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ExExExExExecutivecutivecutivecutivecutive Summare Summare Summare Summare Summaryyyyy
The primary focus of this study is to find solutions to the zoning, land use, code compliance, and urban
design issues facing the West Davis Street area.  The goal is to create a vision for future development in the
area, a foundation for amending the zoning, and a policy guide for future city actions.

This document is the first of two parts.  This first part deals with recommendations that will, when
implemented, address the issues facing West Davis Street.  Implementation of one of the recommendations,
an Authorized Hearing to determine proper zoning, will produce the second part of the documentation
for the West Davis Land Use Study.  A report indicating the proper zoning for each property in the
Authorized Hearing boundaries will be created, and together with this first part, constitute the complete
report for West Davis.  Summarized below are the key findings and recommendations included in this
first part.

SummarSummarSummarSummarSummary of Issues and Fy of Issues and Fy of Issues and Fy of Issues and Fy of Issues and Findingsindingsindingsindingsindings

Land Use and ZoningLand Use and ZoningLand Use and ZoningLand Use and ZoningLand Use and Zoning
1. Throughout the study area, but especially in sections 2 and 5, uses incompatible with residential

neighborhoods are operating right next to single family homes.  These uses are legal with regard to the
zoning, but are nonetheless incompatible.

2. Some of these incompatible uses exist only because the current zoning allows them with a Residential
Adjacency Review (RAR).  There is insufficient review to ensure that residential uses are protected and
buffered from these uses.  RAR in its current form contributes to the problems of West Davis Street.

3. Beyond RAR, Dallas’ zoning code is problematic.  First, the current retail zoning categories allow such
a wide variety of uses that it is difficult to protect residential uses.  Many uses such as gas stations or
private clubs are allowed immediately adjacent to residences, even though there are serious concerns
over pollution, whether ground and water or noise.  Second, the current zoning boundaries are poorly
located.  In one case, and entire block of what was once residential is now zoned CR, allowing many
uses unfriendly to residential.  Alternately, there are areas along West Davis where the lots and zoning
lines are only 60 feet deep.  This means new development is highly unlikely to occur, as there is no
room for parking or a new building.  Finally, there is no logical progression in the current Retail or MU
mixed use zoning categories.  It is impossible to find an existing zoning category that corresponds to
the land uses desired by the community without involving a great deal of  non-conformity.  No zoning
category except for Urban Corridors allows grocery stores and sit down restaurants while prohibiting
uses such as auto service centers and private clubs.  Using Urban Corridors would make all the uses
non-conforming, though, which makes current zoning categories difficult to apply.

Code ComCode ComCode ComCode ComCode Compliancepliancepliancepliancepliance
4. Too many businesses in operation along West Davis Street have serious code violations, such as no

Certificate of Occupancy.  Code Compliance has issued citations for these violations, but the businesses
are still in operation and have not changed their way of doing business.  Without effective means of
ensuring compliance, West Davis will never manage to improve.

UUUUUrban Designrban Designrban Designrban Designrban Design
5. Most development along West Davis was built before Dallas’ landscape ordinance was adopted.  The

maintenance of West Davis Street itself, a State highway, has been neglected, and though improvements
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are in the pipeline, they are geared to safety and will not improve the image of the street.  Public monies
and investment will be required to stimulate a change in the urban design of West Davis Street.

Economic DeEconomic DeEconomic DeEconomic DeEconomic Devvvvvelopmentelopmentelopmentelopmentelopment
6. There are many entrepreneurs starting businesses along West Davis Street.  While this provides economic

opportunity for the people in the study area, many of these businesses operate in structures with little,
if any, improvements. These businesses are also often located in areas where their visibility is limited,
inhibiting their growth.  While Pinnacle Park has also generated economic growth in the area, it has
been insufficient in the short term to improve West Davis as a whole.  The programs in Dallas designed
to help small businesses are insuffucient, and are typically focused on job training.  Programs targeted
to helping small businesses operate and compete are needed.  Improved code enforcement and building
inspection, together with targeted small business assistance programs, will help improve the business
environment on West Davis Street.

SummarSummarSummarSummarSummary of Ry of Ry of Ry of Ry of Recommendationsecommendationsecommendationsecommendationsecommendations

Land Use and ZoningLand Use and ZoningLand Use and ZoningLand Use and ZoningLand Use and Zoning
1. Adopt the future land use plan as shown in the accompanying maps to be used as a guide for future

zoning change requests.
2. Authorize a Public Hearing to determine the proper zoning throughout the West Davis study area,

which may include the creation of a Planned Development District (PD).
3. Initiate a code amendment to modify Residential Adjacency Review (RAR).  The primary goal of this

code amendment will be to update the uses allowed under RAR to ensure that no residential
neighborhood will have to suffer from noise, air, ground, water, or any other type of pollution from a
retail use.

4. Initiate a code amendment to modify the MU mixed use zoning categories.  The goal of this code
amendment will be to make sure that only those retail and office uses compatible with residential are
allowed here.

Code EnfCode EnfCode EnfCode EnfCode Enforororororcementcementcementcementcement
5. Undertake a detailed sweep of the West Davis Street study area every three months to ensure all

businesses are complying with current city code.

UUUUUrban Designrban Designrban Designrban Designrban Design
6. Within the next five years, involve the community in the creation of an urban design plan, find funding

for the improvements, and recruit a community development corporation (CDC), neighborhood or
business organization to take the lead on implementing this plan together with the City of Dallas.

Economic DeEconomic DeEconomic DeEconomic DeEconomic Devvvvvelopmentelopmentelopmentelopmentelopment
7. Develop and offer an economic stimulus package for the West Davis Corridor.
8. Continue to offer low income homeowners low interest loans and other tools to improve their homes.
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BacBacBacBacBackkkkkgggggrrrrroundoundoundoundound

The West Davis Land Use Study began with a request by three neighborhood groups to then
Councilmember Steve Salazar and then City Plan Commissioner Joel Vera to revisit this area and determine
the proper land use and zoning for Davis Street.  Research began in November 2000, with a public
meeting occurring in September 2001.  City Council, City Plan Commission, Staff, and community
involvement have been essential components of this study.

This study focuses on evaluating zoning and land uses, improving the economic viability, and improving
the urban design of Davis Street, from Hampton Road west to Walton Walker (Loop 12), in the southwest
section of Dallas (see Figure 1).  The streets that connect Davis Street to adjacent residential neighborhoods
are also included in this study, as inappropriate uses on these streets have negative impacts on the residential
areas.

Davis Street is State Highway 180, and responsibility for the street itself rests with the Texas Department
of Transportation (TxDOT).  Currently, Davis between Hampton and Loop 12 varies from a five lane
divided highway to a two lane undivided road.  TxDOT has plans to improve West Davis, upgrading it to
a five lane thoroughfare throughout the study area.
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Figure 1: The West Davis Study Area (in green) in the context of the city of Dallas
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OrOrOrOrOrggggganizationanizationanizationanizationanization

This study is organized as described below:

• Overview - a short summary of the highlights of the West Davis Study
• Existing Conditions – discusses the land use, zoning, economic development, transportation and

infrastructure, and current urban quality of the area;
• Issues and Findings – explains the concerns of the community, the problems identified by staff research,

and the pertinent information regarding each concern;
• Goals and Objectives – lists the desired outcomes that must be implemented to resolve and address

community and staff concerns;
• Recommendations – details the plans and strategies created to achieve the goals and objectives;
• Implementation – identifies strategies for implementation, sources of funding, and responsibility for

implementation.

OvOvOvOvOvererererervievievievieviewwwww

West Davis Street currently faces many challenges.  West Davis has the potential to become the link that
ties together many disparate sections of neighborhood and business districts in the area.

These challenges were identified in many ways.  An informal survey was conducted to garner citizen
input regarding the current issues and the future envisioned by the community.  This survey provided
staff with a basic understanding of the direction the research should take.  Research included an inventory
of Code Compliance violations, Certificate of Occupancy records, and on the ground inspections carried
out over several weeks by Planning Department Staff.  This information became the basis for the preliminary
findings and recommendations presented to citizens at the public meeting.

The challenges are varied.  Currently, West Davis is filled with many uses which are incompatible with the
neighborhoods they border.  Many of these businesses have too little land to support the type of development
and tenants desired by the community.  These incompatible uses are present because the zoning allows
these uses with Residential Adjacency Review, which means the use is allowed though site plans may be
rejected if they do not respect the residential uses.  Finally, current levels of code enforcement have been
insufficient to correct code violations in the area.

Additionally, road conditions are too poor to allow curb cuts and consistent sidewalks.  Street width
varies from two to five lanes, while some areas have neither curbs nor a safe shoulder.  This, combined
with the reluctance of property owners to make improvements, along with poor code compliance and
building inspection, makes good urban design difficult.

Nonetheless, these current conditions provide significant opportunities for the future.  TxDOT’s plans
for improving West Davis will make consistent the number of lanes and ensure the quality of the road
surface.  This will provide the necessary infrastructure for business to build from, as well as providing the
basis for urban design changes on the street.  Recommendations described in this study show how zoning
changes and improved code enforcement can lead to a resurgence in both business and residential areas
because of the improvements made on Davis.  These improvements and recommendations, when
implemented, will enable West Davis to achieve its potential as an active, vibrant, and integrated part of
the community.
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To make analysis and explanation easier, staff divided the study area into five different sections.  These
sections are listed below and shown graphically in Figure 2.

1 Hampton Rd. to the Coombs Creek crossing
2 The Coombs Creek crossing to Westmoreland
3 Westmoreland to Cockrell Hill Rd.
4 Cockrell Hill Rd. to the bottom edge of the escarpment
5 The bottom edge of the escarpment to Walton Walker

PrPrPrPrProcessocessocessocessocess

The West Davis Land Use Study was created with input from the community at several stages of study
development.  Neighborhood organization leaders were kept apprised of preliminary findings and
recommendations throughout the study process.  Additional community input was solicited in the form
of an informal survey, allowing citizens to make staff aware of their concerns and desires for the area.
Feedback from these meetings and from neighborhood organizations provided staff with the basis for
preliminary findings and recommendations.

Four major steps were involved in the creation of the West Davis Land Use Study:

• Identification – discovering problems/ challenges/ issues;
• Research/ Analysis – finding of facts regarding the identified issues;
• Goals – selecting objectives that addressed the concerns of the community and staff;
• Recommendations – proposing actions to achieve the goals and solve the identified problems.

Once these four steps were complete, public meetings were held on September 25, 2001 and November
19, 2001 to allow further review and comment on the study by the community at large.  Staff compiled all
comments and concerns expressed by the community at these meetings.  Several main themes emerged
from these meetings:
• Too many automotive related land uses
• Private clubs are a problem in the area
• Poor code compliance/ enforcement
• Need for landscaping/ lighting/ sidewalks/ and other urban design improvements

Figure 2: The various sections of West Davis Street as divided for this study
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ExisExisExisExisExisting Conditionsting Conditionsting Conditionsting Conditionsting Conditions

Land Use and ZoningLand Use and ZoningLand Use and ZoningLand Use and ZoningLand Use and Zoning

There is a wide variety of existing land uses on West Davis in the study area.  Mainly retail and commercial
uses exist here, but some single family homes still front directly onto West Davis.  There are many
community serving uses (e.g. dry cleaners, grocery stores, tax services, etc.) though an equal or greater
number of noncommunity oriented businesses also exist (e.g. tire stores, private clubs, automotive repair
shops, etc.).  Furthermore, the commercial and retail areas typically are extremely shallow lots, especially
in sections 2 and 5 (see Figure 3).

This lack of space for parking and adequate shop space makes it extremely unlikely that the type of retail
and commercial development desired by the community will develop.  Even so, there are certain areas
along West Davis that have large amounts of developable land.  These areas are currently developed with
more regional oriented retail, primarily used car lots and hotels.

Land use generally conforms with the zoning in the study area (see Figures 4 and 5).  There are three
primary zoning categories used along West Davis: CR Community Retail, CS Community Service, and
RR Regional Retail.  These categories allow an enormous variety of uses, including almost all retail and
commercial uses.  Thus, almost all of the current land uses conform to the existing zoning, whether they
are community oriented or not.

Figure 3: Shallow lots along West Davis
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TTTTTrrrrransporansporansporansporansportttttation and Infration and Infration and Infration and Infration and Infrasasasasastrtrtrtrtructuructuructuructuructure (Fe (Fe (Fe (Fe (Figurigurigurigurigure 6)e 6)e 6)e 6)e 6)

West Davis varies from two lanes without a safe shoulder or curbs, to a five lane highway.  Many sections
have head in parking on the street, which makes the road less than ideal from a safety standpoint as
drivers back out blindly into the roadway.  Sidewalks exist in some sections, though they are missing
along the majority of the street.

The Texas Department of Transportation (TxDOT) and Dallas County are scheduled to begin construction
of road improvements on West Davis from Hampton to Westmoreland in Spring 2002.  They will be
leveling the road, widening it in places four to five feet, and restriping the road to provide a continuous
five lane road with a dedicated left hand turn lane.  Separate pedestrian bridges will be constructed over
Coombs Creek on each side of Davis at Plymouth.  The final change will be a rechanneling (altering the
way lanes intersect with other lanes) of the Davis - Forth Worth intersection.  These improvements will
not require any Right of Way acquisition, and should be completed by the end of 2002.

There are multiple bus routes along West Davis Street, with Routes 441 (Lone Star Industrial Park to Fawn
Valley) and 76 (Keeneland to Downtown Dallas) being the primary ones.  According to DART, Route 441
carries an average of 1,882 people daily during the week, with about half that each weekend day.  Route 76
carries and average of 1,961 people daily during the week.  This level decreases to about 1,300 each
weekend day.  These ridership figures suggest that West Davis is a good candidate for some form of transit
oriented development and/or reduced parking requirements.

Bicycle route 180 also runs along West Davis, though it leaves the street at Ravinia, just east of Westmoreland.
Route 23 and 29 both cross West Davis, providing connections to the north and south.  A future north-
south Route 15 is also planned at Cockrell Hill Road, crossing West Davis at that street and extending
south.  There are no dedicated bicycle lanes in the area.
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Economic DeEconomic DeEconomic DeEconomic DeEconomic Devvvvvelopmentelopmentelopmentelopmentelopment

West Davis is experiencing an economic resurgence.  The most obvious change is Pinnacle Park, located
along Davis between Cockrell Hill Road and Fort Worth Avenue.  With six and one half million square
feet of building space at full buildout and nearly 5000 new jobs to be created, this will be a major benefit
for the City of Dallas and the West Davis area in particular.  It is expected that new home construction,
home renovation, and many retail and commercial improvements will occur as a result of the Pinnacle
Park development.  Appraisal values of some nearby businesses have doubled since Pinnacle Park opened.

Other economic development is no less important.  Driving through the surrounding neighborhoods
shows direct investment in home renovation and some new construction.  While the impact of this work
will not be as large as Pinnacle Park, the long term stability and value of the neighborhoods will be
enhanced by these homeowner investments.

 This reasons for this resurgence become clear when the area demographics are examined.  The population
has grown 25 percent over the last decade.  Furthermore, the working age population has increased 30
percent, while the number of people over 65 has decreased 26 percent.  This change in demographics
means more working people with more disposable income (median income is expected to increase, though
the 2000 census figures for income are not yet available), which stimulates job creation and investment in
the neighborhood.  Appendix B shows demographic information in more detail.
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Issues and FIssues and FIssues and FIssues and FIssues and Findingsindingsindingsindingsindings

Staff began research by conducting a survey of interested community members.  Their responses gave
staff a clear idea of what other information needed to be gathered to understand the issues facing West
Davis.  That information included Code Compliance violations since 1997, all Certificates of Occupancy
issued by Building Inspection, examination of the zoning and zoning related city code, and on the ground
investigation of land use and zoning compliance.  Staff then analyzed this information.

As a result of this analysis, several issues came to the forefront.  These issues, along with the findings of
fact regarding these issues, are described below.

Issue 1 IncomIssue 1 IncomIssue 1 IncomIssue 1 IncomIssue 1 Incompatible rpatible rpatible rpatible rpatible reeeeetttttail and commerail and commerail and commerail and commerail and commercial uses adjacent tcial uses adjacent tcial uses adjacent tcial uses adjacent tcial uses adjacent to ro ro ro ro residential neighboresidential neighboresidential neighboresidential neighboresidential neighborhoods (Fhoods (Fhoods (Fhoods (Fhoods (Figurigurigurigurigure 7)e 7)e 7)e 7)e 7)

Finding 1 Throughout the study area, but especially in sections 2 and 5, uses incompatible with residential
neighborhoods are operating right next to single family homes.  These uses include, but are not limited to,
private clubs, used car lots, and automotive repair facilities.
Some of these uses create excessive noise, and often, ground
and water pollution.  Other uses, such as used car lots, have
so much vehicular traffic coming to the site that they provide
a safety hazard for residents of the neighborhoods.  Along
West Davis, these uses are legal with regard to the current
zoning, but they are nonetheless incompatible with nearby
residences.  These types of facilities should not be located
close to residential areas, protecting the residents from the
undesirable and unhealthy side effects of their operation.

Issue 2 InefIssue 2 InefIssue 2 InefIssue 2 InefIssue 2 Ineffffffectivectivectivectivective Site Site Site Site Site Plan Re Plan Re Plan Re Plan Re Plan Reeeeevievievievieview rw rw rw rw regulationsegulationsegulationsegulationsegulations
(F(F(F(F(Figurigurigurigurigure 8)e 8)e 8)e 8)e 8)

Finding 2 Some of these incompatible uses exist only because
the current zoning allows them with a Residential Adjacency
Review (RAR). Additional RAR requirements such as
buffering are insufficient to protect residential uses.  These
types of business are, therefore, unlikely to contribute to the
overall stability and value of a neighborhood.  As a result,
they tend to lower property values and detract from good
urban design in the area.

Figure 8: A use allowed by RAR is shown without the
required buffering.  The single family house to the right has
no protection from trash or noise from the parking lot.

Figure 7: Incompatible automotive use adjacent to single
family home (in the background).  Notice the lack of any
protective buffering.
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 Issue 3 InefIssue 3 InefIssue 3 InefIssue 3 InefIssue 3 Ineffffffectivectivectivectivective Code Come Code Come Code Come Code Come Code Compliance Enfpliance Enfpliance Enfpliance Enfpliance Enforororororcementcementcementcementcement

Finding 3 Staff analysis found many businesses that had addresses not registered with Building Inspection
(the only entity in the City allowed to issue addresses), as well as many businesses without a valid Certificate
of Occupancy (C.O.).  Staff also found that many businesses had received citations for many other violations.
Even with these citations, these businesses were still in operation.  Current code compliance methods
have not had any visible impact on improving West Davis.

Issue 4 ZoningIssue 4 ZoningIssue 4 ZoningIssue 4 ZoningIssue 4 Zoning

Finding 4 There are several concerns about zoning.  First, the main zoning categories in use here allow
such a wide variety of uses that it is difficult to protect residential uses.  Some uses that encourage lots of
vehicle traffic are allowed next to residential by right, even though there are concerns about pollution
(ground, water, and noise).  Other uses are allowed only by RAR; as described above, this translates to
these uses being allowed by right, with inadequate review to ensure they buffer themselves from the
neighborhood and are good neighbors.

Second, the zoning lines as they exist are alternatively too small or too large.  In section 5, for example, a
CR zone extends the length of an entire block north of Davis, intruding into two blocks or more of
residential uses adjacent.  The zoning lines here are too large.  In section 2, on the other hand, one CR
zone is so narrow that it effectively blocks any development from occurring on that site, as there is no
room for a building suited to today’s economy and the parking necessary for it.

Finally, existing zoning categories do not accurately reflect the mixture of land uses desired by the
community.  Current Retail and Mixed Use zoning categories are alternately too restrictive or too  permissive
in the uses allowed.  There is no middle zoning ground which would provide categories that respond to
the uses desired by the community.

Issue 5 LacIssue 5 LacIssue 5 LacIssue 5 LacIssue 5 Lack of ank of ank of ank of ank of any cohery cohery cohery cohery coherent urban design sent urban design sent urban design sent urban design sent urban design stttttandarandarandarandarandardsdsdsdsds

Finding 5 Most buildings along West Davis were built before the City’s landscape ordinance was adopted.
This explains why very few businesses have any landscaping.  Additionally, neglect has prevented the
roadway itself from coming together as an integral part of the area’s urban design.  Recent brick paver
improvements made to the Hampton/Davis intersection hint at the types of improvements that could be
imminent, but have not materialized at this point.  Sidewalks are also missing throughout much of the
study area.  This is especially problematic in Sections 1 and 2 which have heavy pedestrian and school
traffic.  Dallas has also never conducted a study for urban design along West Davis.  This has prevented a
coherent plan for landscaping, paving, lighting, and other design elements from materializing.
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GoalsGoalsGoalsGoalsGoals

Staff has identified several goals that need to be achieved in order to resolve the issues identified by the
preceding analysis.  These goals are described below.

Goal 1 PrGoal 1 PrGoal 1 PrGoal 1 PrGoal 1 Proooootttttect rect rect rect rect residential neighboresidential neighboresidential neighboresidential neighboresidential neighborhoods frhoods frhoods frhoods frhoods from undesirom undesirom undesirom undesirom undesirable land usesable land usesable land usesable land usesable land uses
Neighborhoods are the lifeblood of a city.  Solid and strong neighborhoods that include a proper mix of
uses provide stability, help reduce crime, increase property values, and offer citizens a better quality of
life.  Incompatible retail and commercial uses interfere with the functioning of residential areas, introducing
noise and pollution into the area.  These uses reduce property values and reduce the attractiveness of the
area.  The residential neighborhoods along West Davis Street show the beginnings of a resurgence.  Some
new homes have been built; others are under renovation.  To encourage and support this resurgence,
incompatible land uses need to be removed or offer better protection to  the residential areas they abut.

Goal 2 IncrGoal 2 IncrGoal 2 IncrGoal 2 IncrGoal 2 Increase tease tease tease tease the Commerhe Commerhe Commerhe Commerhe Commercial Vcial Vcial Vcial Vcial Viability on Wiability on Wiability on Wiability on Wiability on Wesesesesest Dat Dat Dat Dat Davis Svis Svis Svis Svis Strtrtrtrtreeeeeeeeeettttt
West Davis, and Oak Cliff in general, needs better retail and commercial uses.  West Davis is perfectly
situated to be a primary commercial street.  It has a central location, will soon be five lanes for the
majority of its length, and has access to Loop 12 and Interstate 30 (from the Cockrell Hill exit).  The
commercial and retail areas around the neighborhoods, however, are not currently supporting the type of
retail and commercial wanted in the neighborhood.  This situation must be remedied before Davis can
continue its transformation.

Goal 3 ImGoal 3 ImGoal 3 ImGoal 3 ImGoal 3 Imprprprprprooooovvvvve te te te te the imaghe imaghe imaghe imaghe image of We of We of We of We of Wesesesesest Dat Dat Dat Dat Davis Svis Svis Svis Svis Strtrtrtrtreeeeeeeeeettttt
New retail and commercial buildings will have to provide landscaping when they are constructed.  This
will provide some relief from the poor aesthetic condition of West Davis.  Relying solely on the expectation
of new development to improve the street’s image, though, is not enough.  Public agencies must take an
active role in creating an urban design scheme and finding funding to implement that vision.  Improving
the image of West Davis will complete the street’s revitalization.
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RRRRRecommendationsecommendationsecommendationsecommendationsecommendations

The recommendations presented here will, if well coordinated, help resolve the issues facing West Davis
and achieve the goals stated earlier in this report.

FFFFFiririririrssssst Yt Yt Yt Yt Year Rear Rear Rear Rear Recommendationsecommendationsecommendationsecommendationsecommendations
RRRRRecommendation 1 Enhance enfecommendation 1 Enhance enfecommendation 1 Enhance enfecommendation 1 Enhance enfecommendation 1 Enhance enforororororcement of curcement of curcement of curcement of curcement of currrrrrent City Codesent City Codesent City Codesent City Codesent City Codes
Many existing problems could be resolved today if current City codes were simply complied with by
everyone.  Lack of a Certificate of Occupancy (C.O.), unrecorded addresses or building subdivisions, or
obviously noxious uses next to a residence should not be tolerated.  There should be no reason for code
violators to continue harming a neighborhood.  The City’s Code Compliance Department should undertake
a detailed enforcement sweep every three months for the next year to ensure that all businesses are
operating according to City code.  Those that refuse to comply should be dealt with according to the
existing procedures established by the City for this purpose.

RRRRRecommendation 2 Aecommendation 2 Aecommendation 2 Aecommendation 2 Aecommendation 2 Autututututhorhorhorhorhorize a Public Hearize a Public Hearize a Public Hearize a Public Hearize a Public Hearing ting ting ting ting to ro ro ro ro rezone arezone arezone arezone arezone areas along Weas along Weas along Weas along Weas along Wesesesesest Dat Dat Dat Dat Davis Svis Svis Svis Svis St.t.t.t.t.
(F(F(F(F(Figurigurigurigurigures 9 and 1es 9 and 1es 9 and 1es 9 and 1es 9 and 10)0)0)0)0)
The first step in changing the types of land uses along West Davis is to change what uses are allowed.  The
zoning throughout the study area needs to be reevaluated.  An authorized hearing to determine the
proper zoning throughout the study area should be authorized to ensure any new development is
compatible with the residential areas.

RRRRRecommendation 3 Modify Recommendation 3 Modify Recommendation 3 Modify Recommendation 3 Modify Recommendation 3 Modify Residential Aesidential Aesidential Aesidential Aesidential Adjacency Rdjacency Rdjacency Rdjacency Rdjacency Reeeeevievievievieview (RAR)w (RAR)w (RAR)w (RAR)w (RAR)
As discussed in the Issues section above, uses allowed by RAR contribute to the mixing of incompatible
land uses. The guidelines to help reviewers decide whether to allow a site plan for a development are
insufficient and unclear.  As a result, many incompatible uses are allowed next to residential uses.  Code
Compliance is also difficult as maintenance of buffering and other criteria are hard to enforce.  Changes
should include allowing uses only if residential is not within a specified distance, and perhaps modifications
to the uses allowed by RAR.  A code amendment to make necessary changes should be authorized as
soon as possible.

FFFFFivivivivive te te te te to To To To To Ten Yen Yen Yen Yen Year Rear Rear Rear Rear Recommendationsecommendationsecommendationsecommendationsecommendations
RRRRRecommendation 4 Modify Recommendation 4 Modify Recommendation 4 Modify Recommendation 4 Modify Recommendation 4 Modify Reeeeetttttail and Mixail and Mixail and Mixail and Mixail and Mixed Use (MU) Zoning Cated Use (MU) Zoning Cated Use (MU) Zoning Cated Use (MU) Zoning Cated Use (MU) Zoning Categoregoregoregoregoriesiesiesiesies
The land uses desired by the community do not neatly fall into any existing zoning category.  These
categories either don’t allow enough uses, or allow too many.  This is especially true of the retail and
mixed use (MU) categories.

The retail categories, for example, have no logical progression from Neighborhood Service (NS-A) to
Regional Retail (RR) in the types of uses allowed.  NS-A is extremely limiting while Community Retail
(CR), the next category up, opens up the permitted uses far too much, to the point that it is scarcely
differentiated from (RR).  This lack of a logical progression needs to be rectified.

Similarly, the (MU) mixed use categories allow uses that are totally incompatible with residential.  While
they allow a mixture of residential and retail or office uses, no consideration is given to whether the retail
uses are compatible with residential uses.  A code amendment to modify the (MU) zoning designations to
ensure retail compatibility with residential should be initiated as soon as possible.
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Figure 9: Authorized hearing boundaries for sections 1 and 2

Figure 10: Authorized hearing boundaries for sections 3, 4, and 5



14

West Davis Land Use Study

RRRRRecommendation 5 Crecommendation 5 Crecommendation 5 Crecommendation 5 Crecommendation 5 Createateateateate an Ue an Ue an Ue an Ue an Urban Design Plan frban Design Plan frban Design Plan frban Design Plan frban Design Plan for Wor Wor Wor Wor Wesesesesest Dat Dat Dat Dat Davis (Fvis (Fvis (Fvis (Fvis (Figurigurigurigurigure 1e 1e 1e 1e 11)1)1)1)1)
This study identifies five separate sections of West Davis Street within the study area.  These sections
are identified by transitions.  The end of the residential district and the beginning of a natural area
going east, for example, define the boundary between section four and five.  These unique sections
provide a convenient way to begin thinking about improving the image of West Davis Street.

A basic framework for beginning to find urban design solutions is described below.  The future plan
recommended here will use this framework as a base to work from.

Overall
As a general guide, future retail/ commercial development needs to be better oriented to the street.  Too
many developments distance themselves from West Davis and give the street a suburban, disengaged
image.  Bringing the businesses back to the road will help West Davis to feel like the urban street it is.  A
good example of this is West Davis east of Hampton.  The businesses there front right on Davis and make
the area feel like a “Main Street”.  This feel can extend all along Davis Street, from Interstate 35 on the
east, to Loop 12 on the west.  Additionally, sidewalks need to be located throughout the study area,
especially around Kahn Elementary school and the streets nearby.  Many children walk to school, and
they are endangered by the lack of sidewalks in the area.  A good urban design plan can weave this street
back into the urban fabric, providing an image commensurate with the reality of the people and businesses
that live and work here.

Section 1
This section is mainly commercial in nature and no change is anticipated in that regard.  As such, this
area should retain a more energetic and active style than the residential or natural sections of the
study area.  Nonetheless, a transition from section 2, a residential section, is needed.  This can be
provided by the area between Coombs Creek and Plymouth Road.  Mixed use development in this
area would provide a good transition in uses and in building size.  This area should also highlight
Coombs Creek from the east, celebrating the existence of the natural features.

East of Plymouth Road, the commercial area should be highlighted.  A great deal of investment has
taken place in this area in recent years, and the urban design should support and encourage this
trend.  A good place to start would be the Hampton – Davis intersection.  Dallas Department of Public
Works recently completed construction of brick paving at that intersection, and future improvements
could build off of this success.  This intersection also has more recent commercial buildings around it,
and these businesses have appropriate landscaping as part of their property.  Using this as a starting
point will provide a guide for future improvements.

Section 2
Located between section 3 and the commercial area at the corner of Hampton and Davis (section 1),
this area will require special care.  The most difficult part will be transitioning from the high energy
section 3 into a lower key residential mixed use area.  Lighting and paving should be consistent with
that used in the rest of the study area.  Building heights and the types of retail allowed should reflect
the lower intensity of use.  This reduction in building mass and intensity of retail/ commercial use
should provide an effective transition for this section.  The residential character needs to come through
here, without being overwhelmed by retail or commercial businesses.

The eastern boundary of this section is Coombs Creek.  This natural feature provides an excellent
separation between the residential to the west and the more commercial section 1 to the east.  The



15

West Davis Land Use Study

pedestrian bridge crossing Coombs Creek will help in defining this boundary, but the transition from
one section to the other needs to be highlighted.  In the short term, there should be an opportunity for
special landscaping where Davis crosses the creek.  In the long term, this bridge will need to be
reconstructed.  At that time, the bridge should be replaced with a design that is pedestrian friendly
and that calls attention to this transition between two sections.

Section 3
Directly across from Pinnacle Park, this section has strong potential for growth as well as wonderful
opportunities for image creation.  There are several specific areas in this section that bear special
mention.  First, the western boundary of this section is Cockrell Hill Road.  A new exit from Interstate
30 has been created at Cockrell Hill Rd. which will ensure that Cockrell Hill Road becomes a major
gateway into West Davis.  As Pinnacle Park will be accessed from Cockrell Hill Road as well, this
gateway at Cockrell Hill Rd. and West Davis needs to be dramatic.  It should give an idea of the
strength and vitality of the area, especially this particular section.

Second, Fort Worth Avenue merges into West Davis at the eastern boundary of this section.  Fort
Worth Avenue comes directly from downtown Dallas, with Davis as its terminating point.  A transition
from Davis to Fort Worth Avenue needs to be emphasized, with the design elements of Davis gradually
mixing with and giving way to those of Forth Worth Avenue.  The intersection of Fort Worth Avenue
and West Davis also provides for a great deal of unbuildable space in the medians.  There are many
creative and interesting things that could be done with this space.  A monument could be located
here, a specially commissioned work of art, or an “Art Park”, using pieces from local artists and
artisans.

Finally, Pinnacle Park should stimulate redevelopment of the commercial and retail areas south of
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West Davis Street in this section.  These areas are characterized by larger parcels of land which will
allow larger scale development.  Great care must be taken in this area to prevent commercial chaos
from overwhelming the street.  The same paving and lighting should be used here that is used in the
rest of the study area.  Together with landscaping, this will provide the best way of taming retail and
commercial chaos that might occur.  This area needs to be the center of West Davis, but it must not do
so at the expense of the rest of the street.

Section 4
This section is defined by its natural state.  A long, tree covered rise along West Davis up to Cockrell
Hill Road, this area is one of the unique natural areas in Dallas.  The few buildings in this section are
set well back from the road and many are completely hidden by tree cover.  Much of this area also falls
within the escarpment zone, which limits the development that can occur.  The escarpment area
should be preserved intact, with new development done in an environmentally sensitive way.

Even with these restrictions, some improvements can be made.  Street lighting  should be coordinated
with the rest of West Davis.  Special paving at intersections can also be installed, creating a thematic
link with the rest of West Davis.

Section 5
This section is the western border of the study area, and provides the western entry to Davis Street.
Currently, approaching Davis from Loop 12 (from the west) is neither an  inspiring nor inviting
experience.  The opportunity exists here to create a gateway, identifying Davis as a unique area.  This
gateway will be enhanced by the natural rise in elevation that occurs approaching Davis from Loop 12.
This change in elevation indicates a transition, and a well designed gateway will take advantage of this
natural feature.

Beyond this gateway, the section is a residential one with businesses fronting on West Davis.  Large
scale commercial and retail does not belong here.  As a result, large scale design elements should not
be located here.  The urban design in this area should be quieter, more serene.  Elements such as
lighting and paving coordinated with the rest of Davis will link this section with the entire street,
while allowing the residential character to come through without the frantic style of current retail and
commercial development.

RRRRRecommendation 6: Precommendation 6: Precommendation 6: Precommendation 6: Precommendation 6: Prooooovide economic incentivvide economic incentivvide economic incentivvide economic incentivvide economic incentives tes tes tes tes to pro pro pro pro properoperoperoperoperty oty oty oty oty ownerwnerwnerwnerwnersssss
Within the next decade, the land uses along West Davis need to become more neighborhood friendly.  For
much of West Davis, simply replacing businesses incompatible with residential uses with more
neighborhood oriented ones will suffice.  This should happen naturally as the number of code violations
drops, the new Residential Adjacency Review standards begin to protect the residential areas, and the
image improves as a result of urban design improvements.  Simply replacing the types of businesses that
locate here, though, will not be enough.  The City should create and offer a package of economic incentives
to property owners to encourage redevelopment.  The City should also find means to provide low income
homeowners in the area with economic tools to fix their homes.  Quality housing is a necessary part of
any serious economic development scheme.
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RRRRRecommendation 7ecommendation 7ecommendation 7ecommendation 7ecommendation 7: T: T: T: T: Trrrrransfansfansfansfansforororororm Wm Wm Wm Wm Wesesesesest Dat Dat Dat Dat Davis svis svis svis svis strtrtrtrtreeeeeeeeeet lift lift lift lift life te te te te thrhrhrhrhrough land use cough land use cough land use cough land use cough land use changhanghanghanghanges (Fes (Fes (Fes (Fes (Figurigurigurigurigures 1es 1es 1es 1es 12 and 12 and 12 and 12 and 12 and 13)3)3)3)3)
Through analysis and discussion with citizens at the public meetings, a future vision for each section of
the West Davis study area has been created.  This vision includes a view of the type of street life desired
along West Davis.  Creating this type of street life requires a good urban design plan, as described above,
but it also requires changes in land use.  Long term land use recommendations for each section are
presented below and shown graphically in Figures 10 and 11.  Appendix A defines each specific future
land use category.

Section 1
With the recent development of many new businesses that are desperately needed in this area of
Dallas, section 1 has become a retail/ commercial center in Oak Cliff.  The future land use envisioned
here builds on these recent changes.  This area should be full of retail that attracts people from many
areas.  Restaurants, grocery stores, and interesting retail boutiques should be located here.  These are
neighborhood friendly land uses, which will protect the residential areas from incompatible uses.
They also provide an economic base that doesn’t rely solely on the neighborhoods for their success,
which will provide for the greater economic viability of the street and study area as a whole.  All of the
uses in this area should be friendly to Kahn Elementary School and the children that attend this
school.

Section 2
The future vision for this area is an evolutionary, rather than revolutionary, one.  That vision is of
Davis as a type of “Main Street”.  That “Main Street” has people living above retail.  Residential mixed
use here will turn this area into a functional and interesting neighborhood.  Lower density residential
mixed use provides economic opportunities while strengthening the residential nature of the area.

Section 3
Future changes will transform this area into the focal point of the study area.  More activity will occur
here than in the other sections.  Building on this transformation, future land use here will be mixed
use with a solid residential component.  This is especially true near the Westmoreland – West Davis
Intersection, as this begins the transition into a more residential area.  Residential mixed use here will
ease that transition, protecting the residential component while maintaining  the economic viability
of the area.

Section 4
Much of this section is in the escarpment zone, an environmentally sensitive area.  No development
should occur within the bounds of this escarpment area.  Adjacent to the escarpment, however, medium
mixed use is recommended.  This will provide development flexibility and provide an economic boost
in the area, while encouraging development that is environmentally sensitive.

Section 5
The future land use in this area is transitional.  With Walton Walker (Loop 12) as the western border
of this section, higher density retail uses will located at the Loop 12 - West Davis intersection.  Moving
east from Walton Walker, though, a transition into the residential area needs to occur.  This will be
best accomplished by a gradual reduction in density and a change to more residential friendly uses.
Finally, a transition to light mixed use will protect and increase the residential areas while ensuring
economic viability in this section.
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ImImImImImplementplementplementplementplementation (Fation (Fation (Fation (Fation (Figurigurigurigurigure 1e 1e 1e 1e 14)4)4)4)4)

Implementing the recommendations described above will require the cooperation and efforts of many
different groups, including residents, property owners, as well as city, state, and county staff.  As indicated
by the time period mentioned for the recommendations, this cooperation will be required for many years.
Cooperative efforts between these groups will also provide for a transparent process, ensuring that all
interested parties have a voice in the direction their community takes.

The City of Dallas Department of Planning and Development is working with these varied groups to
ensure these recommendations are implemented.  The Planning Department will take the lead in following
through on these recommendations, though, as mentioned above, many different groups will need to
participate in the process of making these recommendations a reality.

CosCosCosCosCostststststs

None of the recommendations presented above currently require immediate funding to be implemented.
Recommendation 6, though, will require the City to find funding in the future to support a burgeoning
retail and housing market in this area.  Additionally, recommendations such as creating an urban design
plan call for special funding in the future.  The Planning department will begin to identify funding sources
upon study adoption so that the City will be prepared when the funding is needed.

FFFFFundingundingundingundingunding

There are many potential sources for funding the recommendation presented above, including Federal,
State, County and City programs, as well as grants from private and other nonprofit foundations.  Many
of these programs require matching funds, so finding a combination of sources will provide the greatest
assurance that the recommendations of this study are implemented.  Figure 15 details some potential
funding sources.
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Appendix A - Land Use CatAppendix A - Land Use CatAppendix A - Land Use CatAppendix A - Land Use CatAppendix A - Land Use Categoregoregoregoregory Defy Defy Defy Defy Definitionsinitionsinitionsinitionsinitions

SingSingSingSingSingle Fle Fle Fle Fle Familamilamilamilamily Ry Ry Ry Ry Residentialesidentialesidentialesidentialesidential
Uses Allowed
Single Family Residential consists of detached, single family homes, as well as other uses that are
currently allowed in Dallas residential zoning categories.  Churches, schools, and other institutional
uses like fire and police stations are also included in this land use category.

Densities
Densities here should be consistent with the surrounding area.

Purpose
The Single Family Residential land use category is intended to protect and enhance residential
neighborhoods.  Especially important is the prohibition here on retail/ commercial and office uses.

LoLoLoLoLow Density Rw Density Rw Density Rw Density Rw Density Residentialesidentialesidentialesidentialesidential
Uses Allowed
This land use category is intended to allow residential uses with some flexibility as to the density.
Residential uses include single family homes, townhouses, condominiums, and apartments.  As with
the Single Family Residential land use category, other uses such as schools, churches, and fire and
police stations will also be allowed here.  The prohibition on retail/commercial and office uses will
apply under this category as well.

Densities
Up to 12 units per acre.

Purpose
The intent is to provide a different type of residential experience for those who want or need something
other than a single family home.

Light MixLight MixLight MixLight MixLight Mixed Useed Useed Useed Useed Use
Uses Allowed
Only certain types of residential will do well here.  Single family homes are too spread out to succeed
here; condominiums and apartments are perfect for this type of land use category.  The types of
businesses allowed here will be restricted.  Automotive uses (whether sales or service), drive through
restaurants, and drive through banking are examples of uses that will not be allowed here.  Uses
encouraged here are those that operate mainly during the day.  Dry cleaners, floral shops, other
personal service uses, and small offices are appropriate here, as well as uses like small cafes and ice
cream parlors.

Densities
Maximum of 12 units to the acre.  Additionally, heights should be limited in this area.  Though the
residential proximity slope will most likely prevent very tall buildings, the intent is to be compatible
with adjacent single family dwellings.  As a result a height limit of 30 to 35 feet should be followed
under this land use category.
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Purpose
The goal of this land use category is to provide residents with the type of businesses that they can use
without having to drive and to provide those businesses with a larger market without having to expand
their service area.  This means that two things happen under this land use category that don’t necessarily
happen in others: densities are higher than single family districts; and, reliance on automobiles is
greatly reduced.

Medium MixMedium MixMedium MixMedium MixMedium Mixed Useed Useed Useed Useed Use
Uses Allowed
The types of land uses allowed under this land use category are the same as those allowed under light
mixed use.  The primary difference between these two categories is the density.  Light mixed use is
intended to provide a low density alternative to strictly retail or strictly residential.  It is intended to be
used when there is residential proximity.

Densities
Medium mixed use, though, is a more dense category and is intended to be used when residential
proximity is less of a concern.  This could be due to single family residential not being nearby or it
could be that the site to be developed as medium mixed use is large enough to provide higher densities
without intruding into the residential proximity slope or having large numbers of cars immediately
next to the adjacent single family residential.  This increase in density is limited, however.  While Light
Mixed Use is limited to 12 units per acre, Medium Mixed Use should range from 10 to 30 units per
acre.

The lower limit is as important as the upper one in this case.  Medium mixed use needs to be more
dense than light mixed use.  The retail and commercial uses that will locate here, while still oriented
to the pedestrian instead of the automobile, will be larger, more intense uses than the ones in light
mixed use.  To be successful, they will need a larger local population than the retail and commercial
uses in light mixed use.  As a result, a minimum density is needed to ensure that development in this
area has a sufficiently large local population to support the retail and commercial uses under this
category.

The maximum limit is important as well.  This land use category will be located on main thoroughfares,
and these roads are often at or near capacity.  Extremely high densities in these areas will overload the
road system, even with reduced dependency on the automobile due to the mixture of uses.  Height
limits here are also in play, though the maximum should range from 40 to 50 feet.

Purpose
Similar to Light Mixed Use, the goal of this land use category is to provide a balanced mix of residential,
retail, commercial and office.

Light RLight RLight RLight RLight Reeeeetttttail/Commerail/Commerail/Commerail/Commerail/Commercial Ofcial Ofcial Ofcial Ofcial Offfffficeiceiceiceice
Uses Allowed
First, uses that rely on large amounts of parking to be successful will not be allowed here.  This is due
either to site constraints or that  the amount of traffic would be too great for the amount of residential
next to the site.  Second, any uses that generate large amounts of noise or other types of pollution will
need to locate elsewhere.  Again, proximity to residential means that these uses do not belong here.
Finally, uses such as drive through restaurants, car washes, gas stations, or banks will not be allowed
here.  While they do not require large amounts of parking, the amount of traffic generated by these
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uses is too great for the adjacent residential.  Examples of uses encouraged here are bridal shops,
cellular phone shops, tax preparation services, small grocery store, and  small offices (for architects,
lawyers, etc.).  These are uses that operate mainly during the day and do not encourage large amounts
of vehicular traffic.

Densities
Density here will be low, indicated by a 30 to 35 foot height limit.

Purpose
This land use category is intended to provide viable options for businesses in areas with very small
sites or where there is a large amount of residential adjacency.  The result of both of these criteria is to
limit the types of uses allowed under this category.

Medium RMedium RMedium RMedium RMedium Reeeeetttttail/Commerail/Commerail/Commerail/Commerail/Commercial Ofcial Ofcial Ofcial Ofcial Offfffficeiceiceiceice
Uses Allowed
More uses than just those allowed under Light Retail/Commercial Office will be allowed here; additional
uses such as drug stores, gas stations, car washes, drive through and sit down restaurants, large
grocery stores, and banks or other larger office uses will also be encouraged.

These areas will not draw people from other cities or regions, though.  Limits on the types of uses are
also important here.  Large regional stores such as a Home Depot or Academy Sports, as well as
entertainment venues such as theaters will not be allowed under this category.  These types of uses
belong in areas which can handle the amount of traffic generated by these intense uses.

Densities
Higher than Light Retail/Commercial/Office, indicated by a height limit of 40 to 50 feet.

Purpose
The next step in retail/commercial and office land use categories, the goal of this category is to provide
neighborhood friendly uses that also appeal to people outside of the immediate neighborhood area.
Areas under this land use category will have larger sites and will have less residential proximity, both
of which allow a greater reliance on the automobile.  As a result, people from outside the immediate
area will come to these sites to shop, and will come in their cars.

Light IndusLight IndusLight IndusLight IndusLight Industrtrtrtrtrialialialialial
Uses Allowed
Light industrial is differentiated from heavy industrial only in the types of uses allowed.  Heavy industrial
includes the types of uses that require dangerous chemicals or involve heavy manufacturing.  These
are not the uses wanted near residential areas.  As a result, the Light Industrial land use category is
limited to warehouse and light manufacturing uses that will not negatively impact residential areas,
whether through, noise, odor, or other pollution.

Densities
Not Applicable

Purpose
To provide for industrial uses and jobs without negatively affecting nearby residential or retail uses.



West Davis Land Use Study

B-I

sivaDtseW sallaD

0991 0002 0991 0002

noitalupoP 871,91 826,32 778,300,1 085,881,1

sdlohesuoH 613,6 408,6 060,204 338,154

elaM %94 %35 %94 %05

elameF %15 %74 %15 %05

egA

sraey5rednU %01 %01 %8 %8

sraey91ot5 %52 %62 %02 %12

sraey46ot02 %45 %75 %36 %26

revO&56 %11 %7 %01 %9

cinapsiH %06 %97 %12 %63

etihWcinapsiH-noN %13 %51 %84 %53

kcalBcinapsiH-noN %8 %4 %92 %62

naisAcinapsiH-noN %0 %0 %2 %3

rehtOcinapsiH-noN %1 %1 %1 %2

stinUgnisuoH 835,7 252,7 006,564 711,484

tnacaV 721,1 844 045,36 482,23

deipuccO 114,6 408,6 060,204 338,154

deipuccOrenwO %94 %94 %44 %34

deipuccOretneR %15 %15 %65 %75

Appendix B - DemogAppendix B - DemogAppendix B - DemogAppendix B - DemogAppendix B - Demogrrrrraphicsaphicsaphicsaphicsaphics

SourSourSourSourSource: ce: ce: ce: ce: UUUUU.S Census Bur.S Census Bur.S Census Bur.S Census Bur.S Census Bureaueaueaueaueau
*In the 2000 Census, tract 67.00 was expanded in size.
**Totals may not add up to 100 percent due to rounding.
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Appendix C - Council DisAppendix C - Council DisAppendix C - Council DisAppendix C - Council DisAppendix C - Council Distrtrtrtrtrictsictsictsictsicts

CurCurCurCurCurrrrrrent Council Disent Council Disent Council Disent Council Disent Council Distrtrtrtrtrictsictsictsictsicts

FFFFFuturuturuturuturuture Council Dise Council Dise Council Dise Council Dise Council Distrtrtrtrtrictsictsictsictsicts

J

North

District 3

District 1

Current Council
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North

District 3

District 1
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Appendix E - Code ComAppendix E - Code ComAppendix E - Code ComAppendix E - Code ComAppendix E - Code Compliance Rpliance Rpliance Rpliance Rpliance Reporeporeporeporeporttttt
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