
On November 18, 2019, the City Council Transportation and Infrastructure
Committee was briefed on the proposal and recommended forwarding to full City
Council for consideration.
GENERAL INFORMATION
There have been two previous rounds of amendments to Article XIII approved by
Council—the first being DCA134-003 which was approved by City Council on August
12, 2015, and the second, DCA178-002, was approved by City Council on June 13,
2018. Because Article XIII is a living document, issues and/or conflicts of intent are
identified through the course of development and necessary amendments are
addressed to enable Article XIII to continue to be an applicable and viable
development code.
Article XIII is a form-based code. Rather than separating uses as in conventional
zoning, the organizing principle for the code uses physical form to foster predictable
built results. Form-based code addresses the relationship between building facades
and the public realm, the form and mass of buildings in relation to one another, and
the scale and types of streets and blocks.
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This proposal focuses on amending regulations pertaining to: (1) street designation,
(2) the minimum lot area for duplexes in the Manor House development type, (3)
parking, (4) development types allowed in districts, and (5) adding a picture to the
character examples of a development type in Article XIII Form Districts. The intent
of the amendments is to ensure consistency, provide flexibility to address common
issues, and provide clarification on certain requirements.
STAFF ANALYSIS
1) Street Designation
Many development standards within Article XIII are determined by the classification
of street type. Currently, designation as a primary street or a side street is
determined on a lot by lot basis. This methodology allows for lots with frontage on
the same blockface to have inconsistent street designations. This proposal intends
to make the block, rather than the lot, the determining factor when assigning street
designation. The proposed code amendment will create a method of assigning a
consistent street designation along an entire blockface.
2) Minimum Lot Area for Duplexes in the Manor House Development Type
Article XIII was created to allow walkable urban neighborhoods with higher density
mixed uses and mixed housing-types. The minimum lot area for a duplex is 6,000
square feet in Section 51A-4.113 Duplex District. However, Article XIII requires a
minimum lot area of 7,000 square feet. Form districts are intended to create
walkable urban neighborhoods where higher density mixed uses and mixed housingtypes promote less dependence on the automobile. A larger minimum lot area does
not meet the purpose of Article XIII. Therefore, staff recommends a minimum lot
area of 6,000 square feet.
3) Parking
The proposed changes to required parking are to the civic use categories
Educational and Utilities. The word spaces is not necessary as the title of the
column is Number of Spaces Required. The 1 per 4 seats in any other classroom
requirement is vague and difficult to enforce. The proposed language of 1 per 25 SF
in any other classroom type will achieve the intent of the requirement by assigning a
tangible square footage requirement to the standard. The Utilities requirement
Building official to apply similar use is redundant as a note references the parking
requirements of Division 51A-4.200 apply to uses not listed.
The current standard for Self-service storage is 1 parking space per 1,000 square
feet of floor area up to 20,000 square feet and 1 parking space per 4,000 square feet
of floor area over 20,000 square feet. The standard for mini-warehouse in Chapter
51A is 6 spaces. Estimates for the average size of self-service storage facilities
range from 40,000 square feet to 60,000 square feet. Under the current Article XIII
standard, a 40,000 square foot self-service storage facility would require 25 parking
spaces and a 60,000 square foot self-service storage facility would require 30
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parking spaces. The studies researched by staff have concluded that the current
parking requirement is excessive because there is no evidence of a proportional rate
that mandates more parking spaces as square footage increases. In fact, the
studies showed that the need for parking maxed out at around 6 spaces, regardless
of the size of the structure. This is due to the nature of the self-service storage use
where there is not peak demand or a high frequency of visits. Staff recommends the
parking requirement for self-service storage to be a minimum of 6 spaces.
4) Development Types Allowed in a District
The proposal is to allow office and medical uses in the development type SingleStory Shopfront (Ss) by right in the district Walkable Urban Residential-Low (WR-3,
WR-5) exclusively along thoroughfares. Medical and office uses are allowed by right
in the following development types: Mixed Use Shopfront (Mu), Single-Story
Shopfront (Ss), and General Commercial (Gc). Office uses are currently allowed in
the ground story of the development type Townhouse Stacked (Ts). Therefore,
office uses are allowed by right only in the districts Walkable Urban Mixed Use-Low
(WMU-3, WMU-5), Walkable Urban Mixed Use-Medium (WMU-8, WMU-12),
Walkable Urban Mixed Use-High (WMU-20, WMU-40), Walkable Urban ResidentialLow (WR-3, WR-5), and Walkable Urban Residential-Medium (WR-8, WR-12).
Medical uses are only allowed by right only in the districts Walkable Urban Mixed
Use-Low (WMU-3, WMU-5), Walkable Urban Mixed Use-Medium (WMU-8, WMU12), Walkable Urban Mixed Use-High (WMU-20, WMU-40). In the district Walkable
Urban Residential (WR), medical use is not allowed, and office use is only allowed in
the ground story of the development type Townhouse Stacked (Ts). The proposed
change would allow both office and medical uses to be allowed in the development
type Single-Story Shopfront (Ss) exclusively along thoroughfares in the district
Walkable Urban Residential-Low (WR-3, WR-5). This would limit both the uses and
location of the development type Single-Story Shopfront (Ss) in the district Walkable
Urban Residential-Low (WR-3, WR-5).
We currently see office and medical uses along thoroughfares in single story
shopfronts. Occasionally, these types of structures exist along both sides of a
thoroughfare with different districts on either side of the thoroughfare. On one side
of the thoroughfare, the use is allowed, but on the other side of the thoroughfare, the
identical use is not allowed. Limiting medical use and office use to be allowed along
thoroughfares ensures that these structures, and uses, are not placed in the middle
of residential streets.
5) Adding a Picture
The proposal to replace a picture from Townhouse (Th) to show a Shared Access
Development intends to give better representation of all development choices
available in the development type Townhouse (Th). Section 51A-13.304(g)(2)
shows six photos for illustrative purposes of character examples of the development
type Townhouse (Th). The addition of a picture of a Shared Access Development
allows a more complete representation of character examples of structures allowed
in the development type Townhouse (Th).
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CPC ACTION:
June 6, 2019
Motion: It was moved to recommend approval of amending Chapter 51A of
the Dallas Development Code, Article XIII - Form Districts with the following
1) amend the minimum lot area for duplexes in the Manor House
Development Type; 2) clarify the parking requirements in WMU and WR
Districts; 3) add a graphic on the Townhouse Development Type section; and
4) amend Article XIII to make the block, rather than the lot, the determining
factor when assigning street designation.
Maker: Shidid
Second: Murphy
Result: Carried: 11 to 0

Speakers:

For:

11 - MacGregor, Schulte, Johnson, Shidid,
Carpenter, Brinson, Lewis, Jung, Schultz, Murphy,
Tarpley

Against:
Absent:
Vacancy:

0
31-

Criss, Housewright, Ridley
District 12

None
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CPC RECOMMENDED AMENDMENTS
SEC. 51A-13.703(c) Primary Street Designation.
[(1) Applying the standards in this subsection, the building official shall determine
whether streets are considered primary or side streets.
(2) If a lot abuts only one street, the street is a primary street. Any street within a -SH
overlay is also considered a primary street.
(3) If a lot runs from one street to another and has double frontage, both streets are
primary streets.
(4) If a lot is located on a corner, one street is a primary street and one street is a side
street, except as provided in Paragraph (5). The primary street is:
(A) the street abutting the longest face of the block; or
(B) the street parallel to the alley within the block.
(5) When a lot is located on a corner, both streets are primary streets if:
(A) a majority of the lots on the shorter block face are platted perpendicularly
to the longer face of the block;
(B) there are two primary streets designated on a regulating plan; or
(C) the applicant designates both streets as primary streets.]
(1)

Definitions in this section are:

(A)
CONSIDERATION means a measured comparison of a blockface to
the adjacent blockfaces at each of its endpoints.
(B)
CORRIDOR means the blockfaces on the same side of the street as the
subject blockface separated by a street, alley, or other right of way.
(2)
Street designation for each lot frontage shall be determined by the
classification of the subject blockface. The classification of each blockface shall be
determined by the following method:
(A)

The longest blockface in each consideration is designated as a primary

street.
(B)
If a blockface fails to be designated as a primary street after all
considerations, then that blockface is designated as a side street.
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(C)
If the longest blockface is equal in length to another blockface in the
same consideration, then both blockfaces shall be designated as primary streets.
(D)
If all blockfaces are equal in length, then the street designation is
determined by the following rule:
(i)
If a block contains an alley, any blockface parallel to the alley
will be designated as a primary street and any blockface not parallel to the alley will be
designated as a side street.
(ii)
If there is no alley, then the subject blockface shall match the
street designation of the corridor.
(iii)
If the corridor consists of multiple street designations, then the
subject blockface shall match the street designation of the blockface across the street.
(iv)
If the blockface across the street is unable to be identified
through this process, then the subject blockface shall be classified as a side street.
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