HONORABLE MAYOR AND CITY COUNCIL WEDNESDAY, OCTOBER 23, 2019

FILE NUMBER: Z178-225(CY)

ACM: Majed Al-Ghafry

DATE FILED: March 29, 2018

LOCATION: Northeast corner of North Central Expressway and Haskell Avenue.

COUNCIL DISTRICT: 2

MAPSCO: 35Y

SIZE OF REQUEST: Approx. 10.59 acres CENSUS TRACT: 8.00

APPLICANT/OWNER: URBAN SMART GROWTH, LP.

REPRESENTATIVE: Rob Baldwin, Baldwin Associates

REQUEST: An application for an amendment to Subdistrict E2 within
Planned Development District No. 305, Cityplace.

SUMMARY: The purpose of the request is to amend the Subdistrict E2
regulations within Planned Development District No. 305 to
allow for the redevelopment of the subject site into a high-
density mixed use project. The proposed amendments
include but are not limited to: use; yard, lot and space; off-
street parking and landscaping regulations.

CPC RECOMMENDATION:

STAFF RECOMMENDATION:

Approval, subject to a revised Planned Development
District No. 305 Conceptual Plan, revised Subdistrict
E2 Conceptual Plan, Subdistrict E2 Mixed-use
development (MUD) parking chart, and conditions.

Approval, subject to a revised Planned Development
District No. 305 Conceptual Plan, revised Subdistrict
E2 Conceptual Plan, Subdistrict E2 Mixed-use
development (MUD) parking chart, and staff's
recommended conditions.
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BACKGROUND INFORMATION:

e The approximately 10.59-acre area of request is currently developed with three one-
story office buildings and an 11-story office building. The site is in Subdistrict E2 within
the East Mixed-Use Subzone in Planned Development District No. 305.

e Planned Development District No. 305, Cityplace, was approved by City Council on
January 10, 1990, and it comprises approximately 168.83 acres.

e On August 14, 2019, the City Council approved an amendment to the subdistricts and
subareas within the East and West Mixed Use Subzones within PD No. 305, to remove
the limitation on the maximum allowable square feet of floor area of all non-residential
uses combined.

e The purpose of the request is to amend the Subdistrict E2 regulations to allow for the
development of a mix-use development including office, multifamily, hotel and retail
uses.

e The applicant proposes to amend the use; yard, lot, and space regulations; off-street
parking; and landscaping regulations.

Zoning History: There have been seven recent zoning changes in the vicinity during the
last five years.

1.Z134-176: On June 11, 2014, City Council approved an application for an
amendment to Subdistrict E-2 within Planned Development District No.
305 for mixed uses at the subject site.

2.7134-323 On March 25, 2015, City Council approved an application for an
amendment to Planned Development District No. 183 for certain MU-3
Mixed Use District uses on property to the south of the subject site.

3. Z2145-164 On March 25, 2015, City Council approved an amendment to Subarea
D-3 within Subdistrict D of the West Mixed Use Subzone in Planned
Development District No. 305 on property bounded by Blackburn
Street, Oak Grove Avenue, Cityplace West Boulevard and Nobel
Avenue, southwest of the area of request.

4.7178-186 On April 25, 2018, City Council approved a Demolition Delay Overlay
for the subject site and surrounding areas. A demolition delay overlay
district is intended to encourage the preservation of historically
significant buildings that are not located in a historic overlay district by
helping the property owner identify alternatives to demolition.
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5.7178-223 On August 14, 2019, City Council approved an amendment to the
subdistricts and subareas within the East and West Mixed Use
Subzones within PD No. 305, including the area of request.

6. Z178-270 On October 24, 2018, City Council approved an amendment to
Subdistrict B, Tract | within Planned Development District No. 375 on
property generally bounded by Lemmon Avenue East, Oak Grove
Avenue, Cityplace West Boulevard and Howell Street, southwest of the
area of request.

7.72189-141 On June 12, 2019, City Council approved an amendment to and an
expansion of Planned Development District No. 372 on property
generally bounded by McKinney Avenue, Lemmon Avenue East, Oak
Grove Avenue and Lemmon Avenue, southwest of the area of request

Thoroughfares/Streets:

Thoroughfare/Street Type Required ROW

North Central Expressway U.S. Highway -

North Haskell Ave Community Collector 80’
Traffic:

The Engineering Division of the Sustainable Development and Construction Department
reviewed a traffic impact analysis (TIA) submitted with this application and determined
that for such a large development, the projected trip generation may not be accurate.

Staff recommended a revision to the report to show multiple phases; however, this revision
was not submitted by the applicant.

Staff recommended including language in the PD ordinance, to require developer’s report
[as defined in section 51A-1.109] at certain time intervals; however, due to the lack of an
appropriate study that indicates the development impact at different stages, staff was
unable to identify the appropriate level of development at which such report should be
required.

The applicant proposes a PD condition establishing that the following traffic improvements
are required before the issuance of a certificate of occupancy for any new development
in Subdistrict E2:
e Accessible pedestrian signal systems (APS) or similar upgrades at the intersection
of North Haskell Avenue and North Central Expressway.
e A developer report in accordance with Section 51A-1.109 to analyze the traffic
signal at the intersection of Carrol Avenue and Capitol Avenue.
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Staff supports the upgrade of the crosswalk signals to APS systems at North Haskell
Avenue and North Central Expressway because the expected volume of pedestrians
generated by the development will trigger the need for such improvement.

Conversely, staff does not support the requirement of a developer report to assess the
need for a traffic signal at the intersection of Carroll Avenue and Capitol Avenue, because
the existing PD regulations have already determined that at a certain level of development
in specific subdistricts, completion of the proposed traffic signal is required [Section 51P-
305.113(b)]. It is staff’s opinion that the provision proposed by the applicant, contradicts
the current PD regulations.

Land Use:
Zoning Land Use
Site PD No. 305, Subdistrict E-2 Office and Data Center
North / Northeast PD No. 889 Undeveloped land
East CS and PD No. 698 Personal Service, office, school

PD No. 305, Subdistrict E1/ PD | Mixed-use project (retail, personal

Southeast / South No. 183 service, multifamily), Office

West PD No. 305, Subdistrict D-1 Multifamily

STAFF ANALYSIS:

Comprehensive Plan:

The forwardDallas! Comprehensive Plan was adopted by the City Council in June 2006.
The forwardDallas! Comprehensive Plan outlines several goals and policies which can
serve as a framework for assisting in evaluating the applicant’s request.

The request complies with the following land use goals and policies of the Comprehensive
Plan:

LAND USE ELEMENT

GOAL 1.1 ALIGN LAND USE STRATEGIES WITH ECONOMIC DEVELOPMENT
PRIORITIES

Policy 1.1.4 Capitalize on transit-oriented development opportunities.
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The area of request is located directly across from the DART Cityplace rail station. The
Comprehensive Plan indicates that high density mixed-use development near transit
centers improves DART ridership, reduces auto trips, improves air quality and efficiently
uses land resources.

The ForwarDallas! Comprehensive Plan, also recommends that development near
stations and along multi-modal corridors should respect the character of surrounding
neighborhoods, when appropriate, and should always be of the highest quality.

ECONOMIC ELEMENT
GOAL 2.1 PROMOTE BALANCED GROWTH

Policy 2.1.1 Ensure that zoning is flexible enough to respond to changing economic
conditions.

Since the creation of PD District No. 305, development in the area has increased as a
result of changes in the market conditions and also as a result of the initiative of
developers and City efforts to promote growth in the area. Because of these efforts and
incentives to promote development, the Cityplace area has transitioned from a largely
undeveloped area in the 1990’s, to a vibrant mixed-use walkable neighborhood that
includes a mix of residential and nonresidential uses in close proximity, this is more
evident on the west side of North Central Expressway [West Zone in PD No0.305]. The
applicant’s request complies with this goal as the proposed development could serve as
a catalyst to promote similar growth on the east side of the district.

TRANSPORTATION ELEMENT
GOAL 4.2 PROMOTE A VARIETY OF TRANSPORTATION OPTIONS
Policy 4.2.1 Support expansion of Dallas’ public transit system.

forwardDallas! encourages to proactively apply zoning tools around transit centers and
multi-modal corridors to encourage transit oriented development at a variety of densities
in a manner that is sensitive to the character of adjoining neighborhoods. The plan also
recommends using economic incentives to encourage transit-oriented development
catalyst projects. The applicant’s request is consistent with this goal and policy as it is
foreseen as a development that will promote redevelopment on the east side of North
Central Expressway, the East Mixed-Use Subzone in PD No. 305.

Land Use Area Plan.
THE 360 PLAN.
The 360 Plan is a strategic document that sets a clear, cohesive vision for Downtown

Dallas and its surrounding neighborhoods, guiding the City Center to continued, long-
term success.The Downtown area has seen significant and rapid growth and has
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achieved many of the action items identified in the 2011 plan. Adopted by City Council in
2017, this area plan is an update to the 2011’s Downtown Dallas 360.

The 360 Plan provides a framework for a complete and connected City Center that
provides enhanced opportunities for living, employment, education and open space. The
plan defines The Urban Fabric in which identifies a series of diverse and vibrant
neighborhoods within the City Center.

Although Downtown Dallas is commonly referred to as the area within the freeway loop,
this broader perspective of the entire City Center is necessary to focus on the
complementary role each neighborhood has in the overall success and vibrancy of our
center city.

The area of request is located within the northernmost boundary of the East Dallas
neighborhood; however, the area plan does not address any specific policies or strategies
for this particular area [Cityplace]. The 360 Plan indicates that while new development,
creates an eclectic environment, it must also respect the historic significance found
throughout East Dallas.

Land Use Compatibility:

The approximate 10.59-acre area of request is zoned Subdistrict E2 within the East
Mixed-Use subzone of Planned Development District No. 305. The site is developed with
three one-story buildings and an 11-story building that are currently vacant but that
according to Building Inspections’ records, previously contained a data center and office
uses.

Located to the north of the site is a large tract of land zoned Planned Development District
No. 889 that is currently undeveloped. Personal service, office uses and a public school
are found to the east; a medium-density mixed-use project containing retail, personal
service and a multifamily use is to the southeast. Located to the south, across North
Haskell Avenue, is an office use [Cityplace tower]. Uses across North Central Expressway
include multifamily uses to the northwest and to the west and office use to the southwest.

The applicant proposes to demolish all the existing structures on site and redevelop it
with a high-density mixed-use project containing office, multifamily, hotel and retail uses.
To accommodate the high-density development, the applicant proposes to modify the
current regulations governing development in Subdistrict E2.

With regard to the land use regulations, the applicant proposes to allow hotel use by right
as part of a mixed use development in Subdistrict E2. The development code currently
establishes that a hotel use with 60 or less guest rooms requires a Specific Use Permit.
The applicant proposes to allow for flexibility for the development of a hotel use in
conjunction with a multifamily use.
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Additionally, the applicant proposes to allow in Subdistrict E2 only, vehicle display sales
and service use [limited it to inside display and sales only]; and a gourmet marketplace
usel.

Staff supports the amendments to the use regulations as they are not foreseen to have a
negative impact on the surrounded areas

Development Standards:

The applicant’s request includes modifications to the front yard regulations, density
[residential floor area ratio], maximum height and floor area ratio [for non-residential
uses]. The applicant proposes to provide additional urban design standards and structure
facade standards including blank wall requirement, sidewalk requirements and open
space.

However, considering that the proposed increases in development rights are significant;
and that the recently adopted state law [HB No. 2439] prohibits a governmental entity to
enforce an ordinance that regulates the use of building materials, staff requested the
applicant to propose an additional public benefit to substantiate the request of increased
development rights.

Since residential uses are currently allowed, and will be part of the proposed mixed-use
development, staff encouraged the applicant to consider offering a minimum amount of
mixed-income housing in order to achieve development right bonuses.

The applicant proposes to increase the base floor area ratio [FAR] for non-residential
uses of from 2.5 to 4.5; and proposes increasing it to 5.5 if the development includes a
residential use with a minimum FAR of 0.5. No increase in the non-residential FAR is
being proposed for providing mixed-income housing.

For residential uses, the applicant proposes to maintain a base FAR of 1.5 and proposes
increasing it to 2.0 if the development includes a non-residential use with a minimum FAR
of 0.5; or increase it to 3.0 if a minimum of 10 percent of the units above the 1.5 FAR are
available to households earning between 80 and 100 percent of the area median family
income (AMFI) for the Dallas TX HUD Metro FMR Area.

With regard to the maximum allowable height, the applicant proposes to maintain 270
feet as the maximum base height, but to allow for a single building of 535 feet, limiting its
lot coverage for the portion over 270 feet to eight percent of the Subdistrict E2 lot area;
and allowing other buildings to reach 385 feet limiting the cumulative maximum lot
coverage for all buildings above 270 feet to 25 percent of the Subdistrict E2 lot area. The
applicant does not propose providing any mixed-income housing in exchange for
maximum height bonuses.

1 Gourmet Marketplace is being defined as a facility that offers prepared meals, catered meals, and retail
grocery items that may include the sale of alcoholic beverages for consumption on-premise or off-premise.
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Staff consulted with the Department of Housing and Neighborhood Revitalization who
indicated that the City needs additional residential developments especially adjacent to
jobs and transit. Given the proximity of the area of request to the Cityplace DART rall
station and the Uptown area, staff should support and encourage an increase in density.
However, the staff's recommended bonus system providing mixed-income housing,
varies considerably from that proposed by the applicant.

Aware of the catalyst potential of the proposed development and considering the current
development rights other subdistrict within the West Mixed Use Subzone already have,
staff recommends the following:

Increasing the existing FAR for non-residential uses from 2.5 to a base of 4.0, allowing it
to increase to 4.5 if the development includes a residential use with a minimum FAR of
0.5. Staff also recommends that the non-residential FAR may be increased to 5.5 if the
development includes a residential use providing a minimum of five percent of units
available to households earning between 51 and 60 percent of the AMFI for the Dallas
TX HUD Metro FMR Area.

Staff also recommends that in order to increase the maximum residential FAR, from the
existing 1.5 to 2.5, the development must include a residential use providing a minimum
of five percent of the units available to households earning between 51 and 60 percent of
the AMFI for the Dallas TX HUD Metro FMR Area; and a minimum of five percent of the
units available to households earning between 61 and 80 percent of the AMFI for the
Dallas TX HUD Metro FMR Area.

With staff’'s recommendation, and after applying all the bonuses, the maximum non-
residential FAR for the subdistrict would be 5.5:1, and the maximum residential FAR
would be 2.5:1. Because the PD regulations do not establish a maximum overall FAR for
all uses combined for any of the subdistricts, the maximum FAR for all uses combined in
Subdistrict E2 would be 8.0:1. While there is only a slight difference between the
maximum overall FAR of 8.5:1 requested by the applicant, and the one recommended by
staff, the bonus schema varies significantly.

Lastly, staff's recommendation includes maintaining the existing 270 feet as the maximum
base height but allowing a maximum height for a single building of 400 feet, located no
less than 250 feet from the Subdistrict E2 property boundary that abuts Subdistrict E1,
and limiting its lot coverage for the portion over 270 feet to eight percent of the Subdistrict
E2 lot area. These proposed maximum heights may be increased by 50 feet [for maximum
heights of 320 and 450 feet] if the development includes a residential use providing a
minimum of five percent of the units available to households earning between 51 and 60
percent of the AMFI for the Dallas TX HUD Metro FMR Area; a minimum of five percent
of the units available to households earning between 61 and 80 percent of the AMFI for
the Dallas TX HUD Metro FMR Area; and a minimum of five percent of the units are
available to households earning between 81 and 100 percent of the AMFI for the Dallas
TX HUD Metro FMR Area.

The table below shows a comparison between the existing development standards
regulating Subdistrict E2, the applicant’s request and staff's recommendation.
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SETBACKS Density . Non-res. Lot
DISTRICT - P (Res. FAR) Height FAR Coverage PRIMARY Uses
Existing: aé'oac\;\:ehnetr;o Office, retail & pers.
PD No. 305, 15' reé Other 1.5 270 2.5 80% serv.; lodging
Subdist. E2 R residential
no min.
Office, retail & pers.
15’ along _ , | Base =4.5; o X
Proposed: Haskell Ave., 2.0 when Base=1.5 Base,— 270 5.5if min Serv., Iodglng.
, adjacent to 535’ for a residential + vehicle
Amended 5’ along Peak MIH Bonus res FAR of 80%. ;
. res. Other, _ max of 1 display, sales and
Subdist. E2 St. and N. . =3.0 , 0.5 .
no min. bldg. & 385 service, gourmet
Central Expy
marketplace
15’ along
Haskell Base = 270’ Base. - 4.'0; Office, retail & pers.
Ave.and N. 20 when 400’ for a 4.5 if min serv.; lodgin
Staff’s Rec: | Central Expy. adiacent to Base=1.5 max of 1 res FAR of residen’;ilal +g\]/ei?icle
Amended 10’ along reé Other MIH Bonus bid 0.5; 80% display. sales and
Subdist. E2 | Peak St. - ther, =25 9 | MIH bonus play,
no min. MIH bonus= -55 service, gourmet
450’ & 320’ e marketplace
Urban form
Setback

Parking:

The applicant’s request includes amending the parking regulations in Subdistrict E2 to
provide for reduced parking ratios for office, retail and personal service and hotel uses; and
to provide for a Mixed-Use Development (MUD) parking chart applicable to the subdistrict.

In general, the purpose of mixed-use development parking charts is to allow parking to be
shared amongst uses that have peak demands at different time periods.The purpose of
providing a separate MUD parking chart for Subdistrict E2, is to allow for the adjustments
by time of day to be applied to the proposed parking ratios for multifamily units, office uses,
retail and personal service uses, and bar and restaurant uses which are different from the
ratios established for other subdistricts in the district.

The Engineering Division requested a parking analysis to support this part of the request.
While the information provided by the applicant did not provide verifiable data necessary to
justify the proposed ratios, and while predicting the parking needs for such large
development can be challenging, staff is in support of the proposed parking ratios because
of the proximity of the site to the DART rail station and because of the nature of the proposed
development that will include a mix of uses with complimentary parking demands.

A provision proposed by the applicant that staff does not support relates to allowing
additional parking reductions found in Section 51A-4.310 to be used in combination with the
already reduced parking ratios, and the reduction options found in PD No. 305. While staff
understands that overparking can be foreseen as a problem, the applicant’s request could
potentially allow for parking requirements far below any current requirement allowed in the
city other than downtown.
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Market Value Analysis:

Market Value Analysis (MVA), is a tool to aid residents and policy-makers in understanding
the elements of their local residential real estate markets. It is an objective, data-driven tool
built on local administrative data and validated with local experts. The analysis was
prepared for the City of Dallas by The Reinvestment Fund. Public officials and private
actors can use the MVA to more precisely target intervention strategies in weak markets
and support sustainable growth in stronger markets. The MVA identifies nine market types
(A through I) on a spectrum of residential market strength or weakness. As illustrated in the
attached MVA map, the colors range from purple representing the strongest markets to
orange, representing the weakest markets. Site is not within an identifiable MVA Category;
however, it is in proximity to an “E” MVA Cluster to the east. Properties to the west, across
North Central Expressway are within a “D” MVA Cluster.

Landscaping:

Except for the items noted below, landscaping will be provided in accordance with the
current regulations in PD No. 305 applicable to Subdistrict E2.

e Increase of non-permeable coverage for internal driveways or sidewalks will not
trigger the landscaping requirements. Landscaping requirements will be triggered by
any increase of floor area by more than 200 square feet.

e Landscape plan may be submitted in phases.

e Exception to the tree planting zone requirement due to conflicts with any proposed
deceleration lanes.

e Exclude visibility triangles and ingress/egress drives from lot frontage calculation for
purposes of number and location of required trees.

e Enhanced sidewalk widths.

The Chief Arborist review the proposed amendments and is in support of the applicant’s
request.
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CPC Action
September 19, 2019-DRAFT MINUTES

Motion: It was moved to recommend approval of an amendment to Subdistrict
E2 within Planned Development District No. 305, Cityplace, subject to a revised
Planned Development District No. 305 Conceptual Plan, revised Subdistrict E2
Conceptual Plan, Subdistrict E2 Mixed-use development (MUD) parking chart,
and applicant's conditions with the following changes: accept staff's
recommendations for Section 51P-305.108(b)(1),(2), and (3); Section 51P-
305.108(c)(2), and Section 51P-305.113(c)(1) on the northeast corner of North
Central Expressway and Haskell Avenue.

Maker:  Schulte
Second: Housewright
Result: Carried: 10to O

For: 10 - MacGregor, Schulte, Johnson, Shidid, Carpenter,
Brinson, Housewright, Schultz, Murphy, Ridley
Against: 1-Jung
Absent: 2 - Criss, Tarpley
Vacancy: 2 - District 8, District 12
Notices: Area: 500 Mailed: 25
Replies:  For: 5 Against: 0O

Speakers: For: Artemio De La Vega, 3140 Harvard Ave., TX, 75205
Evan Beattie, 80 Vanguard Way, Dallas, TX, 75243
Barry Hand, 5005 Greenville Ave., Dallas, TX, 75206
Felipe Castillo, 7303 Campbell Rd., Dallas, TX, 75248
Rob Baldwin, 3904 Elm St., 75226
Jonas Park, 4331 & 4333 Belmont Ave., Dallas, TX, 75204
Andrew Astmann, 4523 Belmont Ave., Dallas, TX, 75204
Katie Edgar, 4514 Cole Ave., Dallas, TX, 75205
Suzan Kedron, 2323 Ross Ave., Dallas, TX, 75201
Taylor Boyd, 10210 N. Central Expy., Dallas, TX, 75231
Scott Johnson, 13455 Noel Dr., Dallas, TX, 75240

Against: None
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List of Officers

Urban Smart Growth GP, LP
Urban Smart Growth GP, LLC
Dallas West Hills, LLC

e Artemio de La Vega Sole Manager
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CPC RECOMMENDED
AMENDMENTS

ARTICLE 305.
PD 305.

Cityplace

SEC. 51P-305.101. LEGISLATIVE HISTORY.

PD 305 was established by Ordinance No. 20546, passed by the Dallas City Council on January 10, 1990.
Ordinance No. 20546 amended Chapters 51 and 51A of the Dallas City Code, as amended. Subsequently,
Ordinance No. 20546 was amended by Ordinance No. 21479, passed by the Dallas City Council on
November 11, 1992; Ordinance No. 21508, passed by the Dallas City Council on December 9, 1992;
Ordinance No. 22687, passed by the Dallas City Council on February 28, 1996; Ordinance No. 23572, passed
by the Dallas City Council on June 24, 1998; Ordinance No. 23905, passed by the Dallas City Council on
June 9, 1999; and Ordinance No. 24102, passed by the Dallas City Council on November 10, 1999. (Ord.
Nos. 10962; 19455; 20546; 21479; 21508; 22687; 23572; 23905; 24102; 24826)

SEC. 51P-305.102. PROPERTY LOCATION AND SIZE.

PD 305 is established on property generally located on both sides of North Central Expressway between the
area south of Carroll Avenue on the north and Thomas Avenue on the south. The size of PD 305 is
approximately 168.83 acres. (Ord. Nos. 23905; 24826; 24830; 24896; 29019; 30306)

SEC. 51P-305.103. DEFINITIONS AND INTERPRETATIONS.

(@) Unless otherwise stated, the definitions contained in Chapter 51A apply to this article. In
the event of a conflict, this section controls. Unless the context clearly indicates otherwise, in this article:

@ BAR AND RESTAURANT USES means the following uses defined in Section
51A-4.210:

(A) Bar, lounge, or tavern.
(B) Restaurant without drive-in or drive-through service.
© Restaurant with drive-in or drive-through service.
(1.1) DATA CENTER means a facility whose primary service is data processing and is used
to house computer systems and associated components, such as telecommunications and storage systems,

including but not limited to web hosting organizations and internet service organizations.

(2) DIR means "development impact review." (See Division 51A-4.800 in the Dallas
Development Code.)

3 DIRECTOR means the director or the director's authorized representative.
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(@) FAR means floor area ratio. (Note: A 1:1 FAR is stated as "1.0"; 2:1 is stated as ""2.0";
2.5:1 is stated as "2.5"; etc.)

(5) FENCE means a structure or hedgerow that provides a physical barrier, including
a fence gate.

(6) GARBAGE STORAGE AREA means a place outdoors where a container, such as
a dumpster or a grease collector, for the deposit of garbage and other waste is regularly kept.

(6.1) GOURMET MARKETPLACE means a facility that offers
prepared meals, catered meals, and retail grocery items that may include the sale of alcoholic beverages for
consumption on-premise or off-premise. Gourmet marketplace is a retail and personal service use.

(7) LANDSCAPE ARCHITECT means a person licensed to use the title of
"landscape architect"” in the state of Texas pursuant to state law.

(8) LIF DWELLING UNIT means "lower income family dwelling unit" as
definedin Section 51P-305.120 of this article.

9 NONPERMEABLE COVERAGE means any coverage that is not permeable
pavement as defined in this section.

(10) NONRESIDENTIAL FAR means the ratio of the combined floor areas of all
nonresidential uses on a lot to the lot area.

(11) NONRESIDENTIAL USE means any use not listed in Section 51A-4.2009.

(12) OAK LAWN ORDINANCE means Ordinance No. 21416, passed by the
Dallas City Council on September 9, 1992, including any amendments thereto.

(13) OFFICE USES means the following uses defined in Section 51A-4.207:
(A) Financial institution without drive-in window.
(B) Financial institution with drive-in window.
© Office.
(14)  OWNER means the owner or owners, from time to time, of property in this district.

(15) PARAGRAPH means the first division of a subsection. Paragraphs are
designated by arabic numerals in parentheses, e.g. "(1)".

(16) PARKWAY means the portion of a street right-of-way between the projected
street curb and the front lot line.

a7 PD 183 means the planned development district established by Ordinance No.
18578, passed by the Dallas City Council on February 6, 1985, as amended. (Commonly known as
"Cityplace Center.")

(18)  PD 193 means the Oak Lawn Special Purpose District established by the Oak Lawn
Ordinance.
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(19)  PD 375 means Planned Development District No. 375, approved by the Dallas
City Council on November 11, 1992.

(20) PERMEABLE PAVEMENT means a paving material that permits water
penetration to a soil depth of 18 inches or more. Examples of permeable pavement are:

(A) nonporous surface materials poured or laid in sections not exceeding one
square foot in area and collectively comprising less than two-thirds of the total surface area; and

(B) loosely laid materials such as crushed stone or gravel.

(21) PERMITTED BY RIGHT means that the use is allowed and no specific use permit
is required.

(22) PROJECTED STREET CURB means the future location of the street curb
consistent with the city thoroughfare plan as determined by the director of public works and transportation.

(23) RESIDENTIAL ADJACENCY REVIEW ("RAR") means that, if the use is on
a lot that has a residential adjacency as defined herein, a site plan must be submitted and approved in
accordance with Section 51A-4.803. For purposes of this definition, a lot has a residential adjacency when:
(A) the lot is adjacent to or directly across:
(i a street 64 feet or less in width; or
(i) an alley;
from a single family, duplex, townhouse, or CH district; or

(B) an existing or proposed building or structure on the lot is within 330 feet
of a lot in a single family, duplex, townhouse, or CH district.

(24) RESIDENTIAL FAR means the ratio of the combined floor areas of all
residential uses on a lot to the lot area.

(25) RESIDENTIAL USES means the following uses defined in Section 51A-4.209:
(A) Duplex.
(B) Handicapped group dwelling unit.
© Multifamily.
(D) Retirement housing.
(E) Single family.

(26) RETAIL AND PERSONAL SERVICE USES means those uses defined in Section
51A-4.210.

(27)  SECTION means a section of this article or a section in Chapter 51A.
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(28)  SUBDISTRICT means one of the subdistricts in this district, or if used with
reference to PD 193, a subdistrict of PD 193 defined in the Oak Lawn Ordinance. The subzones in this
district contain several subdistricts.

(29) SUBPARAGRAPH means the first division of a paragraph. Subparagraphs are
designated by capital letters in parentheses, e.g. "(A)." A division of a subparagraph is also called a
subparagraph.

(30) SUBSECTION means the first division of a section. Subsections are designated
by lower case letters in parentheses, e.g. "(a)."

(31) SUBZONE means one of the subzones in this district.
(31.1) TRANSPARENCY means the total area of window and door opening filled with

glass, expressed as a percentage of the total facade area by story, except that structured parking transparency is
not required to be filled with glass.

(32) THIS DISTRICT means the entire planned development district created by
Ordinance No. 20546, as amended.

(33) VISITOR PARKING means off-street parking spaces provided for and
accessory to residential uses when such spaces are unassigned and available for use by visitors and
residents.

(b) Unless otherwise stated, all references to code sections in this article refer to sections in
Chapter 51A.

(© The interpretations in Chapter 51A, including Section 51A-2.101, "Interpretations,"
apply to this article.

(d) If there is an irreconcilable conflict between an exhibit referenced in this article and the
text of this article, the text of this article controls.

(e) The phrase "the main uses allowed in the ... [Subzone(s)] are the same as those allowed
in the ... [District or Subdistrict]" means that an SUP is required for a main use in the applicable subzone(s)
if an SUP is required for that use in the referenced district or subdistrict. As a general rule, DIR and RAR
do not apply to uses in this district. [See Section 51P-305.112, “Detailed Development Plan.”]

0] In the event that PD 193 ever ceases to exist, all references in this article to uses and

development standards in PD 193 shall mean those uses and development standards as they last were in
that district. (Ord. Nos. 21508; 24826; 24830; 29020)

SEC. 51P-305.103.1. EXHIBITS.
The following exhibits are incorporated into this article:
Q) Exhibit 305A: conceptualplan.

(2 Exhibit 305B: mixed use development parking chart.

3 Exhibit 305B-1: Subarea D-3 mixed use development parking chart.
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(3.1)  Exhibit 305B-2: Subarea E2 mixed use development parking chart.

(@) Exhibit 305C: development plan.

(5) Exhibit 305D: detailed development plan.
(6) Exhibit 305E-1: phasing of development.
(7) Exhibit 305E-2: street improvements.

(8) Exhibit 305E-3: traffic signal improvements.
9) Exhibit 305F: landscape plan.

(10)  Exhibit 305G: landscape master plan.

(11)  Exhibit 305H: development/landscape plan.
(12)  Exhibit 3051: detailed development plan.
(13)  Exhibit 305J; landscape development plan.
(14)  Exhibit 305K: conceptual plan.

(15)  Exhibit 305L: structure height plan. (Ord. 29693)
(16) Exhibit 305M: Conceptual plan for E2.

SEC. 51P-305.104. ZONING CLASSIFICATION CHANGE.

Chapters 51 and 51A are amended by changing the zoning classification on the property described in
Exhibit A of Ordinance No. 23905 to Planned Development District No. 305, as amended, to be known
as "Cityplace." (Ord. Nos. 21508; 23905; 24826)

SEC. 51P-305.105. PURPOSE.

@ Maximum densities are established in this article to ensure that development is
compatible with the densities of the surrounding neighborhood and is adequately served by the
infrastructure existing or proposed in this article. It is the opinion of the city council that the maximum
densities and dwelling unit regulations established in this article are appropriate, and that future
applications having the overall effect of increasing those maximums should be denied in the absence of
changed conditions. It is the responsibility of prospective purchasers of property in this district to evaluate
approved detailed development plans or other sources of information in order to determine the number
of dwelling units still available for development.

(b) Provisions for lower income family housing are included in this article to address
destruction of lower income family housing within this district that may result from the new development
authorized by this article, and to assure a mixture of housing types. Empirical studies conducted by the
department of housing and neighborhood services and the department of planning and development
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demonstrate the following:

(1) There is a shortage of approximately 45,000 very-low income family dwelling
units in the city.

2 In 1980, there were approximately 240 very-low and lower income family
dwelling units located within the boundaries of this district.

3 These units have been or are planned to be demolished if the development
authorized in this district is approved.

(@) Replacement of 200 of these units would impose only a minimal burden on the
owners of the property in this district, in view of the fact that a total of over 5,700 dwelling units are
permitted in this district.

(5) Provision of lower income family dwelling units in this district will enhance the
mix of housing, create a market for lower income family residents, and benefit office and retail
development in this district by allowing lower income workers to reside near the jobs created for them
in this district. (Ord. Nos. 21508; 24826; 26102)

SEC. 51P-305.106. CREATION OF SEPARATE ZONES,
SUBZONES, SUBDISTRICTS, AND SUBAREAS.

@ In general. This district is divided into a series of separate zones, subzones, subdistricts,
and subareas as described in this section. The boundaries of all zones, subzones, subdistricts, and
subareas are shown on the map comprising Exhibit 305A.

(b) Zones. The largest subdivided areas in this district are the "zones." There are two zones:
the West Zone and the East Zone (consisting of Tracts A and B, respectively, as described in Exhibit A
of Ordinance Nos. 24896 and 24830, respectively).

(© Subzones.

(1) The West Zone is dividedinto two "subzones": the West Residential Subzone
and the West Mixed Use Subzone.

(2 The East Zone is divided into two "subzones": the East Residential Subzone
and the East Mixed Use Subzone.

(d) Subdistricts.
@ The West Residential Subzone is divided into three subdistricts: A, B, and B1.
(2 The West Mixed Use Subzone is divided into two subdistricts: C and D.
3 The East Residential Subzone is divided into two subdistricts: I and J.
(@) The East Mixed Use Subzone is divided into six subdistricts: E, E1, E2, F, G,

H,
and H1.
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(e)  Subareas.
@ Subdistrict D is divided into five subareas: Subareas D-1, D-2, D-3, D-4, and D-5.
(2 Subdistrict J is divided into three subareas: Subareas J-1, J-2, and J-3.
3 Subdistrict C contains one subarea: Subarea C-1. (Ord. Nos. 23905; 24826;
24830; 24896; 26078; 27077; 29020)
SEC. 51P-305.107. USE REGULATIONS.

@) Residential subzones.

@ West Residential Subzone. Except as otherwise provided in Paragraph (3), the
main uses allowed in the West Residential Subzone are the same as those allowed in the MF-2 Subdistrict
of PD 193.

2 East Residential Subzone.

(A) Except as otherwise provided in Subparagraph (B) and Paragraph (3),
the main uses allowed in Subdistrict | of the East Residential Subzone are the same as those allowed in the
MF- 3(A) Multifamily District, and the main uses permitted in Subdistrict J of the East Residential
Subzone are the same as those allowed in the MF-2(A) Multifamily District.

(B) The following uses are prohibited in the East Residential Subzone:

-- Accessory private stable.

- Cemetery or mausoleum.

-- College dormitory, fraternity, or sorority house.
-- Commercial parking lot or garage.

-- Country club with private membership.

-- Crop production.

- Foster home.

- Group residential facility.

-- Hospital.

3 Uses permitted by right. Notwithstanding Paragraphs (1) and (2), the following
main and accessory uses are permitted by right in the West and East Residential Subzones:

-- Institution for special education (including the school for
the visually impaired located on Office Parkway).

-- Public or private school.

-- Public park, playground, or golf course.

-- Retirement housing.

-- Private street or alley. [Must be shown on an approved
development plan and comply with city design specifications.]
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(b) Mixed use subzones.

@ In general.

(A) Except as otherwise provided in this subsection, the main uses allowed
in the West and East Mixed Use Subzones are the same as those allowed in the city's MU-3 Mixed Use

District.

(B) Except as otherwise provided in this paragraph, the following main
uses are prohibited in the West and East Mixed Use Subzones:

Cemetery or mausoleum.

Except in Subdistrict D, commercial parking lot or garage. [The
commercial parking lot or garage use is permitted in Subdistrict
D, subject to the same conditions applicable in the MU-3 Mixed
Use District.]

Crop production.

Foster home.

General merchandise or food store 100,000 square feet or more.
[Prohibited in Subarea D-3 and E2 only.]

Group residential facility.

Heliport.

Mortuary, funeral home, or commercial wedding chapel.

Pawn shop.

Swap or buy shop.

Tool or equipment rental.

© Notwithstanding Subparagraphs (A) and (B), the following main uses
are permitted by right in the West and East Mixed Use Subzones:

Institution for special education.

Job or lithographic printing.

Public park, playground, or golf course.

Required parking for PD 183.

In Subdistrict D, required parking for PD 375.

Outside commercial amusement.

Mechanical plant.

Data center [Permitted in Subdistrict E2 only.]

Vehicular display, sales, and service. [Permitted in Subdistrict

E2 only. Limited to inside display and sales only. Vehicular

display may be within a parking structure.]
Gourmet marketplace. [Permitted in Subdistrict E2 only.]

Hotel. [Permitted by right as part of a mixed use development in

Subdistrict E2 only.]

(2 Provisions of special applicability.

(A) In the West Mixed Use Subzone, the "financial institution with drive-in
window" and "'restaurant with drive-in or drive-through service™ uses are permitted by specific use permit

only.
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(B) In the East Mixed Use Subzone, residential adjacency review ("RAR")
is required before the issuance of a building permit for the "financial institution with drive-in window"
and "restaurant with drive-in or drive-through service" uses.

(c) Nonconforming uses.

(1)  Nonconforming uses in this district are not subject to amortization by the board of
adjustment.

2 The right to operate a nonconforming use terminates if the use is discontinued
for six months or more. When the owner is actively attempting to lease the building, the use shall not be
considered discontinued unless it remains vacant for two years or more.

3 Except as otherwise provided in this subsection, Section 51A-4.704 applies to
all nonconforming uses in this district. (Ord. Nos. 23905; 24826; 24830; 29020; 29693)

SEC. 51P-305.108. YARD, LOT, AND SPACE REGULATIONS.

@) Minimum setbacks.

(1) West Mixed Use Subzone.

(A) Except as otherwise provided in this paragraph, the minimum front,
side, and rear yard setbacks in the West Mixed Use Subzone are 10 feet.

(B) In Subdistrict D, the minimum setback from any portion of a corner clip
is six feet. In no event may a structure be located in a visibility triangle. See Section 51A-4.602.

© Except as further restricted in Subparagraph (B) of this paragraph, the
minimum setback along McKinney Avenue for Subarea D-4 is three feet.

(D) Except as provided in Subparagraph (E), if a building in the West Mixed
Use Subzone fronts on McKinney Avenue south of Haskell Avenue, off-street parking is prohibited
within 30 feet of the front lot line between grade and 12 feet above grade.

(E) In Subarea C-1, the minimum setbacks for a public school other than an
open enrollment charter school are as shown on the development/landscape plan for Subarea C-1 (Exhibit
305H). Required off-street parking is allowed within 30 feet of McKinney Avenue for a public school other
than an open enrollment charter school in Subarea C-1.

(F Subarea D-3.

(i) Balconies, porte cocheres, awnings, canopies, signs, and
entryways affixed to a building or part of a foundation may be located in the required front yard and must
have a minimum height clearance of eight feet above a sidewalk.

(i) Subject to the minimum unobstructed sidewalk regulations in
Section 51P-305.117(g)(2)(B), cantilevered roof eaves and bay windows may project a maximum of five
feet into the required front yard,
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(iii) If a chimney does not exceed 12 square feet in area, and
complies with unobstructed sidewalk the minimum unobstructed sidewalk regulations in Section 51P-
305.117(g)(2)(B), a chimney may project a maximum of two feet into the required frontyard,

(iv) Subject to the minimum unobstructed sidewalk regulations in
Section 51P-305.117(g)(2)(B), planting areas, outdoor eating areas, patio/outdoor retail display areas
with canopies, steps, handrails a maximum of four feet in height, retaining walls with maximum of four
feet in height, and planter walls with a maximum of four feet in height are allowed in the required front
yard.

(V) Ordinary projections of window sills, belt courses, cornices,
and other architectural features may project a maximum of 12 inches into the required front yard.

2 West Residential Subzone.

(A) The minimum front, side, and rear yard setbacks in the West Residential
Subzone are the same as those in the MF-2(A) Multifamily District, except as noted in Section 51P-
305.108(a)(2)(A) and Section 51P-305.108(a)(2)(B). A minimum side or rear yard setback for garages
with automatic garage door opener(s) is permitted.

(B) In Subdistrict A of the West Residential Subzone, the minimum front

yard setback is two feet from the street easement along Blackburn Street. There is no minimum front yard
setback along the private access easement.

© In Subdistrict A of the West Residential Subzone, the minimum side
and rear yard setback is five feet.

3 East Mixed Use Subzone.

(A) Except as provided in this paragraph, the minimum front, side, and rear
yard setbacks in the East Mixed Use Subzone are the same as those in the MU-3 Mixed Use District.

(B) A minimum side or rear yard setback for garages with automatic garage
door opener(s) is permitted.

© In Subdistrict E1, the minimum front yard setback on Haskell Avenue
is 15 feet, the minimum front yard setback on Peak Street and Capitol Avenue is 10 feet, and the minimum
side and rear yard setback along the perimeter of the subdistrict is 10 feet. No setbacks are required between
lots within Subdistrict E1.

CPC recommendation

(D) In Subdistrict E2, minimum front yard setback is 15 feet on Haskell
Avenue. Minimum front yard setback is five feet on Peak Street and North Central Expressway Service
Road. No minimum side and rear yard. For the purposes of setbacks, Subdistrict E2 is considered one lot.

Staff recommendation:

(D) In Subdistrict E2, minimum front yard setback is 15 feet along North
Haskell Avenue and North Central Expressway; and ten feet along North Peak Street. Urban form setback
per Section 51A-4.125(f)(4)(A)(ii) applies.
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(@) East Residential Subzone. The front, side, and rear yard setbacks in Subdistrict
| of the East Residential Subzone are the same as those in the MF-3(A) Multifamily District. The front,
side, and rear yard setbacks in Subdistrict J of the East Residential Subzone are the same as those in the
MF- 2(A) Multifamily District. A minimum side or rear yard setback for garages with automatic garage
door opener(s) is permitted.

(b) Non-residential density.

(1) The maximum FAR for each building site varies depending on which subdistrict
the site isin. The column entitled “FAR” shows the maximum FAR for non-residential uses. The maximum
FAR shown in the chart below may be further limited by the phasing requirements of Section 51P-305.113.
The FAR’s for a Mixed Use Subdistrict, as shown on Exhibit 305A, are pursuant to Section 51A-4.125
of Chapter 51A.-In Subdistrict E2, the subdistrict is treated as one lot for the calculation of floor area
ratio.

MAXIMUM NONRESIDENTIAL FAR’S IN THE MIXED USE SUBZONES.

SUBDISTRICT/SUBAREA FAR
C 15
D-1 2.83*
D-2 4.0
D-3 4.0
D-4 2.5
D-5 2.5
E 2.5
El 2.0
CPC recommendation
| E2 2540
Applicant’s request
‘ E2 4.5
F 1.2
G 1.2
H 1.6
H1 1.2

*Any area of Subarea D-1 dedicated for street purposes shall be included as lot area in order to calculate the maximum
nonresidential FAR of Subarea D-1.

CPC recommendation:

(2) In Subdistrict E2, maximum nonresidential FAR may be increased to 4.5
if development includes a residential use with a minimum FAR of 0.5.

(3) In Subdistrict E2, when the development includes a residential use that
complies with Paragraph (2) and with Section 51P-305.120.1 maximum nonresidential FAR may be
increased to 5.5 if a minimum of five percent of the units are reserved dwelling units as defined in Section
51A 4.1100, and are available to households earning between 51 percent and 60 percent of the area median
family income (AMFI) for the Dallas TX HUD Metro FMR Area.
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Applican#’s request:

(2) In Subdistrict E2, maximum nonresidential FAR may be increased to 5.5
if development includes a residential use with a minimum FAR of 0.5.

(c) Residential density in mixed use subzones.

@ West Mixed Use Subzone. Except as provided in Paragraph (3), the maximum
residential density permitted in the West Mixed Use Subzones is:

(A) 1.5 FAR for Subdistrict C;

(B) 2.83* FAR for Subarea D-1;

© 4.0 FAR for Subareas D-2 and D-3; and
(D) 2.5 FAR for Subareas D-4 and D-5.

*Any area of Subarea D-1 dedicated for street purposes shall be included as lot area in order to calculate
the maximum residential FAR of Subarea D-1.

CPC recommendation:

2 East Mixed Use Subzone. Except as provided in this Paragraph and in Paragraph
(3), the maximum residential density permitted in the Subdistricts is 1.5 FAR for Subdistricts E and E2;
1.75 FAR for Subdistrict E1; 1.5 FAR for subdistricts F and G; and 1.5 FAR for Subdistricts H and H1. In
Subdistrict E2, when development includes a residential use that complies with section 51P-305.120.1,
maximum residential FAR may be increased to 2.5 if a minimum of five percent of the units are reserved
dwelling units as defined in Section 51A-4.1100, and are available to households earning between 51
percent and 60 percent of the area median family income (AMFI) for the Dallas TX HUD Metro FMR
Area; and a minimum of five percent of the units are reserved dwelling units as defined in Section 51A -
4.1100, and are available to households earning between 61 and 80 percent of the area median family
income (AMFI) for the Dallas TX HUD Metro FMR Area.

Applicant’s request

2 East Mixed Use Subzone. Except as provided here and in Paragraph (3), the
maximum residential density permitted in the Subdistricts is 1.5 FAR for Subdistrict E ard-E2; 1.75 FAR
for Subdistrict E1; 1.5 FAR for Subdistricts F and G; and 1.5 FAR for Subdistricts H and H1.

(A) In Subdistrict E2, maximum residential density is 1.5, except residential
FAR may be increased to:

0] 2.0 if development includes a non-residential use with a minimum

FAR of 0.5, or

(ii) 3.0 if the portion of density above 1.5 residential FAR complies
with Section 51P-305.120.1 and if a minimum of 10 percent of the units are reserved dwelling units as
defined in Section 51A-4.1100, and are available to households earning between 80 percent and 100 percent
of the area median family income (AMEFI) for the Dallas TX HUD Metro FMR Area,

3 Phasing. The maximum residential density may be further limited by the phasing
requirements of Section 51P-305.113.
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(d) Amount and distribution of development in residential subzones/maximum residential

densities in residential subzones. The maximum number of dwelling units permitted per acre in the West

and East Residential Subzones is:

(1) 15 dwelling units per acre in Subdistrict A;

(2 54 dwelling units per acres in Subdistricts B and B1; and

3 54 dwelling units per acre in Subdistricts I and J.

(e) Maximum structure height.

(1) If any portion of a structure in this district is over 36 feet in height, that portion
may not be located above a residential proximity slope. Exception: Structures listed in Section 51A-
4.408(a)(2) may project through the slope to a height not to exceed the maximum structure height, or 12
feet above the slope, whichever is less. The maximum structure heights in Paragraph (2) are subject to
the height restrictions in this paragraph. For more information regarding the residential proximity slope
applicable to structures in this district, see Section 51P-305.109 of thisarticle.

2 The maximum structure heights in this district are as follows:

(A)
(B)
(©)
(D)

(E)

In Subdistrict A, 43 feet.
In Subdistrict B, 48 feet.
In Subdistrict B1, 60 feet.

In Subdistrict C, 90 feet.

In Subdistrict D,
(i for Subareas D-1, D-2, D-4, and D-5, 240 feet.

(i) for Subarea D-3, except as provided in this subparagraph,

maximum height must comply with the structure height plan (Exhibit 305L). The following may project
a maximum of 12 feet above the maximum structure height zones as shown on the structure height plan:

(aa)  Amateur communications tower.
(bb)  Chimney and vent stacks.

(cc)  Clerestory. (dd) Cooling tower.
(ee)  Elevator penthouse or bulkhead.
() Mechanical equipment room.
(gg)  Ornamental cupola or dome.

(hh)  Parapet wall, limited to a height of four feet.
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(i) Skylights.
aj) Tank designed to hold liquids.

(kk)  Visual screens which surround roof mounted mechanical
equipment.

(F In Subdistricts E-E2, and G, 270 feet.
(©)) In Subdistrict E1, 135 feet.

(H) In Subdistrict F, 180 feet.

0] In Subdistrict H, 180 feet.

) In Subdistrict H1, 60 feet.

(K) In Subdistrict I, 60 feet.

(L) In Subdistrict J, 36 feet.

CPC recommendation

(M) In Subdistrict E2, except as provided, maximum building height is 270 feet.

(i) A single building of 535 feet in height is permitted, limited to a maximum lot
coverage of eight percent of the area of Subdistrict E2. calculated by the portion of the building’s lot
coverage above 270 feet.

(ii) Maximum building height is 385 feet, limited to a cumulative maximum lot
coverage of 25 percent of the area of Subdistrict E2 for all buildings above 270 feet, calculated by the
portion of the building’s lot coverage above 270 feet. If a building is erected to a building height above
385 feet per paragraph (i), that lot coverage is not counted towards this paragraph.

(iii) No individual building structure may have a floor plate, on a single floor, of greater
than 45,000 square feet for the portion of a building above 270 feet in height.

(iv) No individual building structure may have a floor plate, on a
single floor, of greater than 79,000 square feet for the portion of a building below 270 feet in height.

(V) Subdistrict E2 is considered one lot for calculations in this section.
Parking structures are not counted towards any floor plate restriction or lot coverage restriction in this
section.

(vi) Mechanical equipment and ordinary height projections listed in Sec. 51A-
4.408(a)(2)(A) may extend up to 30 feet above the maximum structure height.
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Staff’s recommendation:

(M) In Subdistrict E2, except as provided, maximum height is 270 feet.

()] A maximum of one building may have a maximum height of 400 feet. Such
building must be located a minimum of 250 feet from the easternmost property line that abuts Subdistrict
E1 and may not have a floor plate greater than eight percent of the lot area of Subdistrict E2 for that portion
above 270 feet.

(ii) If development includes a residential use that complies with Section 51P-
305.120.1, maximum allowable heights may be increased by 50 feet if:

(aa) a minimum of five percent of the units are reserved dwelling units
as defined in Section 51A-4.1100, and are available to households earning between 51 percent and 60
percent of the area median family income (AMEFI) for the Dallas TX HUD Metro FMR Area .

(bb)  a minimum of five percent of the units are reserved dwelling units
as defined in Section 51A-4.1100, and are available to households earning between 61 percent and 80
percent of the area median family income (AMFI) for the Dallas TX HUD Metro FMR Area; and

(cc) a minimum of five percent of the units are reserved dwelling units
as defined in Section 51A-4.1100, and are available to households earning between 81 and 100 percent of
the area median family income (AMFI) for the Dallas TX HUD Metro FMR Area .

(iii) __ No individual building structure may have a floor plate, on a single floor, greater
than 45,000 square feet for the portion of a building above 270 feet in height.

(iv) No individual building structure may have a floor plate, on a single floor, of greater
than 79,000 square feet for the portion of a building below 270 feet in height.

(V) Ordinary projections above maximum height are allowed in
accordance with Section 51A-4.408(a)(2)(A).

(vi) Subdistrict E2 is considered on lot for calculations in this section.

0] Maximum lot coverage.

@ Except as provided in this paragraph, the maximum lot coverage for building
sites in the West and East Mixed Use Subzones is 80 percent. In Subdistrict D, the maximum lot coverage
for building sites is 90 percent. In Subarea C-1, the maximum lot coverage is 84 percent. In Subdistrict
E1, the maximum lot coverage for building sites is 85 percent.

(2 The maximum lot coverage for building sites in the West and East Residential
Subzones is 75 percent, except that in Subdistrict A of the West Residential Subzone the maximum lot
coverage is 50 percent.

3 Aboveground parking structures are included in lot coverage calculations;
surface parking lots and underground parking structures are not.

(o) Minimum lot size. The minimum lot size for single family residential lots in Subdistrict
A of the West Residential Subzone is 1,650 square feet.
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(h) Single family structure spacing. In Subdistrict A of the West Residential Subzone, a
minimum of five feet between each group of five single family structures must be provided by plat.

CPC recommendation:

(1 Stories in Subdistrict E2. In Subdistrict E2, maximum number of stories above grade is

40.

Staff’s recommendation:

0] Stories in Subdistrict E2. In Subdistrict E2, maximum number of stories above grade is

37

SEC. 51P-305.1009. RESIDENTIAL PROXIMITY SLOPE.
@) Definitions. In this section:

Q) PRIVATE PROPERTY means any property not dedicated to public use, except
that "private property" does not include the following:

(A) A private street or alley.
(B) Property on which a utility and public service use listed in Section

51A-
4.212 is being conducted as a main use.

© A railroad right-of-way.
(D) A cemetery or mausoleum.

2 RESTRICTED BUILDING OR STRUCTURE means the building or structure
whose height is restricted by a residential proximity slope.

3 SITE OF ORIGINATION means any private property in the city's MF-2(A)
Multifamily District, or in the MF-2 Multiple Family Subdistrict in PD 193, except that property within
the PD is not included as sites of origination.

(b) Residential proximity slope defined. The residential proximity slope is a plane projected
upward and outward from every site of origination as defined in Subsection (a). Specifically, the slope
is projected from the line formed by the intersection of:

Q) the vertical plane extending through the boundary line of the site of
origination;
and

(2 the grade of the restricted building or structure.
(©) Angle and extent of projection. The angle of the residential proximity slope is 45° (1 to

1 slope). The extent of projection terminates at a horizontal distance of 50 feet from the site of
origination.

(d) Calculation of height restrictions. The horizontal distances used to calculate the height
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restrictions imposed by the residential proximity slope may be determined by using the lot, block, and
right-
of-way dimensions as shown on the official plat or zoning maps of the city, or by scale measurement of the
distances on such official maps. All dimensions and methodology used in determining the distance
measurement are subject to the approval of the building official.

(e) Exceptions to the residential proximity slope. Subdistrict A of the West Residential
Subzone is exempt from the residential proximity slope requirement in conjunction with the approved
development plan. Termination of the approved development plan reinstates the residential proximity
slope as a requirement within Subdistrict A of the West Residential Subzone. (Ord. Nos. 24102; 24826)

SEC. 51P-305.110. OFF-STREET PARKING, OFF-STREET LOADING, AND
BICYCLE PARKING REQUIREMENTS.

(@) The following off-street parking, off-street loading, and bicycle parking requirements
apply in this district.

(1) Office uses. Except as provided in this subsection, the maximum off-street
parking requirement for an office use, as defined in this article, is one space for each 366 square feet of
floor area. In Subdistrict D, the standard minimum off-street parking requirement for an office use is one
space for each 366 square feet of floor area. In Subdistrict E2, the standard minimum off-street parking
requirement for an office use is one space for each 425 square feet of floor area.

2 Retail and personal service uses. Except as otherwise provided in this
subsection, the standard minimum off-street parking requirement for a retail and personal service use, as
defined in this article, is one space for each 200 square feet of floor area. In Subdistrict G of the East
Mixed Use Subzone, the standard minimum off-street parking requirement for retail uses is one space for
each 220 square feet of floor area. In Subdistrict E2, the standard minimum off-street parking
requirement for retail and personal service uses is one space for each 250 square feet of floor area.

3 Multifamily uses. The standard minimum off-street parking requirement for a
multifamily use is one space for each dwelling unit, which includes .25 space for each dwelling unit for
visitors. In Subdistrict E2, a minimum of one medium size loading space is required.

(@) Single family uses. The standard minimum off-street parking requirement for
each single family dwelling unit is two spaces for each dwelling unit. Additionally, in Subdistrict A of
the West Residential Subzone, eight unassigned off-street parking spaces must be provided as shown on
the development plan.

(4.1) Public school other than open enrollment charter school. For a public school other
than an open enrollment charter school in Subarea C-1, a minimum of 96 parking spaces must beprovided
within Subarea C-1 and Planned Development Subdistrict No. 65 within Planned Development District No.
193, in the location shown on Exhibit 305H.

(4.2) Data center. For a data center, one off-street parking space for each 2,000 square
feet of floor area is required.

(4.3) Hotel. For ahotel in Subdistrict E2, one parking space per hotel room is required.
(5) Off-street parking reduction options.
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(A) In general.

Q) A property owner may reduce the standard off-street parking
requirement for certain uses in this district by exercising one or more of the following reduction
options:

(aa)  Making a payment into the Cityplace Transit Fund in
accordance with Paragraph (5)(B) of this section.

(bb)  Filingan approved traffic management plan
(TMP) agreement in accordance with Paragraph (5)(C) of this section.

(cc)  Calculating an adjusted standard off-street
parking requirement for a mixed use development in accordance with Paragraph (5)(D) of thissection.

(i)  The reduction options in Paragraph (5)(A)(i) of this
section may be used in any combination subject to the restrictions in Paragraphs (5)(B), (5)(C), and (5)(D)
of this section.

CPC recommendation:

(iii) In Subdistrict E2, parking reductions in Section 51A-4.310 can
be used in combination with parking reductions in this section.

Staff’s recommendation:

used—n—combination—with—parking—reductions—in—this—seetion. [Staff does not support adding this

provision]

(B) Payment into Cityplace Transit Fund.

(1) In general. A property owner may reduce the standard off-street
parking requirement for an office-related or retail-related use up to 10 percent by making a payment into
a special city account, to be known as the Cityplace Transit Fund, for development and operation of a
shuttle transit system for this district. The amount of the payment required is calculated by taking 30
percent of the cost of constructing a parking garage space [See Subparagraph (B)(ii) below] and
multiplying that cost by the number of parking spaces that will not be required by reason of the payment.
In order for thereduction to be considered in cases involving work for which a permit is required, the
entire payment must be made to the building official before issuance of the permit. The city council may
transfer moneys from the Cityplace Transit Fund to the Cityplace Parking Fund provided for in Paragraph
(5)(C) of this section when, in the opinion of the council, such a transfer would be in the best interest of
thecity.

(i) Cost of constructing a parking garage space. Until January 2,
1993, the cost of constructing a parking garage space for purposes of this section is $6,774.65. OnJanuary
1, 1993, and on January 2 of each odd-numbered year thereafter, the director of planningand development
shall determine a new cost of constructing a parking garage space by using the following formula:

National Median Cost x 320 sqg. ft. x Dallas Cost Index Sq. Ft.

where National Median Cost/Sg.Ft. is the national median cost per square foot of a parking space in a
parking garage. Both the National Median Cost/Sq.Ft. and the Dallas Cost Index must be derived from the
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most recent issue of Building Construction Cost Data, published by the Robert Snow Means Company,
Inc., of Kingston, Massachusetts, unless another publication is designated by the director of planning and
development.

© Traffic management plan (TMP) agreement.

Q) In general. A property owner may reduce the standard off-street
parking requirement for an office or retail and personal service use up to 10 percent by entering into a
written traffic management plan (TMP) agreement for the implementation of traffic mitigation measures
to reduce the total number of vehicle trips and, thus, the need for a specified number of required off-
street parking spaces. The agreement must be approved by the director of public works and
transportation, approved as to form by the city attorney, and filed in the deed records of the county where
the property is
located. In order for the reduction to be considered in cases for which a permit is required, the agreement
must be signed, approved, and filed pursuant to this subsection before issuance of the permit.

(i) TMP agreement requisites. All TMP agreements must satisfy
the following minimum requirements:

(aa) The agreement must adequately set forth the name of the
owners of the property involved, the location of the property, and the number of off-street parking spaces
currently required for the property by this article.

(bb) The agreement must contain a detailed plan for the mitigation
of traffic. This plan must spell out the specific traffic mitigation measures proposed, e.g. car and van pooling,
bus pass subsidy, subscription transit, and bicycling programs.

(cc) The agreement must state the number and percentage of
required off-street parking spaces that should no longer be needed as a result of implementation of the plan.
All data and evidence relied on in reaching this conclusion must be attached to the agreement.

(dd) As part of the agreement, the property owner must commit
to achievement of the proposed vehicle trip reduction within two years of the date of issuance shown on a
certificate of occupancy for any buildings for which the parking is required. If the director of public works
and transportation determines that the property owner has failed to achieve the proposed vehicle trip
reduction at the end of the two-year period or at any time thereafter, the agreement must require the property
owner to make cash in lieu payments for any off-street parking spaces required under this article still needed
but not provided. The amount of the payment must be equal to two times the full cost of constructing a
parking garage space multiplied by the number of required parking spaces still needed but not provided.
The cost of a parking garage space for purposes of this subsection is that cost stated in or determined
pursuant to Paragraph (5)(B)(ii) of this section.

(ee) The agreement must require the property owner to make
periodic reports on the effectiveness of the proposed traffic management plan. All data and evidence relied
on in reaching conclusions or findings as to the effectiveness of the plan must be attached to thereports.

(ff) All payments in lieu of required parking made pursuant to the
terms of the agreement must be kept in a special city account, to be known as the Cityplace Parking Fund,
for financing the acquisition of sites for and the construction and operation of parking facilities in this
district; however, the city council may transfer moneys from the Cityplace Parking Fund to the Cityplace
Transit Fund when, in the opinion of the council, such a transfer would be in the best interest of the city.
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(gg) The agreement must be signed by or on behalf of all of the
owners of the property involved. In addition, the agreement must be approved by the director of public
works and transportation and approved as to form by the city attorney.

(hh) A true and correct copy of the approved agreement must be
filed in the deed records of the county where the property involved is located. No agreement shall be
effective until it is properly filed in the deed records in accordance with thissubsection.

(i) The requirements in this section for execution, approval, and filing of a
TMP agreement also apply to amending and terminating instruments.

(iii) TMP agreement review procedure. All proposed TMP agreements must
be submitted to the director of public works and transportation for review. In reviewing a proposed TMP
agreement, the director of public works and transportation shall carefully evaluate the proposed traffic
mitigation measures to be employed and verify to his or her satisfaction that the measures will reduce the
total number of vehicle trips so that the specified number of required off-street parking spaces will no longer
be needed. In reviewing the proposed agreement, the director may require the property owner to submit
additional evidence to support conclusions or assumptions made by the property owner. If the director is
not satisfied that the proposed traffic mitigation measures will eliminate the need for the specified number
of required off-street parking spaces for the property when the plan is fully implemented, the director shall
not sign the agreement. The refusal by the director of public works and transportation to sign a proposed
TMP agreement submitted pursuant to this subsection may be appealed to the board in the same manner
that appeals are made from decisions of the building official.

(D) Mixed use development option.

Q) In general. A property owner may reduce the standard off-street
parking requirement for a mixed use development by using the mixed use development (MUD) parking
chart (Exhibit 305B) or, for Subarea D-3, the Subarea D-3 mixed use development parking chart (Exhibit
305B-1) or, for Subarea E2, the Subarea E2 mixed use development parking chart (Exhibit 305B-2) to
calculate an "adjusted" standard off-street parking requirement for the development. This reduction
option may be used in combination with the other reduction options available under Paragraphs (5)(B)
and (5)(C) of this section to reduce the standard requirement for the development up to 30 percent. In no
event may the standard requirement for a mixed use development be reduced by more than 30 percent.

(i) Calculation of adjusted standard off-street parking requirement.
An adjusted standard off-street parking requirement for a mixed use development is calculated asfollows:

(aa) First, the standard parking requirements for each of the uses in the mixed use development must be
ascertained.

(bb) Next, the parking demand for each use is determined for each of the five times of day shown in the
MUD parking chart by multiplying the standard off-street parking requirement for each use by the
percentage in the chart assigned to that category of use. If a use in the development does not fall within
one of the categories shown in the MUD parking chart, the percentage assigned to that use is 100 percent
for all five times of day.

(cc) Finally, the "time of day" columns are totaled to produce sums that represent the aggregate parking

demand for the development at each time of day. The largest of these five sums is the adjusted standard
off-street parking requirement for the development.
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(iii) Minimum parking requirement. If one or more of the main uses
in a mixed use development is a retail or personal service use, the minimum parking requirement for the
development under this reduction option is the sum of the standard parking requirements for each of the
retail and personal service uses in the development.

(iv) Visitor parking required. If a property owner uses the mixed use
development reduction option, a number of parking spaces equal to or greater than the difference between
the aggregate standard and aggregate adjusted standard off-street parking requirement for the
development must be available for use by visitors.

(6) Off-street-parking location restrictions.

(A) In general. Required off-street parking must be:

0) on the same lot as the main use; or
(i) on a separate lot that is:

(aa) the subject of an approved parking agreement filed in the
deed records of the county where the property involved is located;

(bb)  inanonresidential subdistrict; and

(cc) within 300 feet (including streets and alleys) of the lot
where the main use is located, or within 600 feet (including streets and alleys) of the lot where the main use
is located if the main use has frontage on a special retail street as defined in PD 193, or within the distance
required by the director of public works and transportation pursuant to the remote parking regulations
contained in Chapter 51A. The distance measured is the shortest distance between the lots.

(B) Parking agreement requisites. All parking agreements must satisfy the
following minimum requirements:

(i) The agreement must adequately set forth the names of the
owners of the property involved, the location of the property, and a specified number of off-street parking
spaces proposed to be provided on the separate lot for the benefit of the main use.

(i) As part of the agreement, the owner of the separate lot must
commit to providing the specified number of off-street parking spaces on the separate lot for the benefit
of the main use as long as the agreement is in effect.

(ili) ~ The agreement must contain a provision stating that it may be
amended or terminated only by an instrument signed by the building official and approved as to form by
the city attorney, and further stating that, if the building official determines that an amendment or
termination of the agreement will result in less than the required number of off-street parking spaces being
provided for the main use, the building official shall not sign the amending or terminating instrument
unless a payment has been made for all required off-street parking spaces that will still be needed but not
provided as a result of the proposed amendment or termination of the agreement. The amount and
disposition of the payment must be the same as that required upon failure to achieve a proposed vehicle
trip reduction under a TMP agreement.

(iv) The agreement must be signed by or on behalf of:
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(aa)  all of the owners of the property involved; and

(bb)  the building official. In addition, the agreement must be
approved as to form by the city attorney.

(V) Atrue and correct copy of the approved agreement must be filed
in the deed records of the county where the property involved is located. No agreement shall be effective
until it is properly filed in the deed records in accordance with this subsection.

(7)  The requirements in this section for execution, approval, and filing of a parking
agreement also apply to amending and terminating instruments. If the building official determines that a
proposed amendment or termination of the agreement will not result in less than the required number of
off-street parking spaces being provided for the main use, and if the amending or terminating instrument
conforms to the other requirements of this section and has been approved as to form by the city attorney,
the building official shall sign the amending or terminating instrument.

(8) Special parking regulations. Except as modified by this article, the special
parking regulations contained in Chapter 51A apply to this district.

CPC recommendation:

(A) Required parking serving uses in this district must be located in this
district, in PD No0.183, or PD No. 375. In Subdistrict E2, required parking is also allowed to be located in
PD No0.889.

Staff’s recommendation:

(A) Required parking serving uses in this district must be located in this
district, in PD No0.183, or PD No 375. In Subdistrict E2, required parking is also allowed to be located in
PD No. 889 through a parking agreement.

(B) Remote required parking serving uses in PD 183 and PD 375 are not
subject to any maximum established in this article.

9 Off-street loading requirements.

(A) Except as provided below, off-street loading spaces must be provided
for all uses in this district in accordance with Section 51A-4.303.

(B) If adjacent building sites are designed to share a loading facility on an
approved detailed development plan, the aggregate floor area of all buildings served by the shared loading
facility must be used to calculate the loading space requirements.

© Loading spaces for a building site may be provided off-site if located in
an underground truck terminal that has underground service connections to the building site. An
underground truck terminal must be approved as to size, design, and location by the director of public
works and transportation.

(D) In Subdistrict D, each off-street loading space must be designed with a
reasonable means of access to and from the street or alley in a manner that least interferes with traffic
movement. Each off-street loading space must be independently accessible so that no loading space
obstructs another loading space. No trash removal facility or other structure may obstruct a loading space.
The design of the ingress and egress to the loading space, and the maneuvering area for the loading space,
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must be approved by the director of public works and transportation in accordance with the provisions
of this subparagraph.

(10)  Bicycle parking. Parking for bicycles must be provided for buildings
constructed after such time that the city council approves a parking requirement for bicycles. In
Subdistrict E2, no more than 50 bicycle parking spaces are required and Subdistrict E2 is treated as one
lot for the purpose of bicycle parking.

(11)  Fees may be charged for parking. A property owner may charge a fee on a
daily, hourly, or other basis for the use of required off-street parking in thisdistrict.

CPC recommendation

(12)  Parking setback in Subdistrict E2. Surface parking lots must be set back a
minimum of 30 feet from a right-of-way line on the perimeter of Subdistrict E2.

Staff’s recommendation:

(12) Parking setback in Subdistrict E2. Surface parking must be setback a
minimum of 30 feet from a right-of-way line.

(b) Any off-street parking and loading regulations not specifically modified or addressed in
this article are governed by Chapter 51A. (Ord. Nos. 24102; 24826; 24845; 26078; 29020; 29683)

SEC. 51P-305.111. CONCEPTUAL PLAN.
Development of all property in this district must comply with the conceptual plan (Exhibit 305A).

Development in Subdistrict E1 must also comply with the Subdistrict E1 conceptual plan (Exhibit 305K).
Development in Subdistrict E2 must also comply with the Subdistrict E2 conceptual plan (Exhibit 305X).

SEC. 51P-305.112. DETAILED DEVELOPMENT PLAN.

@ When required under this subsection, an applicant for a permit or certificate of
occupancy for work or a use on a building site in this district shall obtain approval of a new or
amended detailed

development plan as a prerequisite to issuance of the permit or certificate of occupancy. In the case of a
building or structure already existing on the effective date of Ordinance No. 21508, a new or amended
detailed development plan is required for any building site where the proposed work or use will increase
the number of off-street parkmg spaces requwed to be Iocated on that site. In Subdlstrlct E2 a-REW-OF

the—nembeeef—mqu#ed—e##s#eeppaﬁémg—spaees-mewe—epless development plans may be submltted in

phases.

(b) A detailed development plan that included the property in Subdistrict E1 was approved
by the city plan commission on January 12, 1995 for a theater use. If the theatre use is demolished, the
city plan commission is authorized to approve a new detailed development plan for Subdistrict E1 that
complies with the conceptual plan.

(c) Detailed development plans must comply with the requirements for a development plan
listed in Section 51A-4.702. The submittal of a detailed development plan must also include the following:
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(1) A dwelling unit total by use category for:
(A) the building site;

(B) the subdistrict, subzone, and zone in which the building site is located;
and

© this district as a whole.

(2 Sufficient information to verify compliance with the maximum floor area
requirements of this article.

3 Identification of the street improvements required by this article and source of
the required percentage of funding for those improvements approved by the director of public works and
transportation.

(d) Except as required in Section 51P-305.107, development impact review and residential
adjacency review are not required for any use in this district. However, if a building site in a detailed
development plan is adjacent to or directly across a street or alley from a single family, duplex, or
multifamily district in the city or a single family, duplex, or multiple family subdistrict in PD 193, the
residential adjacency standards contained in Section 51A-4.803 must be used as a guide in the review of
that detailed development plan.

(e) The director of planning and development may approve minor amendments to a detailed
development plan to reflect a new off-street parking configuration on a building site. This subsection
does not authorize the director to approve an amendment involving the erection or expansion of a
building, nor does it authorize the director to change the parking requirementsthemselves.

0] A development plan for Subdistrict A was approved by the Dallas City Council on
November 10, 1999 (Exhibit 305C). A development plan for Subdistrict G was approved by the Dallas
City Council on February 13, 2002 (Exhibit 305D). A development plan for Subarea D-1 of Subdistrict
D was approved by the Dallas City Council on November 12, 2007 (Exhibit 3051).

(9) For a public school other than an open-enrollment charter school in Subarea C-1,
development and use of the Property must comply with Exhibit 305H. In the event of a conflict between
the provisions of this article and Exhibit 305H, the provisions of this article control. (Ord. Nos. 21508;
22687; 24102; 24826; 24845; 26078; 27000; 27077; 29365)

(h) In Subdistrict E2, a detailed development plan for a phase of development that includes an

ingress/egress connection to North Haskell Avenue must provide the pedestrian connection for that phase

and identify the intended path of the pedestrian connection from North Haskell Avenue to Peak Street, also

referred to as the north-south connector in the Section 51P-305.118. Each subseguent detailed development

plan must identify the pedestrian connection and provide the amount of the portion of open space required

for Subdistrict E2. Before approval of the last phase of detailed development plan, the complete pedestrian

connection and all of the required open space must be provided.
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SEC. 51P-305.113. PHASING OF DEVELOPMENT.

(@) The Cityplace Tax Increment Financing ("TIF") Reinvestment Zone No. 2 (known as
the "Cityplace TIF District"), approved by the Dallas City Council on November 11, 1992, will be the
funding source for the infrastructure that is the subject of the phasing requirements in this section, to the
extent provided in the reinvestment zone project plan and financing plan for the Cityplace TIF. Both
plans, and the terms and conditions thereof, and any development agreement with the city related thereto,
shall be subject to city council approval in accordance with state law. In the event the Cityplace TIF ceases
to exist, or funds from the TIF are insufficient to pay for the total cost of the improvements provided in
the TIF plans and subject to these phasing regulations, funding for the improvements may be provided
from another source.

(b) Except as provided, No building permit may be issued to authorize work that would
cause the total floor area within any subarea to exceed the base floor area of the subarea as shown in
Table 1 of Exhibit 305E until:

@ the street improvements described in Table 2 in Exhibit 305E are completed,;
2 the traffic signals:
(A) described in Table 3 in Exhibit 305E; and

(B) determined to be necessary in accordance with Section 51P-305.114
are installed and operational; and

3 the construction is completed or the funding is in place for a minimum of 50
percent of the cost of constructing a new Lemmon Avenue bridge over Central Expressway and a new
Haskell Avenue/Blackburn Street bridge over Central Expressway. The amount of funding required for
construction of the bridges shall be determined by the director of public works and transportation, based
upon the estimated cost of constructing the bridges in accordance with the Texas Department of
Transportation design criteria and specifications. The decision of the director of public works and
transportation may be appealed to and will be heard by the city council. The final design of the bridges
must comply with Texas Department of Transportation design criteria and specifications. (Ord. Nos.
21508; 24826)

(c) In Subdistrict E2, the following traffic improvements are required before the issuance of a
certificate of occupancy for any new development in Subdistrict E2.

CPC recommendation:

(1) The crosswalk signals at the intersection of Haskell Avenue and North Central
Expressway must be upgraded to an accessible pedestrian signal system (APS) as approved by the Director.
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Applicant’s request.

(1) The crosswalk signals at the intersection of Haskell Avenue and North Central
Expressway must be upgraded to an accessible pedestrian signal system APS or similar upgrade as approved
by the Director of Public Works.

(2) A developer report in accordance with Sec. 51A-1.109 to analyze the traffic signal
at the intersection of Carroll Avenue and Capitol Avenue. Any exaction or improvement recommended by
the developer report must follow procedures in Sec. 51A-1.109.

SEC. 51P-305.114. TRAFFIC SIGNAL INSTALLATION.

The traffic signals described in Table 3 of Exhibit 305E must be installed at the time the associated street
improvements described in Exhibit 305E are constructed if the director of public works and transportation
determines that such installation is necessary for safe circulation within this district or for safe ingress and
egress to and from property in this district. (Ord. Nos. 21508; 24826)

SEC. 51P-305.114.1. SUBAREA D-3 STREET INTERSECTION IMPROVEMENTS.

@) Before the issuance of a certificate of occupancy, the following improvements must be
provided:

(1) Installation of all-way stop signs at the intersection of City Place West
Boulevard and Noble Avenue.

(@) Installation of all-way stop signs at the intersection of City Place West
Boulevard
and Oak Grove.

(b) Final design and installation of the all-way stop signs must be approved by the
Department of Street Services. (Ord. 29693)

SEC. 51P-305.115. CORNER CLIP REQUIREMENTS.

@ Except as provided in this section, the provisions of Section 51A-8.602(d) apply.

(b) In Tract I, the maximum size of a corner clip is that of a triangle with the legs along the
edges of the street rights-of-way equaling 10 feet. A smaller corner clip may be required where conditions
exist that permit the city to provide an adequate turning radius, or to maintain public appurtenances, within
that reduced area. (Ord. Nos. 23905; 24826)

SEC. 51P-305.116. PRIVATE ACCESS EASEMENT.
@) In general. This section applies to Subdistrict A of the West Residential Subzone.

(b) Frontage. Single family lots may front on a private access easement.

(c) Size. The minimum pavement width of the private access drive is 24 feet.
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(d) Visibility triangles.

@ The minimum visibility triangles for the intersection of the private access
easement and Blackburn Street is 20 feet by 20 feet.

2 The minimum visibility triangle for the intersection of the private access
easement and Buena Vista Street is 20 feet by 10 feet.

3 There is no visibility triangle requirement for the internal private access
easement.

(e) Restricted access. Restricted access control devices and gates are allowed and must be
provided as shown on the detailed development plan for Subdistrict A. (Ord. Nos. 24102; 24826)

SEC. 51P-305.117. LANDSCAPING REQUIREMENTS.

@) Plan approval required and applicability of section.

@ Except as provided in this subsection, a landscape plan for each building site
must be submitted to and approved by the city plan commission. The landscape plan must be submitted
to the commission with the detailed development plan for that building site. This section does not apply
to single family and duplex uses in detached structures or single family attached structures in Subdistrict
A of the West Residential Subzone except as noted in Section 51P-305.117(a)(6), or public schools other
than open enrollment charter schools in Subarea C-1 except as noted in Section 51P-305.117(a)(7). This
section shall become applicable to all other uses on an individual lot when work on the lot is performed
that increases

the existing building height; floor area ratio; nonpermeable coverage of the lot;-erin-SubdistrictE-2,-when

(1.1) In Subdistrict E2, the landscaping requirements of this section become applicable

when the floor area increases by more than 200 square feet unless the work is to restore a building that
has been damaged or destroyed by fire, explosion, flood, tornado, riot, act of the public enemy, or
accident of any kind. The required landscape plan may be submitted in phases. The landscaping
requirements of this section are do not become applicable with the increase of nonpermeable coverage
on the Property for the construction of internal driveways or sidewalks.

2 Once this section becomes applicable to a lot, its requirements are binding on
all current and subsequent owners of the lot.

3 If a specific site plan containing landscaping requirements was approved by the
city plan commission or city council prior to February 9, 1985, and if the site plan is made part of an
ordinance or a deed restriction running with the land to which the city is a party, the landscaping
requirements of this section do not apply to the property that is the subject of the approved site plan as
long as the site plan remains in effect.

4 The board may grant a special exception to the landscaping requirements of this
section, if in the opinion of the board, the special exception will not compromise the spirit and intent of
this section. When feasible, the board shall require that the applicant submit and that the property comply
with a landscape plan as a condition to granting a special exception under this subsection.
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(5) Except as otherwise provided in this article, the landscape regulations in Article
X apply. The sole landscape regulations for Subdistrict D are the landscaping regulations contained in
this section (the landscaping regulations contained in Article X do not apply to property in Subdistrict
D).
(6) The following rules apply in Subdistrict A of the West Residential Subzone:
(A) Landscaping and fountains must be provided on the landscape plan.

(B) Landscaping and fountains may be placed within utility easements.

© The building official may issue a tree removal permit prior to the
issuance of a building permit for a single family dwelling unit.

(D) Replacement of trees planted as mitigation for tree preservation
requirements may be planted within the adjacent Katy Trail area upon approval of the director of park
and recreation and/or other governing entity.

(E) All landscaping must be provided in accordance with Article X.

(F For purposes of issuing a tree removal permit, Subdistrict A of the
West Residential Subzone may be treated as a single lot.

@) For a public school other than an open enrollment charter school in Subarea C-1,
landscaping must be provided as shown on Exhibit 305H.

(b) Landscaping requirements in general.

@ Designated landscape areas.

(A) In general.

Q) Each property owner is required to designate portions of the lot
and parkway in the front, side, or rear yard for landscaping purposes. These designations must be shown
on the landscape plan required by this section. The first required designation is that of the "landscape
site

area." The landscape site area may consist of one large contiguous area or several smaller non-contiguous
areas.

(i) The second required designation is that of the "general planting
area." The general planting area is a subarea of the landscape site area. Like the landscape site area, it
may consist of one large contiguous area or several smaller non-contiguous areas.

(iii)  The third required designation is that of the "special planting
area." The special planting area is a subarea of the general planting area. Again, the special planting area
may consist of one contiguous area or several non-contiguous areas.

(iv) The fourth required designation is that of the "parkway planting
area," which, like the other areas, may consist of one contiguous area or several non-contiguous areas.
The parkway planting area designation requirement does not apply to property located in SubdistrictD.
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(B) Pavement restrictions. No pavement other than pavement for
pedestrians and non-motorized vehicles is permitted in the designated landscape site area, except that
permeable pavement for motor vehicles is allowed in multifamily subdistricts only. No pavement of any
kind is allowed in the designated general planting, special planting, and parkway planting areas.

© Soil depth requirements. There are no minimum soil depth requirements
for portions of the landscape site area that are outside of the general planting area. The minimum soil depth
requirement for the parkway planting area and portions of the general planting area that are outside of
the special planting area is 18 inches. The minimum soil depth requirement for the special planting area
is 24 inches.

(D) Minimum planting requirements. The minimum planting requirements
for designated landscape areas are as follows:

(i Landscape site area. There are no minimum planting
requirements for portions of the landscape site area that are outside of the general planting area.

(i) General planting area. The general planting area must contain
living trees, shrubs, vines, flowers, or ground cover vegetation. All plants in this area must be
recommended for local area use by the director of park and recreation.

(iii)  Special planting area. The special planting area must contain
living trees, shrubs, or vines that are recommended for local area use by the director of park and recreation.
Turf grass and ground cover are not counted toward meeting these minimum planting requirements. Initial
plantings must be calculated to cover a minimum of 75 percent of this area at a minimum height of 24
inches within a three-year period. There must be at least one plant for each four square feet of this area
unless a landscape architect recommends an alternative planting density as part of a landscape plan that
the building official determines is capable of satisfying the minimum coverage requirement for thisarea.

(iv) Parkway planting area. The parkway planting area must contain
living trees, turf grass, flowers, or ground cover vegetation that are recommended for local area use by
the director of park and recreation. Initial plantings must be calculated to cover a minimum of 75 percent
of this area within a three-year period.

2 Irrigation and drainage systems. All landscaping required under this section
must be irrigated and drained by automatic irrigation and permanent drainage systems installed to comply
with industry standards.

3 Off-street parking and screening requirements.

(A) Surface parking screening. All surface parking must be screened from
the street and residentially zoned property by using one or more of the following three methods to
separately or collectively attain a minimum height of three and one-half feet above the parking surface:

(1 Earthen berm planted with turf grass or ground cover
recommended for local area use by the director of park and recreation. The berm may not have a slope
that exceeds one foot of height for each three feet of width.

(i) Solid wood or masonry fence or wall.
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(iii) Hedge-like evergreen plant materials recommended for local
area use by the director of park and recreation. The plant materials must be located in a bed that is at least
three feet wide with a minimum soil depth of 24 inches. Initial plantings must be capable of obtaining a
solid appearance within three years. Plant materials must be placed 24 inches on center over the entire
length of the bed unless a landscape architect recommends an alternative planting density that the
building official determines is capable of providing a solid appearance within three years. This subsection
supplements any other applicable screening provisions for off-street parking.

(B) Surface parking screening with single family or duplex adjacency. The
three methods of providing screening listed above in Subsection (b)(3)(A) of this section may be used to
provide screening to separate a surface parking area from an adjacent single family or duplex subdistrict
if the screening barrier is at least six feet in height. This subsection supplements any other applicable
screening provisions for off-street parking.

© Off-street loading and garbage storage area screening.

(i All off-street loading spaces and garbage storage areas must be
screened from;

(aa)  apublic street that is adjacent to the lot; and

(bb)  property in a residential district that is adjacent to or
directly across an alley from the lot. This subparagraph modifies Section 51A-4.602(b)(6).

(i) Screening required by this subparagraph must be at least six feet
in height measured from the horizontal plane passing through the nearest point of the off-street loading
space or garbage storage area.

(iii) Required screening must be constructed of:

(aa)  for off-street loading spaces, any of the materials
described in Paragraph (3)(A) to separately or collectively attain the minimum height of six feet; and

(bb)  for garbage storage areas, a solid wood or masonry fence
or wall.

(iv)  Access through required screening may be provided only by a
solid gate that equals the height of the screening. The gate must remain closed at all times except when in
actual use.

(v)  No loading spaces or garbage storage areas may be erected or
established in this district in violation of this subparagraph. All existing loading spaces and garbage storage
areas in this district must be in full compliance with this subparagraph by September 13, 1994. No person
shall have a nonconforming right to maintain a loading space or garbage storage area that does not fully
comply with this subparagraph after September 13, 1994. (See Exhibit D-11 attached to PD 193.)

(@) Trees.

(A) Tree planting zone. For purposes of this section, the "tree planting zone"
is that area parallel to and between two and one-half and five feet from the back of the projected street
curb. [If the tree planting zone is in the parkway, the property owner must apply for a landscape permit
before any required trees may be planted in the parkway. See Subsection (d) of this section for more
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details regarding parkway landscaping.] In Subdistrict D and E2, if a tree cannot be located in the tree
planting zone due to a conflict with underground or aboveground utility lines and in Subdistrict E2 due to
deceleration lanes, the tree may be located outside of the designated tree planting zone as long as it is
located as near as practicable to the tree planting zone.

(B) Number, location, and type of trees required. Each lot must have one or
more trees whose trunks are located wholly within the tree planting zone. The number of required trees
is determined by dividing the number of feet of lot frontage by 25. Fractions are rounded to the nearest
whole number, with .5 being rounded up to the next higher whole number. All required trees must be
recommended for local area use by the director of park and recreation. If a property owner cannot obtain
a landscape permit to locate a required tree in the parkway, the owner shall locate the tree in the required
front yard as near as practicable to the front lot line. If a lot has no front yard requirement and the property
owner cannot obtain a landscape permit to locate a required tree in the parkway, the owner need not provide
that required tree. In Subdistrict E2, visibility triangles and ingress/egress drives are excluded from the
lot frontage calculation.

© Minimum tree height and trunk caliper. Required trees must have a
minimum height of 14 feet, and a minimum trunk caliper of three and one-half inches measured at a point
12 inches above the root ball.

(D) Tree spacing requirements. Required trees must be spaced as uniformly
as practicable. The trunk of a required tree must be within the following distance of another requiredtree:

0) In residential subdistricts, 40 feet.
(i) In mixed use subdistricts, 60 feet.
(E) Minimum clearance above pavement. The property owner shall

maintain all trees to comply with the following minimum vertical height clearances over street and
sidewalk pavements:

Q) Thirteen and one-half feet above street pavement.

(i) Eight feet above a public sidewalk or the sidewalk required
under
Subsection (g) of this section.

(F Tree grates required near sidewalks. Tree grates conforming to state
standards and specifications adopted to eliminate, insofar as possible, architectural barriers encountered
by aged, handicapped, or disabled persons, and of a size adequate to permit healthy tree growth must
be

provided for all trees whose trunks are within 18 inches of the sidewalk required under Subsection (g) of
this section.

(6) Landscape permit required. Unless an exemption in Subsection (a) of this
section applies, an application for a landscape permit must be submitted to and approved by the building
official before performing any work that will increase the existing building height, floor area ratio, or
nonpermeable coverage of the lot. To obtain a landscape permit, a landscape plan must be submitted.
Landscape plans required under this section must contain the following information:

(A) The date, scale, north point, and the names and addresses of both the
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property owner and the person preparing the plan.

(B) The location of existing boundary lines and dimensions of the lot, and
the zoning classification of the property.

© The approximate center line of existing water courses; the approximate
location of significant drainage features; and the location and size of existing and proposed streets and
alleys, utility easements, and sidewalks in the parkway and on or adjacent to the lot.

(D) The location and size of landscape and planting area required to be
designated under this section and the location, size, and species (common or botanical name) of proposed
landscaping in these areas.

(E) Information necessary for verifying whether the required minimum
percentages of landscape and planting areas have been designated pursuant to this section.

(3] An indication of how the property owner plans to protect existing trees,
which are proposed to be retained, from damage during construction.

(©)) The location of the required irrigation system.

(H)  The location of all existing and proposed loading and garbage storage
areas.

@) When landscaping must be completed. Except as otherwise provided in this
paragraph, if a landscape plan is required under this section, all landscaping must be completed in
accordance with the approved landscape plan before the final inspection of any structure on the lot or, if
no final inspection is required, within 120 days of the date of issuance of the landscape permit. In
Subdistrict D, if a landscape plan is required under this section, all landscaping must be completed in
accordance with the approved landscape plan before the final inspection of the last structure on the lot, or
within six months of the approval of final inspection if the property owner provides the building official
with documented assurance as defined in Article X.

(8) General maintenance.

(A) All required landscaping must be maintained in a healthy, growing
condition at all times. The property owner is responsible for the regular weeding, mowing of grass,
irrigating, fertilizing, pruning, or other maintenance of all plantings as needed. Any plant that dies must
be

replaced with another living plant that complies with the approved landscape plan within six months after
notification by the city. A required tree that dies after its original planting must be replaced by another
living tree having a minimum height of 14 feet and a minimum trunk caliper of four inches measured at a
point 12 inches above the root ball.

(B) Any damage to utility lines resulting from the negligence of the property
owner, his agents, or employees in the installation and maintenance of required landscaping in the public
right-of-way is the responsibility of the property owner. If a public utility disturbs a landscaped area in
the public right-of-way, it shall make every reasonable effort to preserve the landscaping materials and
return them to their prior locations after the utility work. If nonetheless some plant materials die, it is the
obligation of the property owner to replace the plant materials.
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9 Garbage storage area landscaping. Where a garbage storage area is in the
required front yard, a landscape planting area must be established and maintained between the required
screening wall for the garbage storage area and the front lot line. The landscape planting must be at least
three feet wide and have a minimum soil depth of 24 inches. No pavement of any kind is allowed in this
area. This area must contain living evergreen shrubs or vines that are recommended for local area use by
the director of park and recreation. Initial plantings must be calculated to cover a minimum of 30 percent
of the total wall area facing the street within a three-year period. Shrubs for vines must be planted 24
inches on center over the entire length of this area unless a landscape architect recommends an alternative
planting density as part of a landscape plan that the building official determines is capable of satisfying
the 30 percent minimum coverage requirement. All landscaping required by this paragraph must be in
place by September 13, 1994. (See Exhibit D-12 attached to PD 193.)

(c) Private license granted. The city council hereby grants a private license to the owners of
all property in this district for the exclusive purpose of authorizing compliance with the parkway
landscaping requirements of this section. A property owner is not required to pay an initial or annual fee
for this license, although a fee may be charged for issuance of a landscape permit in accordance with the
Dallas Building Code. This private license shall not terminate at the end of any specific time period,
however, the city council retains the right to terminate this license whenever in its judgment the purpose
or use of this license is inconsistent with the public use of the right-of-way or whenever the purpose or
use of this license is likely to become a nuisance.

(d) Parkway landscaping.

@ Upon receipt of an application to locate trees, landscaping, or pavement (other
than for the sidewalk required under Subsection (g) of this section) in the parkway and any required fees,
the building official shall circulate it to all affected city departments and utilities for review and comment.
If, after receiving comments from affected city departments and utilities, the building official determines
that the construction and planting proposed will not be inconsistent with and will not unreasonably impair
the public use of the right-of-way, that official shall issue a landscape permit to the property owner;
otherwise, that official shall deny the permit.

2 A property owner is not required to comply with any parkway landscaping
requirement of this section if compliance is made impossible due to the building official's denial of a
landscape permit.

3 A landscape permit issued by the building official is subject to immediate
revocation upon written notice if at any time the building official determines that the use of the parkway
authorized by the permit is inconsistent with or unreasonably impairs the public use of the right-of-way.
The property owner is not required to comply with any parkway landscaping requirement of this section
if compliance is made impossible due to the building official’s revocation of a landscape permit.

4) The issuance of a landscape permit under this section does not excuse the
property owner, his agents, or employees from liability in the installation or maintenance of trees,
landscaping, or pavement in the public right-of-way.

(e) Visual obstruction regulations. A property owner is not required to comply with the
landscaping requirements of this section to the extent that they conflict with the visual obstruction
regulations in Section 51A-4.602(d). In the event of a conflict between this section and the visual
obstruction regulations, the visual obstruction regulations control.
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4] Area designation and privacy fencing requirements. The following specific requirements
apply to all building sites in this district.

(1) Landscape site area designation.

(A) Except as provided in this paragraph, at least 20 percent of a lot,
including at least one-half of the required front yard, must be designated by the property owner as
landscape site area.

(B) For lots in Subdistrict H containing a nonresidential use, at least 10
percent of the lot, including at least 60 percent of the required front yard, must be designated by the
property owner as landscape site area.

© For Subdistrict D, at least 10 percent of a lot, including at least 60
percent of the required front yard, must be designated by the property owner as landscape site area.

(D) For Subdistrict E1, at least 15 percent of a lot, including at least 50
percent of the required front yard, must be designated by the property owner as landscape site area.

2 General planting area designation. Except as provided in this paragraph, at least
one-half of the landscape site area, including at least 25 percent of the required front yard, must be
designated by the property owner as general planting area. In Subdistrict D, at least 12 percent of the
required front yard must be designated by the property owner as general planting area.

3 Special planting area designation. Except as provided in this paragraph, at least
20 percent of the general planting area, including at least five percent of the required front yard, must be
designated by the property owner as special planting area. In Subdistrict D, at least six percent of the
required front yard must be designated by the property owner as special planting area.

(G)) Parkway planting area designation. Except as provided in this paragraph, at least
20 percent of the parkway must be designated by the property owner as parkway planting area. In
Subdistrict D, there is no parkway planting area requirement.

5) Front yard privacy fencing. A fence or wall with an average height of seven feet
and a maximum height of nine feet above the top of the nearest street curb may be located in the required
front yard if:

(A) the main building does not exceed 36 feet in height;

(B) there are no front street curb cuts, front yard driveways, or front entryways
to garages or parking;

© a minimum setback of 12 feet is provided between the fence and the
projected street curb; and

(D) all portions of the fence exceeding four feet in height are set back at
least two feet from the lot line.

(6) Privacy fencing planting area designation. If a front yard privacy fence or wall
is constructed or maintained in accordance with Subsection (f)(5) of this section, at least 80 percent of
the required two-foot setback area from the lot line must be designated by the property owner as privacy
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fencing planting area. This area may consist of one contiguous area or several smaller noncontiguous
areas. No pavement of any kind is allowed in this area. The minimum soil depth requirement for this area
is 24 inches. This area must contain living evergreen shrubs or vines that are recommended for local area
use by the director of park and recreation. Initial plantings must be calculated to cover a minimum of 30
percent of the total fence or wall area facing the street within a three-year period. Shrubs or vines must
be planted 24 inches on center over the entire length of this area unless a landscape architect recommends
an alternative planting density as part of a landscape plan that the building official determines is capable
of satisfying the minimum coverage requirement for the fence or wall. (See Exhibit D-13 attached to PD
193.)

(9) Sidewalks required.

@ Sidewalk construction is required along all public and private streets. All
sidewalks must be designed and constructed to be barrier-free to the handicapped, and in accordance with
the construction requirements contained in the Paving Design Manual and the Standard Construction
Details of the city.

2 No certificate of occupancy may be issued for new construction until hard
surface sidewalks are provided on that building site in accordance with the following standards:

(A) Mixed Use Subzones C, E, E1, E2, F, G, H,and H1. A minimum
unobstructed width of eight feet must be provided.

(B) Mixed Use Subzone D.

(i) Except as provided in this subparagraph, a minimum
unobstructed width of eight feet must be provided.

(i) Along Noble Street and Oak Grove Avenue, as shown on
Exhibit 305A, and all other future streets located within Subzone D, a minimum unobstructed width of
seven feet must be provided.

(iii)  Along Lemmon Avenue East, a minimum unobstructed width of
five feet must be provided.

© Residential Subzones A, B, B1, and I. A minimum unobstructed width
of six feet must be provided.

(D) Subdistrict E2.

(1) Along Peak Street, a minimum unobstructed sidewalk width of

eight feet is required.

(2) Along North Central Expressway Service Road, subject to
TxDOT approval, a minimum unobstructed sidewalk width of eight feet is required.

(3) A minimum unobstructed sidewalk width of 10 feet is required

along Haskell Avenue.

3 Sidewalks provided to comply with this subsection may be located in the public
right-of-way. An existing sidewalk may not be used to comply with this subsection unless it meets the
construction standards and minimum unobstructed widths specified above. New sidewalks provided to
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comply with this subsection must meet the unobstructed width standards specified above.

(h) Landscape plan for Subdistrict A. A landscape plan for Subdistrict A was approved by
the Dallas City Council on November 10, 1999 (Exhibit 305F).

(1 Additional landscaping provisions for Subareas J-1, J-2, and J-3.

(1)  For landscaping requirements, Subareas J-1, J-2, and J-3 may each be considered
as a single lot.

(2 One site tree must be provided for every 4,000 square feet in each of these
subareas. At least 50 percent of the site trees in each subarea must be planted within the rear 50 percent
of the subarea. Every site tree must have a planting area of at least 25 square feet. The trunk of each site
tree must be located more than two and one-half feet from any pavement.

3 One large canopy tree must be provided for every 25 feet of frontage, with a
minimum of two trees per subarea. These trees must be located within the parkway.

(@) A minimum of 20 percent of each subarea must be designated as landscape site
area. Permeable pavement for motor vehicles does not count as part of the landscape site area.

5) Fences in front yards and corner side yards may not exceed four feet in height if
the fence is solid. Fences in front yards and corner side yards may not exceed six feet in height if the
fence is a minimum of 50 percent open. In all other cases, fences may not exceed nine feet in height. In
this paragraph, the term corner side yard means the portion of the front yard on a corner lot governed by
side yard regulations.

() Landscape plan for Subdistrict G. Landscaping in Subdistrict G must be provided as
shown on Exhibit 305G.

(k) Landscape plan for Subarea D-1 of Subdistrict D. A landscape plan for Subarea D-1 of
Subdistrict D was approved by the Dallas City Council on November 12, 2007 (Exhibit 305J). (Ord. Nos.
24102; 24826; 24830; 24845; 26078; 26102; 27000; 27077; 29020; 29365)

SEC. 51P-305.118. STRUCTURE FACADE STANDARDS.

@) Off-street parking structures. All permanent parking structures must be either
underground or concealed in a building with a facade that is similar in appearance to the facade of the
main non-parking building to which the parking is accessory. At least 12 percent of the parking structure
facade must be covered with the same material used predominantly on the first 24 feet of height of the
main non-parking building. (The facade area is calculated by including openings, if any.) Openings in
the parking structure facade must not exceed 52 percent of the total facade area. In Subdistrict E2, parking
structures with openings directly facing residential uses on an adjacent lot must have solid screening
walls or similar screening materials on each level of a minimum height of 42 inches to screen headlights.

(b) Highly reflective glass prohibited. Highly reflective glass may not be used as an exterior
building material on any building or structure in this district. For purposes of this subsection, "highly
reflective glass™ means glass with exterior visible reflectance percentages in excess of 27 percent. Visible
reflectance is the percentage of available visible light energy reflected away from the exterior surface of
the glass. (The higher the percentage, the more visible light reflected and the more mirror-like the surface
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will appear.)

(c) Additional requirements for Subdistrict E2.

(1) Blank wall. Except for facades facing North Central Expressway, maximum
blank wall area for street-facing facades and facades facing the north-south connector is 30 linear feet.
BLANK WALL AREA means any portion of the exterior of a building that does not include a green wall,
windows or doors, or columns, pilasters, or other articulation greater than 12 inches in depth, measured
horizontally on each story. GREEN WALL means a vegetated wall with vertical surfaces that are covered
by plants and include walls or screens with climbing vines, trailing plants, or modular “green wall”
planting systems.

(2)  On-site open space.

(A) A minimum of ten percent of the Subdistrict area must be provided as
on-site open space. ON-SITE OPEN SPACE means the portion of a building site that is accessible to all
occupants of that building site (or to the general public if dedicated as public open space) and principally
open to the sky but allows for architectural elements such as colonnades, pergolas, and gazebos. A
minimum of 10,000 square feet of required open space must be dedicated as public open space and located

at grade.

(B) The space must be a contiguous open area of not less than 10 feet in width
or length. On-site open space may be provided at or below grade, or above ground through the use of an
outside roof deck, rooftop garden, pool area, or similar type of outside common area. No more than 25
percent of the required on-site open space may be provided as door yards, colonnades, or landscaped
medians. A minimum of one open space area must be a minimum 10,000 square feet.

(C) No more than 50 percent of the required open space may be located off-

site within 500 feet.

3 Transparency.

(A) Except for facades facing North Central Expressway, minimum ground
story transparency for street-facing facades, except for North Central Expressway, and facades facing the
north-south connector is 30 percent.

(B) Minimum upper story transparency for street-facing facades is 20

percent.
4 Internal block and driveway standards.
(A) Internal sidewalks.
() A north-south pedestrian connection from Haskell Avenue to

Peak Street is required in the approximate location shown on the Conceptual Plan for Subdistrict E2. Final
location must be provided on the development plan and may be provided in phases. The pedestrian
connection must be a minimum width of eight feet and a cumulative minimum average width of 18 feet.

(i) Internal sidewalks must be provided along private driveways
with a minimum unobstructed width of six feet. Unobstructed sidewalks must be located a minimum of
four feet from the curb. Internal sidewalks may contain street furniture, landscaping beds, and sidewalk
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café areas outside of the unobstructed areas.

(B) Interior block perimeters. Interior block perimeters are provided with
building areas that are bounded by public streets and private drives or only private drives. Interior block
perimeters are measured along the inner edges of the right-of-way or length of the private drive. Interior
block perimeter for building areas located west of the north-south connector is 1,900 linear feet.
Calculations for measuring interior block perimeter may be broken up by a minimum 10-foot width
pedestrian passage through the building area. The pedestrian passage must be accessible to the public,
dedicated as an easement, and must be maintained by the property owner.

(C) Landscaping along internal driveways.

()] Landscaping areas must be provided for a minimum of 20
percent of the linear inner edge of internal private driveways, except for service areas and a gated fire lane
along the eastern property line. Landscape areas must be located along the curb or projected curb of
internal travel lanes or parking, which is angled or parallel to the internal travel lanes.

(ii) The landscape areas must be a minimum width of four feet,
except the minimum width is five feet along the north-south connector. The landscape areas must contain
an average of one street tree per 40 feet of the length of the minimum landscape area. The director may
recommend small trees if a utility conflict exists. Landscape areas may count towards landscaping

requirements.

(D) Parking along internal drives. Parking may be provided along internal
drives as parallel or angled parking.

SEC. 51P-305.119. COMMUNITY FACILITIES REQUIRED.

@) No building permit may be issued to authorize the construction of more than 1,000
dwelling units (total) in the West Residential Subzone until the owner irrevocably dedicates to the city
either 5,000 contiguous square feet of land area, or, at the owner's option, 10,000 contiguous square feet
of ground level floor area, for the purpose of providing a needed community facility in this district. The
property dedicated must be located in this district. Ground level floor area in a building may be
"dedicated" for purposes of this subsection through the granting of a 99 year lease. For purposes of this
subsection, "needed community facility" means any facility housing city services, including but not
limited to police, fire, or park and recreation department services, that will substantially and directly
benefit the residents of this district. The director of planning and development shall determine whether a
proposed facility is a "needed community facility."

(b) Land or floor area dedicated pursuant to Subsection (a) must be furnished at a location
selected by the owner that is approved by the director of planning and development. Dedicated land area
must be provided at no cost to the city, and dedicated floor area must be provided at no cost to the city
other than the cost of routine operating expenses such as taxes, insurance, utilities, maintenance, and the
cost of constructing any improvements in the floor area. The city shall be responsible for complying with
all zoning requirements related to the operation of needed community facilities.

(c) If land area is dedicated and the city chooses to construct a structure on that land, the
city shall design a structure that conforms to the general architectural guidelines ineffect for this district.

(d) Any instrument dedicating land or floor area pursuant to this subsection must be
approved as to form by the city attorney and filed in the deed record of Dallas County by the owner
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making the dedication. (Ord. Nos. 21508; 24826; 26102)

SEC. 51P-305.120. LOWER INCOME FAMILY HOUSING REQUIREMENTS.
@) In this section:
Q) DWELLING UNIT OF ADEQUATE SIZE means:
(A) an efficiency or larger unit for a family consisting of one person;
(B) a one-bedroom or larger unit for a family consisting of two persons;

(C) a two-bedroom or larger unit for a family consisting of three or four
persons; and

(D)  a three-bedroom or larger unit for a family consisting of more than four
persons.

2 FAMILY means one or more individuals living together as a single
housekeeping unit in which not more than four individuals are unrelated to the head of the household by
blood, marriage, or adoption.

3) LIF DWELLING UNIT means lower income family dwelling unit.

4) LIF RENTAL RATE means an amount equal to or less than 30 percent of the
tenant's gross annual family income divided by 12, except that in no event shall the LIF rental rate be
less than the fair market rental for existing housing for the Dallas Primary Statistical Area established by
the Secretary of Housing and Urban Development periodically but not less than annually, adjusted to be
effective on October 1 of each year, and published in the Federal Register as required by Section 8(c)(1)
of the United States Housing Act of 1937, as amended [42 U.S.C.A. 8 1437f, Subsection (c)(1)].

(5) LOWER INCOME FAMILY means a family whose income does not exceed 80
percent of the medial income for the Dallas Primary Statistical Area, as determined by the Secretary of
Housing and Urban Development, with adjustments for smaller and larger families in accordance with
Section 3(b)(2) of the United States Housing Act of 1937, as amended [42 U.S.C.A. § 1437a, Subsection

(b)(2)]

(6) LOWER INCOME FAMILY ("LIF") DWELLING UNIT means a dwelling
unit of adequate size:

(A) leased or offered for lease to a lower income family for an amount equal
to or less than the utility-adjusted LIF rental rate!; or

L The utility-adjusted rental rate incorporates a deduction for the reasonable cost of utilities. Accordingly, it should be understood
that this rate does not include utilities or telephone.
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(B) determined by the appropriate federal or state governmental authority
to satisfy all necessary criteria for lower (or very-low) income family occupancy to qualify a project for
federal or state tax relief or other housing or financial assistance under a program established by and
administered in accordance with federal or state law for the purpose of aiding lower (or very-low) income
families in obtaining a decent place to live.

@) UTILITY-ADJUSTED LIF RENTAL RATE means the LIF rental rate minus a
10 percent adjustment for utilities, or, in other words, 90 percent of the LIF rental rate.

(b) Two hundred LIF dwelling units must be provided in this district. One hundred of the
units must be leased or offered for lease before a building permit may be issued that would authorize the
construction of more than 1,168 dwelling units (total) in this district. The remaining 100 units must be
leased or offered for lease before a building permit may be issued that would authorize the construction
of more than 2,337 dwelling units (total) in this district.

(©) Each owner providing LIF dwelling units for purposes of this section must enter into a
housing agreement approved by the director of housing and neighborhood services. Each approved
housing agreement must:

@ contain a covenant running with the land stating that the property involved must
be used to provide a stated number of LIF dwelling units;

2 expressly provide that it may be enforced by the city;
3 be approved as to form by the city attorney; and
(@) be filed by the owner in the deed records of Dallas County, Texas.

(d) Each owner of property subject to a recorded housing agreement shall submit an annual
report to the director of housing and neighborhood services demonstrating continued compliance with
the

agreement and this article. All annual reports shall be due on June 30 of each year. Each annual report must
include the following:

@ A list of the LIF dwelling units currently leased including the names and
family incomes of the tenants.

(@) A list of the LIF dwelling units currently offered for lease.

3 The total number of dwelling units (LIF or otherwise) currently offered for
lease.

4 A list of all lower income families currently seeking to lease one or more of
the LIF dwelling units.

5) Any other reasonable and pertinent information the director determines to be
necessary to demonstrate compliance with the recorded housing agreement and this article.

(e) A recorded housing agreement may be terminated or amended to reduce the number of
LIF dwelling units on one building site if a corresponding number of LIF dwelling units are provided on
one or more other building sites in this district in accordance with this section. An instrument terminating
or amending a recorded housing agreement must be:
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(1) approved by the director of housing and neighborhood services as to
compliance with this article;

(2 approved as to form by the city attorney; and

3 filed by the owner in the deed records of Dallas County, Texas.

The director shall not approve a termination or amendment that would cause the total number of LIF
dwelling units to be reduced below the number required under this section, or that would otherwise cause
this article to be violated.

4] No owner who is not a party to a recorded housing agreement shall be liable for the failure
of another owner to comply with that agreement.

(o)) The director of housing and neighborhood services shall randomly, regularly, and
periodically select a sample of families occupying LIF dwelling units for the purpose of income
verification. Any information received pursuant to this subsection shall remain confidential and shall be
used only for the purpose of verifying income in order to determine eligibility for occupation of the LIF
dwelling units. All prospective tenants of an LIF dwelling unit must agree to provide or to allow the
director to obtain sufficient information to enable income verification as contemplated in this subsection
as a condition to leasing the unit. A person commits an offense if he or she, with the intent to lease or
occupy an LIF dwelling unit, misrepresents the family income of its tenant or prospective tenant to the
lessor or the city with knowledge of its falsity. A person who commits the offense described in the
preceding sentence shall be guilty of a separate offense for each day or portion of a day that the unit is
leased or occupied based on the misrepresentation.

(h) An LIF dwelling unit originally leased to a qualified applicant shall automatically lose
its status as an LIF dwelling unit if the tenant no longer qualifies as a lower income family at the end of
the primary term of the lease. When this occurs, the next vacated dwelling unit must be offered for lease
as an LIF dwelling unit until the required number of LIF dwelling units are provided.

(M The board of adjustment may grant a special exception to authorize a reduction in the
number of LIF dwelling units required under Subsection (b) of this section if the board finds, after a public
hearing, that:

(1) the units have remained vacant for six months or more; and

(2 the owner has made good faith efforts to lease the units to lower income
families during the period of vacancy.

In granting a special exception under this subsection, the board shall establish a termination date for the
special exception, which shall be not later than one year after the date of the board's decision. This provision
does not preclude the granting of additional special exceptions establishing new termination dates in
accordance with this subsection. (Ord. Nos. 21508; 24826; 26102)

SEC. 51P-305.120.1 MIXED INCOME HOUSING FOR SUBDISTRICT E2

CPC Recommendation

(a) Except as provided in this section, compliance with Division 51A-4.1100 is required to

obtain the development bonuses in Section 51P-305.108(b)(3) and in Section 51P-305.108(c)(2).
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Staff’s recommendation

(a) Except as provided in this section, compliance with Division 51A-4.1100 is required to
obtain the development bonuses in Section 51P-305.108(b)(3), Section 51P-305.108(c)(2) and Section 51P-
305.108(e)(2)(M).

Applicant proposed:

(a) Except as provided in this section, compliance with Division 51A-4.1100 is required to
obtain the development bonuses in Section 51P-305.108(c)(2).

(b) Compliance with Section 51A-4.1107 is not required.

(c) Income bands. An owner shall ensure that reserved dwelling units are only leased to and
occupied by eligible households in accordance with the development bonus restrictive covenant. For the
mixed-income housing program, units must be reserved for families with adjusted annual incomes within
the required income bands, except that voucher holders may be selected to occupy any reserved dwelling
unit. Eligible households making less than the minimum AMFI for a particular income band may be counted
as a higher income band provided that they are charged an affordable rent.

SEC. 51P-305.121. SIGNS.

Signs located in the West and East Mixed Use Subzones must meet the requirements for business zoning
districts contained in the Dallas Development Code, as amended. Signs located in the West and East
Residential Subzones must meet the requirements for non-business zoning districts contained in the Dallas
Development Code, as amended. (Ord. Nos. 21508; 24826)

SEC. 51P-305.122. GENERAL REQUIREMENTS.

@ Development of all property in this district must comply with all applicable federal and
state laws and regulations and with all applicable ordinances, rules, and regulations of thecity.

(b) All paved areas, permanent drives, streets, and drainage structures, if any, must be
constructed in accordance with standard city specifications and completed to the satisfaction of the
director of public works and transportation. (Ord. Nos. 21508; 24102; 24826; 26102)

SEC. 51P-305.123. COMPLIANCE WITH CONDITIONS.
The building official shall not issue a building permit or a certificate of occupancy for a use in this planned
development district until there has been full compliance with this article, the Dallas Development Code,

the construction codes, and all other ordinances, rules, and regulations of the city. (Ord. Nos. 24102; 24826;
26102)
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PROPOSED SUBDISTRICT E2
CONCEPTUAL PLAN

CONCEPTUAL PLAN
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PROPOSED MIXED-USE PARKING CHART
FOR SUBDISTRICT E2

PD 305 SUBDISTRICT E-2 MIXED USE PARKING CHART

(for calculating adjusted standard parking requirement)

Parking Adjustment By Time of Day (Weekday)
Standard
Tgtal SF Parking )
(including | Parking
Use vacancies) Requirement
Use | Categories Morning Noon Afternoon Late Afternoon Evening

Multifamily #

) 1 0.00 80% - 40% - 40% - 70% - | 100% -
units

0, 0, 0, 0, 0,
Office Uses* 495 0.00 100% i 80% | 100% i 80% i 35% )
Retail and 60% 75% 70% 65% 70%
Personal
Service Uses 250 0.00 - - - - -
Bar & 200 0.00 20% - | 100% - 30% - 30% - | 100% R
restaurant
Lodging per 70% 55% 60% 75% 85%
room 1 0.00 - - - - -
Any other use 0 100% - | 100% - | 100% - | 100% - | 100% -
Total parking 0 0 0 0 0 0

The adjusted standard off-street parking requirement for the development is the largest of the five "time of day”
column sums.

Note: If the use does not fit into one of the first five categories listed above, 100 percent assignment must be used in each of the "time of
day" columns. If one or more of the main uses in the development is a retail or personal service use, the minimum parking requirements
for the development under this reduced option is the sum of the standard parking requirements for each of the retail and personal
service uses in the development.
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CPC RESPONSES
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09/18/2019

25 Property Owners Notified

Reply Label # Address

@)

1
2
3
5
6
7
9

10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
Al
A2
A3

Reply List of Property Owners

9999
3972
4301
4319
4325
4329
4405
2417
2660
2600
3000
2990
4001
3930
3966
2901
2901
2901
2901
2801
2801
2711
2711
4331
4311

999

Z178-225

5 Property Owners in Favor

ATOKA ST

N CENTRAL EXPY

BELMONT AVE
BELMONT AVE
BELMONT AVE
BELMONT AVE
BELMONT AVE
N HASKELL AVE
N HASKELL AVE
N HASKELL AVE
BLACKBURN ST
BLACKBURN ST
CAPITAL AVE
MCKINNEY AVE
MCKINNEY AVE
BLACKBURN
BLACKBURN
BLACKBURN
BLACKBURN

N CENTRAL EXPY
N CENTRAL EXPY

N HASKELL AVE
N HASKELL AVE
BELMONT AVE
BELMONT AVE
N CARROLL AVE

64

0 Property Owners Opposed

Owner

TC CENTRAL ASSOCIATES LLC
URBAN SMART GROWTH LP
BELMONT OFFICES LLC

BELMONT STUDIOS LLC

OWEN MALLOY INVESTMENTS LLC
BRAYNE VENTURES LLC

REDTAIL COMMERCIAL LLC
DAYTON HUDSON CORP
GATEWAY CITYVILLE INC
KROGER TEXAS LP

MEPT MONDRIAN CITYPLACE LLC
SVF BLACKBURN DALLAS CORP
Dallas ISD

CRITERION MCKINNEY NOBEL APTS LP

CHURCH OF INCARNATION
CITYPLACE HOTEL REALTY LP
FC 2901 BLACKBURN LLC
BLACKBURN CENTRAL

7B SOUTH RETAIL PARTNERS LP
SBR REAL ESTATE HOLDINGS LP
TOWER WEST PARTNERS LP
UPTOWN CITYPLACE LLC
UPTOWN TRS LLC

PARK JONAS J

MARCELOREED PROPERTIES LLC
TC CENTRAL ASSOCIATES LLC
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09/18/2019

Reply Label # Address Owner
O A4 3988 N CENTRAL EXPY TC CENTRAL ASSOCIATES LLC
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