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Plan Framework

Sectionl PROJECT PLAN provides a description of the planned public
improvements, including a detailed project budget. Also the near term and
long term expectations for private development are presented.

Section 2 REINVESTMENT ZONE FINANCING PLAN includes an explanation of the
increment financing, the financing strategy and the assumptions on which
the plan for the Oak Cliff Gateway TIF is based. Also, the financial feasibility
of the TIF is examined along with financial policies which have been
adopted by the Board of Directors.
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Section | — ProjectPlan

Summary of Plan and Discussion of Modifications

The Oak CIiff Gateway Tax Increment Financing (TIF) District represents an important
opportunity for the City of Dallas to develop an attractive entry into the Oak Cliff area and
to capitalize on the opportunities provided by the new Oak CIiff Trolley to connect
downtown Dallas to key potential growth areas such as the neighborhood around
Methodist Regional Medical Center, the Bishop Arts area and the Jefferson Corridor.

The district was created in 1992 to set the standard for job creation while building on
successful developments downtown. The Oak Cliff Gateway community occupies a prime
location for redevelopment activity between downtown Dallas and Kessler Park. This
area, located on the hills overlooking the Trinity River, provides a superior location for
new residential and commercial development. However, growth has been slower than
expected. Some early developments, such as Lake Cliff Tower, helped to demonstrate
the area’s potential, but only in the past few years has significant development begun to
occur. The district's taxable value has grown by more than $120 million between 1992
and 2014, including recent developments such as Zang Triangle and Alexan Trinity, but
the district lost ground between 2008 and 2011, and continued growth in the core of the
district will take additional time.

Parts of the district continue to exhibit deteriorated structures, inadequate sidewalks and
streets, tracts of vacant land, faulty lot layouts, unsanitary or unsafe conditions, and
deteriorated site improvements. These conditions substantially arrest or impairthe sound
growth of this part of Dallas.

Recently the City was approached by a development group hoping to help to connect the
successes in the Bishop Arts area with the strength of the Jefferson Boulevard corridor
by creating a new development between the two areas. This proposal provided an
opportunity for the Oak Cliff Gateway TIF District to capitalize on the potential growth in
its core area while helping to support new development farther south.

The 2014 modifications to the Oak Cliff Gateway TIF District timeframe, boundary,
budget, and policies are intended to help to spur investment in Southern Dallas and
encourage orderly redevelopment along the planned extension of the Oak Cliff Gateway
trolley line from the Houston Street viaduct, along Zang Boulevard, south to Bishop Arts
and beyond Jefferson Boulevard. The proposed changes to the plan include continuing
funding for infrastructure needs for new development as well as environmental
remediation and facade improvement for rehabilitation of older structures and economic
development grants for projects that are not otherwise financially viable.
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Modifications to the Oak Cliff Gateway TIF District Project Plan and Reinvestment Zone
Financing Plan (“Plan”) in 2014 included the following changes:

e Create two sub-districts within the Oak Cliff Gateway TIF District: (a) Oak CIiff
Gateway Sub-district (original district boundary) and (b) Bishop/Jefferson Sub-
district.

e Increase the geographic area of the Oak CIiff Gateway TIF District to add
approximately 194 acres to create the Bishop/Jefferson Sub-district.

e Extend the termination date of the Oak Cliff Gateway TIF District from the City
Council-established termination date of December 31, 2022 to December 31, 2027
for the Oak Cliff Gateway Sub-district and establish a termination date for the
Bishop/Jefferson Sub-district of December 31, 2044.

e Maintain the percentage of tax increment contributed by the City of Dallas during
the extended term of the Oak ClIiff Gateway Sub-district at 85% and establish the
percentage of tax increment contributed by the City of Dallas during the term of the
Bishop/Jefferson Sub-district at 90%.

¢ A request will be submitted to the County to have the County participate at the rate
of 65% for 20 years beginning in 2015 and ending in 2034 in the Bishop/Jefferson
Sub-district.

¢ Increase the Oak Cliff Gateway TIF District's total budget from $10,066,977 NPV
(approximately $33,432,572 total dollars) to $28,621,027 NPV (approximately
$76,665,998 total dollars), an increase of $18,554,050 NPV (approximately
$43,233,426 total dollars).

e Authorize an amendment to the participation agreement with Dallas County as a
component of this budget increase.

e Restructure the TIF budget to consolidate and broaden categories of eligible
project costs into the Oak CIiff Gateway Sub-District (original boundary area); a
new category for the Bishop/Jefferson Sub-district; and retain the Education and
Administration categories.

¢ Revised private development goals.

Modifications in 2015 include adding 4.9 acres of vacant and underutilized property west
of Beckley Avenue to allow Oxygen, a new $38 million multi-family project whose project
site is only partially in the district, to begin construction and thereby spur additional
development on Beckley Avenue north of Methodist Medical Center. The net present
value of the budget will remain the same.
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In 2021, the Plan was modified to add a budget category for Dallas Streetcarsupport. The
TIF District Board of Directors made a finding that operations and maintenance (O&M)
support for the Dallas Streetcar was necessary and convenient to the implementation of
furthering development along major transportation corridors and transit connections in
and adjacent to the TIF District. TIF District funding support for Dallas Streetcar O&M is
intended to be short-term supplemental funding to allow the City and non-profit/for-profit
partners to secure and structure other long-term sources of funding.

TaxIncrementBase

The total taxable appraised value of real property within the original Oak Cliff Gateway
TIF District as of January 1, 1992, according to the Dallas Central Appraisal District
(DCAD) was $38,570,128. The appraised value of real property in this and all other Dallas
TIF reinvestment zones combined will remain significantly below the statutory maximum
of 15%. In addition, the appraised value of real property in this and all other Dallas TIF
reinvestment zones combined was below the maximum threshold of 5% of the City’s tax
base as set by the City’s Financial Management Performance Criteria (FMPC) when the
district was created.

In 2009, the base value for the Oak Cliff Gateway TIF District was re-set at $40,098,623
for the City value. The estimated 2014 base value of the new Bishop/Jefferson Sub-
district, according to DCAD, is approximately $105,400,615. The 2014 taxable base value
may be revised when final 2014 figures are available and pending any litigation or tax roll
corrections. The City will monitor property with different base years separately. Taxable
values may vary by taxing jurisdiction due to different exemption levels.

Market Analysis and Development Program

Although market conditions have changed since Arthur Andersen & Co. prepared the
market analysis of the Oak CIiff Gateway area in 1997, the basic focus is still valid. The
analysis focused on the need to encourage initial growth and jump-start development
within the district by finding productive uses for vacant land and stimulating job creation
as a way to spur economic revitalization and increase long-term residential interest.

Based on the initial market research information, a current examination of local
development trends, and assuming the development of a targeted implementation
program, the TIF board suggested the following target projects:

e Lake CIiff Tower residential redevelopment with adjacent retail, townhome
development along Greenbriar Avenue (completed in 2006)

e Core retail development (39,375 square feet completed in 2009)

e Mid and high rise residential with retail along Greenbriar Avenue (Trinity
Townhomes development completed in 2007 and Alexan Trinity completed in
2014))
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e Land assembly for mixed use, high density development adjacent to the Trinity
River, between Greenbriar Avenue and Interstate 30 on North Beckley Avenue and
Burnett Field near Colorado Boulevard and Interstate 35 (to be completed).

Expansion of Methodist Medical Center's operations created an opportunity to focus
denser development in the area roughly bounded by Zang Boulevard, Colorado Street,
Beckley Avenue, I-30 and the Trinity River. The 2009 plan amendments provided for
funding of the infrastructure and financing needs of this area, and the 2014 plan
amendments, including the extended time in the Oak Cliff Gateway Sub-District, give this
area the time it needs to succeed.

These projects are designed to create momentum within the core of the TIF district, a key
element in attracting potential investment into the neighborhood.

The expansion of the Oak Cliff trolley (currently known as the Dallas Streetcar) and recent
development in both the Bishop Arts area and in the Jefferson Corridor have spurred
interest in the blocks south of Bishop Arts. TIF funding will help to fund needed
infrastructure improvements, complete fagade restoration and environmental remediation
projects, and spur development through economic development grants in an area of
vacant lots, aging multi-family buildings, and under-utilized commercial land.

Area Attributes

The location of the Oak Cliff Gateway TIF District is an ideal setting for residential and
commercial redevelopment due to its adjacency to the Trinity River and downtown, as
well as its proximity to Interstates 30 and 35.

The pastoral dignity of Lake Cliff Park sets the tone for the Oak Cliff Gateway Sub-district.
Scenic vistas from the park and other hillsides within the district are among the finest in
Dallas. Potential redevelopment of the Trinity River provides an important bridge between
the Oak CIiff Gateway area and Downtown Dallas. Major facilities and natural features of
the area include Methodist Medical Center, Lake Cliff Park, Founders Park, school sites
and the Trinity River.

The Bishop Arts and Jefferson Boulevard areas serve as a draw for visitors from across
the North Texas region and provide destinations for shopping and dining. Proposed
developments provide additional restaurant, retail, and residential space while providing
needed access to transit and additional parking.

Linkages and corridors play a specialrole inthe expanded Oak Cliff Gateway TIF District.
The Dallas Streetcar and both planned and existing trails are vital to development of the
district and create the opportunity for expanded recreational, pedestrian, and transit
connections both to downtown and through the region.

The Dallas Streetcar connects Oak Cliff to downtown Dallas and the greater regional light
and heavy rail network. Passengers are able to board in Oak Cliff and then transfer either
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to DART's light rail line or to the heawy rail line managed by the TRE which connects
downtown Dallas to Fort Worth and the suburbs in between.

View corridors within the districts are a strong attribute of the area. The hilly topography

of the area is unusual in Dallas, providing a dramatic setting to view the Downtown Dallas
skyline.

The Oak CIiff Gateway TIF district contains more of the original historic buildings than
many of the other TIF districts. The designation of the Lake CIiff Historic District has
helped to preserve this resource and establish a unique identity for the district.
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Exhibit A: Dallas Streetcar, Area Trails, and Area Attributes
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TIF District Boundaries

The expanded Oak Cliff Gateway TIF District is located adjacent to the Trinity River and
southwest of Downtown Dallas. The Oak Cliff Gateway Sub-district is generally bounded
by Interstate 30 and the Trinity River to the north, Interstate 35 and Jefferson Boulevard
to the east, 5" and 8" Street to the south and Haines Avenue to the west. An
approximately 30-acre tract previously excluded from the district through a 1998 boundary
amendment was added back into the district in 2009.

The 2014 amendment added the Bishop/Jefferson Sub-district as shown on the map in
Exhibit B. This new sub-district is generally bounded by Davis Street on the north, Vernon
Avenue and Llewellyn Avenue on the west, 12t Street on the south, and R.L. Thornton
Freeway, Storey Street, Crawford Street and Beckley Avenue on the east.

The original district encompassed approximately 254 acres, not counting rights-of-way
that the Dallas Central Appraisal District (DCAD) does not identify as land parcels. The
Bishop/Jefferson Sub-district encompasses approximately 193 acres (excluding rights-
of-way). The 2014 amended boundary had a total area of approximately 447 acres. The
2015 amendment brings the total to 453 acres.

Unless defined otherwise by a relevant City ordinance, district boundaries include all
rights of way immediately adjacent to real property within the district, extending to the far
sides of the rights of way. Boundaries that approximate property lines shall be construed
as following such property lines.
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ExhibitB: Map of the Oak Cliff Gateway TIF District
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Current Land Use

Land use inthe Oak Cliff Gateway TIF Districtis mixed. Methodist Medical Center creates
a major employment center at Beckley Avenue and Colorado Boulevard and has
continued to grow during the life of the district. Residential uses and vacant land are
scattered throughout the district. The highest concentration of retail use is located at the
triangle formed at the intersections of Colorado Boulevard, Zang Boulevard and Beckley
Avenue and along Jefferson Boulevard. The Bishop/Jefferson Sub-district is a mix of
commercial, multi-family, and vacant land. The sub-district also includes limited single
family residential uses.
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Exhibit C: Oak Cliff Gateway TIF District Land Use Map
(2009 data)
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Oak Cliff Gateway Planned Development (PDD) Zoning

The Department of Development Services has been involved in a partnership effort to
produce a development plan for the TIF district with input from property owners and
business interests in the district, the board of directors for the Oak Cliff Gateway TIF and
City staff.

In 2015 the City amended PD 468, based onthe City's form-based code, for the northern
portion of the area, to include the Oak Cliff Gateway Sub-district and portions of the
Bishop/Jefferson Sub-district.

The new zoning designation is intended to create walkable urban neighborhoods where
higher-density mixed uses and mixed housing types promote less dependence on the
automobile.

In 2010, the City also created PD 830 for zoning near Bishop Avenue and Davis Street.
This PD encourages the characteristics of an urban village, with wide sidewalks, street
trees, doors and windows opening onto the street, and parking hidden away from the
street.

Oak CIiff Gateway Strategic Implementation Plan

Oak CIiff Gateway TIF District is envisioned as a place where people come to work, live,
shop, and to enjoy the parks, dining, entertainment, and historic districts. The Gateway
retains the distinctive character of its historic settlement. It provides proximity to
downtown Dallas as well as opportunities for jobs and business growth. The Trinity River
Corridor and the area's parks entice residents, area workers and visitors to enjoy natural
beauty, active recreation and quiet reflection. The Oak Cliff Gateway offers a unique park-
like setting in the center of the Dallas region. Proposed new development and strategic
re-development in the new Bishop/Jefferson Sub-district will be focused on respecting the
existing historic buildings and neighborhood character of the area. Planned sidewalks,
bike lanes, and green space offer alternatives to driving, and buildings nestle into the
existing fabric of the street grid and the neighborhood.

Urban Land Institute (ULI) Study — A Strategy for the Oak Cliff Gateway District and
Trinity Place

During the period of October 14-19, 2001, an advisory panel formed by the Urban Land
Institute conducted a study of the Oak Cliff Gateway area with particular interest focused
on the area of Planned Development District (PDD) 468, Sub-Area A, named for the
purposes of the study as Trinity Place. The study (Appendix A) focused on Trinity Place,
but also examined the entire area and formed conclusions and recommendations that
identified the Trinity River Corridor Improvement Plan as a key to development and highly
beneficial to the future planned development of the Oak ClIiff Gateway TIF District.

The ULI Advisory Panel Study validated the Oak Cliff Gateway TIF District Project Plan
and recommended a concentration of mixed-use, high-density development for the entire
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Sub-Area A with particular concentration of the uses on Burnett Field and the area north
of Greenbriar Lane, between the Trinity River levy and Beckley Avenue to I-30, see
Exhibit E. The advisory panel estimated the infrastructure costs associated with the
implementation of this strategy and recommendations at approximately $15,000,000.

Over the ensuing years, Greenbriar Lane has become a quiet residential street for dense,
new townhomes and multifamily apartments.

Beckley Avenue north of Greenbriar Lane remains an opportunity for dense mixed use
that takes advantage of the downtown views and proximity to the re-built IH-30 and
connections to downtown.

The area east of Methodist Medical Center provides an opportunity for the hospital to
expand its campus to the east and to provide additional jobs, investment, and tax base to
the City and the district.

Design Guidelines

In 2012, the Oak Cliff Gateway TIF District board of directors adopted Design Guidelines
for the district. These guidelines address both the design of private development and the
public infrastructure adjacent to the development. The guidelines provide a set of
standards that encourages dense, pedestrian oriented development with wide sidewalks,
street trees, pedestrian lighting, and parking designed to minimize disruption of the public
realm. Since 2013, the City has embraced a process of peer review of all TIF projects.
Compliance with the Oak Cliff Gateway Design Guidelines and with the recommendations
of the City's Urban Design Peer Review Panel (and other future design review processes)
is a requirement for all TIF projects.

In particular, projects within the District will be encouraged to have sidewalks with a clear
walking width of at least 7 feet and an additional landscape buffer to protect pedestrians
from vehicular traffic. In addition, all projects will be encouraged to bury franchise utility
lines, ensure adequate shade, and have first-floor street-facing residential and
commercial spaces open directly onto the street frontage.

Planned Private Development

New constructionwithin the TIF districtis expectedto increase the tax base by approximately
$919 million, raising the net present value of approximately $26,621,027, or $76,665,998 in
total dollars in tax increment revenue which will be reinvested in the district.

This represents a goal of approximately 1,572,556 square feet of new residential construction
(both single family/townhome units and apartment units) and 393,139 square feet of new
commercial construction, to include retail, restaurant, and office space.
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Planned Public Improvements
Planned public improvements include:
e Public infrastructure Improvements — streetscape, lighting and median

improvements, water, wastewater, utility burial
Pedestrian and lighting improvements throughout the district

e Education and training facilities

¢ Facade Improvements

e Environmental remediation, interior and exterior demolition assistance
e Economic development grants

e Streetcar Support

e Administration

The Oak Cliff Gateway TIF District Project Plan and Reinvestment Zone Financing Plan
provides along term program to replace and upgrade the area’s infrastructure, assistance
for environmental remediation and related interior and exterior demolition of buildings to
be renovated for residential and commercial use, assistance for fagade improvements in
the TIF district, assistance for education and training facilities, and for economic
development grants to offset the cost of dense, mixed-use redevelopment projects, new
roadways, and other public-use improvements.

The TIF district also has the ability to convey public land for economic development
purposes so long as the conveyance serves the public purpose of putting land back on
the tax rolls, thereby increasing the value of the tax base.

The improvements planned for the Oak Cliff Gateway TIF District are designed to fully
meet the long-term public needs to secure the growth and investment of the area. Planned
improvements will focus on three major transportation corridors - Zang Boulevard,
Colorado Boulevard, and Beckley Avenue — and local streets between Davis Avenue and
12t Street and between Vernon Avenue and Zang Boulevard. These site improvements
are necessary for development, design and construction of recreational amenities,
including entry portals allowing pedestrian and bicycle access into the Trinity River
corridor/trail system.

Tax increment financing will be used to pay for these improvements. Utilizing this program
to encourage public infrastructure improvements greatly improves the potential of
attracting more commercial investment by improving the economics of the developing
market in the district. The Oak Cliff Gateway TIF District Project Plan and Reinvestment
Zone Financing Plan also provides for extensive streetscape and other amenities, which
complement existing and anticipated investment in the area.

Direct support of historic facade restoration efforts also provides an important incentive
to assist new development in the district. The City of Dallas, using TIF funds, can
participate in such a facade restoration program. Facade improvements under this
program will be reviewed by the Oak Cliff Gateway TIF District Board and the City's Urban
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Design Peer Review Panel (UDPRP) (or other future designreview committee) to ensure
compatibility with other improved structures and investment in the area.

The City may make economic development loans or grants to further implement this Plan
and to encourage additional development in the district. Projects receiving such loans or
grants must be consistent with the goals and objectives of the Oak Cliff Gateway TIF
District Project Plan and Reinvestment Zone Financing Plan and will be subject to specific
project agreements and City Council approval.

Linkages are critical to the Oak ClIiff Gateway. Access to major transportation routes is
part of the strength of the area. As such, new and enhanced connections are planned to
build on these strengths. Planned sidewalks within the district link Lake Cliff and Founders
Parks to Methodist Medical Center. Pedestrian and bike trail linkages with the Trinity River
are planned. The Oak CIiff Trolley, currently known as the Dallas Streetcar will provide
additional transit routes from downtown's convention facilities to the restaurants and
shops planned inthe area.

Public and private land use and investment decisions based on this concept plan have
begun to revitalize the Oak CIiff Gateway. Use of the Tax Increment Financing (TIF)
district has added new public investment to supplement projects funded through City of
Dallas bond funding programs. Designation of the Lake CIiff Historic District has helped
to retain the area's historic neighborhood. Compatible zoning and reasonable variances
with the creation of sub-districts have enabled investors to build the developments
envisioned here. Lastly, urban design guidelines for public and private investments have
ensured that the area's entry points and developments create an identifiable image for
the Oak CIiff Gateway.

TIF District Policy Considerations

City policy for TIF districts requires that amended TIF district plans include public
objectives such as a provision for affordable housing; utilization of minority and women
owned businesses in new construction; promotion of jobs for neighborhood residents;
and resolution of issues related to the relocation of area residents displaced by new
development. These issues are addressed specifically below.

Mixed Income Housing. Twenty percent of all housing units in projects using TIF funds
will affordable per the City’'s and County's established criteria for mixed income housing.
Affordable housing units are those which are affordable to a household earning 80% or
less of the median family income for the Dallas metropolitan area. Affordable rental rates
will be adjusted annually.

A developer may, subject to City and County approval, propose an alternative means of
fulfilling the City and County’s affordable housing requirements.

This plan has a goal of creating new affordable housing units within the Oak Cliff Gateway
TIF District, which may include the creation of senior housing or tax credit financed units.
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It is important that affordable housing units blend with the existing community. Mixed-
income projects will be encouraged.

Business Inclusion Development (BID) Plan. All TIF-funded projects must follow the City's
adopted Business Inclusion and Development Plan. This policy outlines goals for certified
Minority- and Women-Owned Business (M/WBE) participation in publicly funded
infrastructure projects. The BID Plan goal, as amended by City Council on September 23,
2020, is 32% for construction of public improvements (subject to future modification by
City Council). The goal for private improvements is negotiated in the development
agreement.

The process for BID compliance and City oversight will be negotiated with City staff and
included in the development agreement for each individual project.

Promotion of Jobs for Neighborhood Residents. TIF applicants must agree to sponsor job
fairs or other programs to attract neighborhood residents to any permanent jobs created
in the developments within the district.

Existing Resident Displacement. Future development projects in the TIF district may
include the demolition or extensive renovation of existing multi-family residential property.
For that reason, it is understood that some displacement might occur due to
redevelopment activities. In such occurrences, the City will only provide TIF assistance
for projects where the incidence and impact of any displacement has been minimized.
Communication will be a central element in this process.

Section Il - Financing Plan
Tax Increment Financing

Section 311 of the State Tax Code, commonly called The Tax Increment Financing Act,
provides for municipalities to create reinvestment zones within which various public works
and improvements can be undertaken, using tax increment revenues, bonds or
notes/advances, to pay for those improvements. At the time an area is designated a
reinvestment zone for tax increment financing, the existing total of appraised value of real
property in the zone is identified and designated as the tax increment base. Taxing units
lewying taxes in the zone during its life are limited to revenues from this base.

Public improvements are made in the area to attract private development that would not
otherwise occur. As the costs of new development are added to the tax rolls, property
values rise. This rise innew value is called the "captured appraisedvalue." Then the taxes
that are collected by the participating taxing jurisdictions on the increment between the
frozen value and the new, higher value (the "tax increment") are depositedinto a TIF fund
which is used to pay for the public improvements. Once the public improvements are
completed and paid for, the TIF is dissolved and the full amount of the taxes collected in
the area is kept by the taxing jurisdictions. In effect, the taxing jurisdictions are investing
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future earnings to receive the benefit of higher tax revenues from new development. Also,
taxing jurisdictions are not restricted from raising their tax rates during the life of the zone.

Financing Plan

The financing plan developed by the Board provides for approximately $26,621,027
(NPV) or $76,665,998 in total dollars of public improvements to be paid for with TIF funds
or anticipated TIF increment collections. The financing plan developed by the board
allows for the sale of TIF bond funds, ifitisinthe financial interest of the Oak Cliff Gateway
TIF District and the City of Dallas.

Exhibit D: Oak Cliff Gateway Public Improvements Budget

Oak Cliff Gateway TIF District

TIF Budget TIF Budget
Category (OCG: 1992 dollars) (Total dollars)
(BA: 2014 dollars)

Oak Cliff Gateway Sub-district

¢ Public Infrastructure Improvements including Streets,
Streetscape, Water, Wastewater, Utility Burial

e Facade Improvements $8,859,775 $33,513,508

¢ Environmental Remediation and Demolition

¢ Pedestrian Linkages/Lighting

e Economic Development Grants
Bishop/Jefferson Sub-district

¢ Public Infrastructure Improvements including Streets,
Streetscape, Water, Wastewater, Utility Burial

» Fagcade Improvements $18,554,050 $38,611,351

e Environmental Remediation and Demolition

¢ Pedestrian Linkages/Lighting

e Economic Development Grants
Educational/Training Facilities $200,000 $756,029
Streetcar Support $257,202 $950,000
Administration $750,000 $2,835,110
Total Project Costs $28,621,027 $76,665,998
*In order to encourage developmentin the Bishop/Jefferson Sub-district, Administration expenses and Educational/Training Facilities expenses for the
entire District shall be paid out of the Oak Cliff Gatew ay Sub-district until the Oak Cliff Gatew ay Sub-district expires. Remaining Administration and
Educational/Training Facilities expenses shallthen be paid fromthe Bishop/Jefferson Sub-district.
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Financing Methodology: The City of Dallas/Oak Cliff Gateway TIF District may consider
the sale of TIF bonds to finance infrastructure and other public-use improvements in an
amount based upon the capacity assessment by the City's financial advisor. The bond
debt service would be paid from the future increment revenues. Private developers will
advance funds for public improvements in the reinvestment zone. Advances are to be
repaid by the proceeds of the TIF bond sales and/or the future increment revenue cash
flows to the TIF fund. Taxing jurisdictions need not guarantee these bond and loan
repayments with any other source. Private lenders would loan funds only when they were
confident that future cash flows to the TIF fund, plus other private assets given as security,
would be sufficient to cover their advances to the TIF fund, plus other private assets given
as security, would be sufficient to cover their loans.

Bond Issuance: TIF bonds may be issued for the Oak CIiff Gateway TIF District in an
amount not to exceed the capacity assessment provided by the City's bound counsel and
financial advisor.

Financing Policy: The goal of the Oak Cliff Gateway TIF District is to leverage increment
accrued to maximize development in the district.

Long-Term Financing. The City has decided use a dual methodology to finance all
subsequent phases of infrastructure and public improvements. After the district satisfied
the debt service on the bonds, the district decided to use the remaining increment
revenues for additional projects on a “pay-as-you-go basis." Future TIF-funded projects
will be reimbursed only after completing all required elements in each project’s
development agreement.

Expected Revenues. Cumulative private development is expected to exceed
approximately $311 million during the remainder of the 30-year development program,
resulting in new taxable value of more than $919 million at the end of the district. This
assumes all taxing jurisdictions participate by 100% through 2012, except the Dallas
Independent School District (63%) until 2011. During the initial 10-year term extension
only the City of Dallas and Dallas County participated at the rates of 85% and 65%,
respectively. During the proposed 2014 term extension, the City will participate in the Oak
Cliff Gateway Sub-district at 85% and in the Bishop/Jefferson Sub-district at 90%. The
County will participate in the Bishop/Jefferson Sub-district for 20 years at 65%.

Financial Assumptions.

The key factors influencing the financial feasibility study and its conclusions are the
financial assumptions which have been adopted. Several categories of assumptions,
including development, activity, land appreciation, appreciation of improvements, removal
of existing deteriorated structures, and tax rate changes are discussed below:

Inflation _and Appreciation. The generally accepted inflator for construction costs and the
value of improvements is five and three-quarters percent (5.75%) per annum. Net present
values of the tax increment were calculated at this rate.
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Tax Rate Changes. Although tax rates may increase during the future development

period, the financial plan assumes that the tax rate will remain constant for the life of the
TIF district.

Financial Feasibility

The private development plans; public improvement program, general financing strategy
and financial assumptions of the original plan were all included in an economic feasibility
study prepared by Arthur Andersen & Co.

Cumulative increased property value is expected to reach approximately $919 million
during the extended term of the TIF district. Coupled with predicted increases in land
values, the total taxable value reaches $1 billion.
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Oak Cliff Gateway TIF Increment Schedule
Oak Cliff Gateway Sub-district
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Financial Policies

General financial policies are governed by the City of Dallas Public/Private Partnership
Program, as amended. This program provides a framework for development incentives
in a variety of areas. Within this framework the Oak Cliff Gateway board of directors has
adopted specific policies for the Oak Cliff Gateway TIF District.

Pedestrian/lighting, street tree and landscaping projects are recognized as an important
component of the Oak Cliff Gateway TIF District Public Improvement Plan; therefore,
whenever possible a portion of the increment accrued will be set aside for such projects.

Public improvements will be phased at a pace which coincides with private development.
Publicly accessible parking facility improvements will be phased to coincide with the pace
of related improvements. Projects in the Bishop/Jefferson Sub-district may be required to
provide additional publicly accessible parking above the immediate needs of the project.
This parking may be required to be structured or otherwise constructed to minimize its
impact on the public realm.

Private developers desiring City participation in cost sharing for infrastructure
improvements needed for their projects must sign a development agreement with the City.

Each development agreement is mutually exclusive. That is, the nature and extent of
support with public funds may change over time as the district becomes more developed.

If a developer needs infrastructure improvements constructed at a time when sufficient
funds are not available inthe TIF fund, then improvements may be:

e Deferred until funds are available
e Constructed at the sole expense of the developer

e Constructed at developer expense, with the City reimbursing the developer as
funds become available.

Private development must substantially conform to the design guidelines adopted by the
Oak Cliff Gateway board of directors in order to receive cost participation benefits for
infrastructure improvements.

The Oak CIiff Gateway TIF board may from time-to-time recommend amendments to
these financial policies, which will affect the operations of the TIF district.
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Conclusions

Based upon a set of conservative assumptions and analysis of the project and financing
plan, the Oak Cliff Gateway board of directors has concluded that the project and
financing plan is feasible.

The success of the Oak ClIiff Gateway TIF development will allow the redevelopment of
the area. The new residential population base will be supported by redevelopment efforts
inthe area near downtown Dallas. The expansion of retail and entertainment activities will
enhance the area's overall market image. The success of this program will protect and
build on this area's untapped real estate potential. The Oak Cliff Gateway Project Plan
and Reinvestment Zone Financing Plan was developed with these specific needs in mind.

Exhibit A Page 23
Reinvestment Zone Financing Plan & Project Plan
Oak Cliff Gateway TIF District — April 14, 2021



B

AN ADVISORY SERVICES PANEL REPORT

A L AL A L S R T A A S B L R ! L L R L P S T~ ST 7 o TR R EEICL EE  e rer
O] e - i S (P Er o L e e g . A __ Ve AT e B '-';_

Oak Cliff
Dallas, Texas

Urban Land
instifute




Appendix A

October 14-19, 2001
An Advisory Services Panel Report

ULI-the Urban Land Institute
1025 Thomas Jefferson Street, N.-W.
Suite 500 West
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Appendix A

LI-the Urban Land Institute is a non-
profit research and education organiza-
tion that promotes responsible leadership
in the use of land in order to enhance

the total environment.,

The Institute maintains a membership represent-
ing a broad spectrum of interests and sponsors a
wide variety of educational programs and forums
to encourage an open exchange of ideas and shar-
ing of experience, ULI initiates research that
anticipates emerging land nse trends and issues
and proposes creative solutions based on that
research; provides advisory services; and pub-
lishes a wide variety of materials to disseminate
information on land use and development.

Established in 1936, the Institute today has more
than 17,000 members and associates from 60 coun-
tries, representing the entire spectrum of the land
use and development disciplines. Professionals rep

Exhibit B

Reinvestment Zone Financing Plan & Project Plan

Oak Cliff Gateway TIF District

resented include developers, builders, property
owners, investors, architects, public officials, plan-
ners, real estate brokers, appraisers, attorneys,
engineers, financiers, academics, students, and
librarians. ULI relies heavily on the experience of
its members. It is through member involvement
and information resources that ULI has been able
to set standards of excellence in development
practice. The Institute has long been recognized
as one of America’s most respected and widely
quoted sources of objective information on urban
planning, growth, and development.

This Advisory Services panel report is intended
to further the objectives of the Institute and to
make authoritative information generally avail-
able to those seeking knowledge in the field of
urban land use.

Richard M. Rosan
President

©2002 by ULI-the Urban Land Institute
1025 Thomas Jefferson Street, NW.
Suite 500 West

Washington, D.C. 20007-5201

All rights reserved. Reproduction or use of the whole or any
part of the contents without written permission of the eopy-
right holder is prohibited.

ULI Catalog Number: ASD038
Cover illustration by panelist Laurin McCraken: The panel’s

vision for the new Tyinity Place in the Oak Cliff Gateway
District.
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he goal of ULI’s Advisory Services Program

is to bring the finest expertise in the real

estate field to bear on complex land use plan-

ning and development projects, programs,
and policies. Since 1947, this program has assem-
bled well over 400 ULI-member teams to help
sponsors find creative, practical solutions for
issues such as downtown redevelopment, land
management strategies, evaluation of develop-
ment potential, growth management, community
revitalization, brownfields redevelopment, mili-
tary base reuse, provision of low-cost and afford-
able housing, and asset management strategies,
among other matters. A wide variety of publie,
private, and nonprofit organizations have con-
tracted for ULI’s Advisory Services.

Each panel team is composed of highly qualified
professionals who volunteer their time to ULL
They are chosen for their knowledge of the panel
topic and screened to ensure their objectivity.
ULI panel teams are interdisciplinary and typi-
cally inelude several developers, a landseape
architect, a planner, a market analyst, a finance
expert, and others with the niche expertise
needed to address a given project. ULI teams
provide a holistic look at development problems.
Each panel is chaired by a respected ULI mem-
ber with previous panel experience.

The agenda for a five-day panel assignment is in-
tensive. It ineludes an in-depth briefing day com-
posed of a tour of the site and meetings with spon-
sor representatives; a day and a half of hour-long
interviews of typically 80 to 100 key community
representatives; and a day and a half of formulat-
ing recommendations. Many long nights of discus-
sion precede the panel’s conclusions. On the final
day on site, the panel makes an oral presentation
of its findings and conclusions to the sponsor. At
the request of the sponsor, a written report is
prepared and published.

Because the sponsoring entities are responsible
for significant preparation before the panel’s visit,
including sending extensive briefing materials to
each member and arranging for the panel to meet
with key local community members and stake-
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holders in the project under consideration, partic-
ipants in ULI's five-day panel assignments are
able to make accurate assessments of a sponsor’s
issues and to provide recommendations in a com-
pressed amount of time,

A major strength of the program is ULT's unique
ability to draw on the knowledge and expertise of
its members, including land developers and own-
ers, public officials, academicians, representatives
of finaneial institutions, and others. In fulfillment
of the mission of the Urban Land Institute, this
Advisory Services panel report is intended to pro-
vide objective advice that will promote the re-
sponsible use of land o enhance our environment.

Rachelle L. Levitt
Senior Vice President, Policy and Practice

Mary Beth Corrigan
Managing Director, Advisory Services

Naney Zivitz Sussman
Senior Associate, Advisory Services

Jason Bell
Panel Coordinator, Advisory Services

Naney H. Stewart
Director, Book Program

David James Rose
Manuscript Editor

Betsy VanBuskirk
Art Director

Martha Lioomis
Desktop Publishing Specialist/Graphics

Diann Stanley-Austin
Director, Publishing Operations
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he panel would like to extend its apprecia-

tion to the city of Dallas for asking the

ULI panel to assist in its efforts to revital-

ize Oak CIiff. Specifically, the panel thanks
Laura Miller, Elba Garcia, and the other 13 mem-
bers of the Dallas City Council at the time of the
panel; and Ryan Evans and Jill Jordan, deputy
city managers.

The panel was supported by the efforts of the
Planning and Development Department: specifi-
cally, director Sherrell Cockrell, planning manager
David Cossum, and senior planner Michael Finley.
Other representatives of agencies and organiza-
tions providing support include Stanley Prichard
of the city’s Economic Development Department,
Rebecca Dugger of the Trinity River Project of-
fice, and Karen Walz of the Dallas Plan.

Financial assistance for the panel was provided
by the following organizations:

* Hicks/Blackard
¢ Mary Kay Foundation
» Methodist Hospitals of Dallas
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e Park Investments, Ltd.

e (Qak Farms Dairy

 JPI Lifestyle Apartment Communities, LP
« BELO

¢ Southwestern Bell

o Texas Utilities

* ATE&T

s I.one Star Consolidated Foods, Ine.
* (Good Space, Inc.

* Isenberg Management Associates
¢ Pan American Capital Corporation.

Special gratitude is given to the interviewees and
all those who participated in the interview pro-
cess for openly sharing information about the Oak
Cliff neighborhood.

An Advisery Services Panel Repont
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he Oak Cliff area, loeated on the south side

of the Trinity River, has been seen as far

removed from downtown Dallas, even

though it lies only about a mile from the
convention center, Reunion Area, and other
downtown attractions. While parts of Oak Cliff
are viewed as desirable, most of the area has been
ignored by the city and has not benefited from the
recently strong economy.

In addition, the city and the region have been
working on a variety of projects that would affect
Oak Cliff, including the U.S. Army Corps of Engi-
neers’ Trinity River Project, which would involve
a series of drainage improvements along the Trin-
ity River resulting in the creation of a large lake
between downtown and Oak CIiff, and a proposed
parkway project along the river.

A series of other private initiatives have been
happening in Oak Clitf: An apartment complex
comprising more than 600 units is under construc-
tion there, several neighborhoods are experienc-
ing redevelopment, plans are underway for the
redevelopment of Cliff Towers, and Jefferson
Street is undergoing significant revitalization,

Because of these and other factors, in June 2001
the city asked ULI to convene a panel of unbiased
experts to help it evaluate the development poten-
tial of approximately 48 acres immediately adja-
cent to the Trinity River. The area is bounded by
Beckley Avenue on the west, the Trinity River on
the north, Zang Boulevard on the east, and Green-
briar Avenue on the south. The 1997 Strategic
Planning Study by the Dallas Plan, a nonprofit
organization formed to create a partnership among
the city of Dallas, local organizations, and private
citizens, identified this site as part of a general
gateway to Oak Cliff.

The panel was asked to address issues related to
the market potential, planning and design options,
and development and implementation strategies
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for the area. The essence of these questions was
twofold: First, what is the most desirable devel-
opment plan for this parcel? And second, what
appropriate public actions are needed to achieve
the timely realization of the development plan?

There have been a lot of previous planning efforts
for Oak Cliff and the panel used this information
as an important point of reference, but not as a
point of departure, in its efforts. It took a fresh
look at the assumptions and principles underlying
prior plans and studies and reached independent
conclusions that are reflected in the findings and
recommendations in this report. On balance, the
panel’s recommendations follow the same general
ideas presented in prior general planning “visions”
for Oak Cliff, but materially depart from them in
their physical form and development strategy.

In addition to its previous planning studies, the
region is in the middle of 2 multiyear planning and

Fort Worth. - Dallas

£l Fasg

Austin

Hougton -
San Antonio.
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design process for the Trinity River Corridor—
the parcel’s largest single boundary. The panel
was highly cognizant of the importance of im-
provements in the Trinity River Corridor to the
city of Dallas and to the Metroplex as a whole.
The panel views the Trinity River Corridor Plan
and eventual improvements to be highly benefi-
cial to the Oak Cliff area in general.
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However, the panel's recommendations are not
predicated on a specific set of plans for the Trinity
River Corridor, nor are they dependent on the
timing ana specific configuration of the improve-
ments. Where appropriate, the panel has made
specific recommendations with regard to the Trin-
ity River Corridor Plan as it affects Oak Chff.
These recommendations are focused solely on the
enhancement of the development potential of the
Oak Cliff study area and not the Trinity River
Corridor as a whole.

An Advisery Services Panel Report
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£ ak CIiff, over the past several decades, has
| | not participated proportionately in the

| | robust development and growth of the
WY Dallas Metroplex as a whole. However,
reinvestment and diverse, multicultural growth

are occurring, and visibly so.

The panel strongly endorses the concept of a
“sateway” to Qak Cliff. The gateway is not a sin-
gular point of access, but rather comprises the
entire northern edge between Interstates 30 and
35. It involves not only multiple conventional
transportation access points, but alse signature
design features, into and within the area’s bound-
aries. The gateway also includes the 48-acre par-
cel that is prime focus of the panel’s assignment.
The panel has named this entire area the Qak
Cliff Gateway District.

Once it toured the study area and its suroundings,
the panel elected to look slightly beyond the 43-
acre study area, believing that it can be the cen-
terpiece of the overall development of the Gate-
way District. The 48-acre parcel, as a stand-alone
development, has a low prohability of success.
When the pareel is incorporated into an overall
gateway program, however, its development
potential is unlocked. Therefore, the panel focused
its attention on the development of the entire
geographic area it defined as the Oak Cliff Gate-
way District.

The plans for and eventual improvement of the
Trinity River Corridor undoubtedly will have a
beneficial impact on Oak Cliff. However, to wait
for the final determination of these plans and the
commencement of improvements would be short-
sighted.

The panel’s assignment started with a singular
foeus—the development opportunities inherent in
and the attendant public/private strategies for
“unlocking” the potential of a 48-acre pareel.
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IV of Findings and

The pareel is situated in a geographic area de-
seribed by earlier planning studies as the “gate-
way” to Oak Cliff and was named appropriately
“The Oak Cliff Gateway Special Purpose District.”
The 48-acre parcel is sandwiched between two
main thoroughfares: Beckley and Jefferson. Beck-
ley does not eonnect directly to downtown Dallas,
and the Houston-Jefferson viaduct couplet was
characterized by several of those interviewed by
the panel as the “back door” of downtown Dallas.

The city staff described the 48-acre parcel as bor-
dered on the west by Kessler Park, on the south
by new multifamily development, and on the
northeast by the Trinity River Floodway and the
central business district (CBD} just beyond the
floodway. Currently, the study area is an indus-
trial/commercial district with little substantial
development; open storage yards, light assembly,
and warehousing are the primary uses there.

Immediately south, a 1,200-unit multifamily devel-
opment is under construction; the site where it is
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located was chosen predominantly for the views it
offers of the downtown skyline. To the west of the
study area lies the Kessler Park neighborhood.
Named after George Kessler, one of the pioneers
of American urban planning and a native of Dal-
las, the Kessler Park neighborhood is an upscale
island in a neglected and sometimes forgotten
area of the city.

Challenges and the Divide

Early in the panel’s on-site investigations, several
issues that shaped the panel’s findings and recom-
mendations became apparent. These were as fol-
lows:

¢ The 48-acre site may once have had prominent
visibility, but essentially has no well-defined
character today. The parcel is not part of
Kessler Park, nor is it functionally or physi-
cally a part of the other close-in neighborhoods
of the larger Oak Cliff Gateway area.

¢ The image of a gateway for Oak CIiff is indeed
a good idea; however, for gateways to suceeed,
they require strong, reinforcing physical and
visual connections.

¢ The 48-acre site is not sufficiently strong to
stand on its own and, accordingly, the ongoing
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development patterns of the Oak Cliff Gateway
area as 2 whole need fo be considered.

Onee the panel reached these conclusions early in
its assignment, it endeavored to cross a historic
“divide.” The divide, in geographic and historic
terms, is the Trinity River. The river and its lev-
ees also represent a divide of perception: Over
much of the past 50 years, Qak Cliff and South
Dallas have languished in comparison with the
explosive growth of North Dallas or of the Metro-
plex as a whole.

The panel heard many double-edged descriptions
of Oak Cliff. On one hand, many view the general
Qak Cliff area, with its rolling topography and
abundant tree canopy, as offering some of the
most naturally attractive real estate in the city.
On the other, many followed up this description
with a not-so-subtle suggestion that in spite of its
natural attributes, Oak Cliff is the least desirable
part of Dallas.

In addition to the physical and pereeptual divide
that separates Oak Cliff from the rest of Dallas,
the ongoing disagreement about the corridor
alignment for the proposed Trinity River Park-
way/Tollway constitutes yet another divide—
whether to split the alignments between the
north and south sides of the Trinity River or to
concentrate them on one side or the other.

A Unified Approach

After substantive deliberation and analysis, the
panel reached the following conclusions about a
unified approach for the development of the 48-
acre parcel:

» Prior planning studies for the Qak Cliff area
are important and useful guides. They serve as
an important and meaningful foundation, but
only as a point of departure. In addition, while
future improvements along the Trinity River
will enhance the development potential of the
Qak Cliff Gateway, its success does not depend
on them.

e Strong, reinforcing physical and visual connee-
tivity to downtown Dallas is an issue of para-
mount importance affecting the development

An Advisory Services Panel Report



potential of the 48-acre site. In this regard,
creating a strong north/south connection, par-
ticularly with direct access from Beckley to I-
30, is the most immediate issue in establishing
the gateway framework for the Oak Cliff area
in general.

* The development potential of the 48-acre par-
cel is inextrieably linked to market opportuni-
ties within the immediate Oak CIiff area, and
also to the dynamic growth of intown living and
visitor activity occurring in and on the periph-
ery of downtown Dallas. For the development
of the site to suceeed, it is necessary to assess
these two distinct market sectors to reinforce
and possibly to accelerate its development.

* (iven the extended time involved in reaching
an ultimate decision on the alignment of the
proposed Trinity River Tollway and the impor-
tance of this issue to the city of Dallas and to
the Metroplex, the panel concluded that the
development potential of the 48-acre site does
not rest on this issue in the near term, nor will
the ultimate decision of the alignment affect
the development of the site, provided a com-
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plete aecess solution is in place in the near
term and there is coordinated investment in a
full gateway coneept involving I-30, Beckley,
the Houston-Jefferson viaduet couplet, and
I-35.

¢ The existing ownership patterns of the 48-acre
site, together with the extensive requirements
for improved access and broad improvements
to the physical character of some of the imme-
diate environs, will require active public stew-
ardship and concomitant investment to realize
the development potential of the property.
Unless there is direct public involvement in
the development of the 48-acre site, it is likely
to languish for several years or longer.
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| ™ new development and the level of support

it J for various real estate products begin with
" an understanding of the economic base of
the regional market, trends in population and em-
ployment growth, the existing inventory of various
types of real estate (inciuding information about
rents and vacaney levels), and the rate of absorp-
tion of available space.

rrf,.'-}'-. onclusions about the potential feasibility of

This knowledge then needs to be augmented
through an assessment of the strengths, weak-
nesses, and opportunities of a specific local mar-
ket and site, its position relative to other loeations
in the regional real estate market, and the char-
acteristics of competitive projects. Through a
thorough market analysis, it becomes possible to
identify, for a specific submarket, the types of real
estate products most likely to be successful, the
amount of such space that can be leased success-
fully in a given time period, the rent levels that
can be achieved, and the features and amenities
that need to be provided to attract buyers and
tenants.

For the Oak Cliff Gateway District study area, the
panel evaluated multiple sources of information
provided by the city of Dallas, including demo-
graphic and economic data from the 2000 census
and other information providers, projections by
the North Central Texas Council of Governments,
and other published sources. Interviews with de-
velopers, brokers, and other market participants
were used to develop both quantitative data on
land values and potential rents as well as qualita-
tive assessments of market perceptions and new
development opportunities.

The primary focus of these interviews was the
market potential for various types of residential
and retail-related development in the Oak Cliff
Gateway District. The panel used this informa-
tion to assess the overall market potential of new
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development in the study area and to identify
potentially feasible development projects.

The information presented in this section repre-
sents simply an overview of market potential
based on review of information provided by oth
ers. More focused market research and feasibility
studies, however, will be required before firm
conclusions can be drawn about the feasibility of
any specific project.

Palias and Its Region

The city of Dallas lies within the Dallas/Fort Worth
Consolidated Metropolitan Statistical Area (CMSA)
defined by the U.S. census, which consists of the
eight-county Dallas Primary Metropolitan Statis-
tical Area (PMSA) and the four-county Fort
Worth/Arlington PMSA.

As identified in ULI's 2000 market profile of the
Dallas/Fort Worth metropolitan area, which was
prepared by M/PF Research, Inc,, the area’s eco-
nomic strengths include a central U.S. location,
low business and living costs, and extensive mul-
timodal transportation networks. The area has
one of the largest concentrations of major eorpo-
rate employers in the eountry and is a key center
for business services and distribution. It also has
a sizable high-tech industry cluster, primarily in
telecommunications and electronics manufactur-
ing (including computer chips).

From 1993 through 1999, the region experienced
strong employment growth, and a substantial
employment growth rate of 3.4 percent in 1899
alone. Since 1990, it has experienced a strong
annual average population increase of 2.1 pereent;
in 1999, the region’s population exceeded 4.8 mil-
lion, with 3 million people in the Dallas PMSA
and just over 1 million in the city of Dallas, The
median household income in the region exceeded
$50,000 in 1999 and throughout that year was
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showing continuing growth in real incomes, with
an average annual inerease of 3.8 percent.

Many individuals interviewed by the panel con-
sider the Dallas economy, with its significant job
cuts and decreased growth in the high-tech and
particularly telecommunications sectors, to be in a
downturn, reflecting recessionary tendencies in
the larger U.S. economy. However, this does not
detract from the positive long-term outlook for
the city’s economy and expectations of continuing
strong employment and population growth, While
the events of September 11, 2001, have ereated a
great deal of confusion and uncertainty, their im-
pacts are likely one-time and short-term ones,
except for the impacts on selected industries
{such as hospitality} that may experience some-
what longer-lasting sethacks.

The number of housing starts in the region in 1999
declined over that of the previous year, with most
of the decline in multifamily starts. In the same
year, the median hew home price was $118,000, The
panel spoke with a number of people active in the
development community who believe that Dallas
is overbuilt in multifamily rental housing, with
reduced rents and other rental concessions being
offered in certain affected areas, such as Uptown.

Condominium development was steady through
1999, with development activity concentrated in
the luxury segment of units ranging in price from
$250,000 to $400,000 and up in the Turtle Creek
and Oak Lawn areas. Multifamily rents for the
entire region averaged at or just under $1 per
square foot, while rents in the desirable Uptown
areas were identified as having reached as high
as $1.50 per square foot prior to the recent soften-
ing of the market. Despite the eurrent market
slump, more than 25,000 new residents have been
attracted to the Uptown, Deep Ellum, and other
downtown areas over the past few years, and this
will continue to ereate long-term benefits for
these areas.

Retail development and absorption have been ac-
tive in the region over the past few years, fueled
by continuing population growth and real income
growth, resulting in inereasing consumer expendi-
tures that averaged an annual 8 percent growth
in 1999. The current economic slowdown will cause
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Portions of Dak Cliff cur-
rently are used for indus-
irial purposes—an ungs:
use of the area in the

some retailers to go out of business and overall
retail saleg to decline, However, with continued
projections for long-term population growth, the
outlook for the retail sector is positive. Average A
quoted rents in 1999 for nonregional center space  F47IS Dpan.
was just over $14 per square foot per year.

Within the city of Dallas over the last several de-
cades, the vector of population and employment
growth has been northward, from the downtown
CBD and beyond into the nearby suburbs such as
Plano and Frisco. During the 1990s, significant de-
velopment of intown urban-style housing in the
Uptown, CBD, and Deep Ellum areas attracted
more than 25,000 new residents there. Southwest
Dallas’s population has been relatively stable, al-
though further-out suburbs such as Duncanville
and DeSoto are experiencing significant growth.

Oak Cliff Gateway District Mariet

The Oak Cliff Gateway District consists of that
portion of the larger Qak Cliff section of south-
west Dallas that is directly across the Trinity
River from the downtown area. It is approxi-
mately bounded by Interstate 30 to the north, the
Trinity River to the east, Jefferson Boulevard to
the south, and Hampton Road to the east. The
larger Oak Cliff area continues southerly and
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westerly of the Gateway area to the Dallas city
limits.

The Gateway Distriet consists of several distinet
submarkets. At its northern end are Kessler Park
and Stevens Park, two attractive neighborhoods
composed of large, high-quality homes originally
developed in the 1920s and 1930s and set on an
escarpment above the Trinity River featuring roil-
ing topography with large, mature trees. To the
south, the Kings Highway, Winnetka Heights His-
torie District, Miller-Stemmons, and Kidd Springs
Park neighborhoods offer somewhat smaller resi-
dences built during the same era. The southern
boundary of the Gateway area, Jefferson Boule-
vard, contains the historic commercial core of the
area and most recently has experienced a resur-
gence as a shopping district oriented toward the
area’s numerons Hispanic residents.

The eastern side of the Gateway area, from Beck
ley Avenue to the Trinity River, contains a diverse
range of uses. They include attractive residences
immediately around the Lake Cliff Park Historic
District and major employment centers such as
Methodist Medical Center at Beckley and Colo-
rado avenues and the Oak Farms Dairy process-
ing and distribution facility between the Houston
Street and Jefferson viaduets.
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A new rental residential development comprising
more than 600 units is being construeted in two
phases at Greenbrier and Beckley avenues. At the
same time, certain blocks south and east of Lake
Cliff Park have significant blight conditions, with
numerous apartment buildings from the 1960s and
older houses in need of rehabilitation.

The panel’s original study area includes approxi-
mately 48 acres largely consisting of various
small- and medium-sized low-density industrial
and commercial uses. It is a relatively narrow
strip that runs along the Trinity River floodway
from Interstate 30 to the Houston Street viaduet
and also comprises the noncontiguous site of the
former Burnett Field on the eastern side of the
Oak Farms Dairy complex. Its landward side is
bounded by Beckley Avenue en its west side and
Greenbrier Avenue along its southern edge down
to the Houston Street viaduet.

Household and Popuiation Gharacteristics

Six census tracts (0020.00, 0042.01, 0042.02, 0044.00,
0046.00, and 0047.00) roughly correspond to the
boundaries of the primary Gateway District trade
area, Based on 2000 census data, the Gateway area
consists of about 19,100 residents and approxi-
mately 8,441 households. Aside from the census
tract corresponding to most of Kessler Park and
Stevens Park, most of the area’s population is of
Hispanie origin, ranging from 60 to 90 percent in
one tract,

Household sizes in census tracts with large His-
panic populations range from an average of 2.78
persons, which is comparable to Dallas’s average,
to as high as 3.93 persons per household, with the
tracts with a higher average having a greater
proportion of children under 18 years of age.

Over the past decade, there has been significant
demographic change in the area, with two cen-
sus tracts showing a substantial decline in their
African American population. (The panel was
told that during this same decade a sizable Afri-
can American neighborhood has grown around
Illinois Street to the south.)

Household income data from the 2000 census will
not be released until 2003, and with the substan-
tial demographic change that has occurred, econo-
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metric projections of current household incomes
based on 1990 census data may be unreliable. Peo-
ple familiar with the area who were interviewed
by the panel believed that Hispanic residents tend
to have household incomes below the median in-
come for Datlas, but that their larger family sizes
and spending patterns represent significant buy-
ing power. At the other end of the scale, Kessler
Park and Stevens Park residents are likely to have
household incomes considerably higher than the
Dallas median, based on housing values and the
high proportion of professionals and entrepre-
neurs living in the area.

Estimates of population and household growth are
important for assessing the likely number of new
housing units that will be needed in the future.

The North Central Texas Couneil of Governments
prepares projections of future population, house-
hold, and employment growth in order to assist
regional planning efforts. Most recently, these
estimates were prepared for the 1995-2025 time
period by dividing the region into demographic
forecast distriets and allocating growth through
an econometric model based on a variety of factors,

The demographic forecast distriets (121.00 and
122.02) closest to representing the Oak Cliff Gate-
way District somewhat exceed its boundaries.
Even so, the most recent forecast suggests a pop-
ulation increase of only 1,350 households and 3,600
persons over a 30-year period. This represents an
approximately 0.5 percent annual average increase
in households and 0.75 pereent increase in popula-
tion, which is considerably less than the Dallas/
Fort Worth regional average of approximately 2.1
percent per year. This low rate of population and
household growth would support only 800 or so
new residential units over the next ten years.

The builtout nature of most of the Gateway area
and an assumption of relatively little change in
land uses account for the low demand for new
residential construction over the next decade.
However, the study area contains a significant
amount of land that could be put to residential
use. Furthermore, a recent large multifamily
residential development of 600-plus units created
through the assembly of smaller residential par-

Dallas, Texas, October 14-19, 2001 Exhibit B

Appendix A

cels suggests the potential for additional projects
that could result in greater residential densities.

Should the Gateway area match either the Dal-
las/Fort Worth annual regional average growth
rate of 2.1 percent, or the higher Dallas growth
rate of approximately 3 percent per year, the area
could support an additional 1,300 to 2,600 units of
new housing over the next ten years, or an in-
crease of approximately 25 percent or more above
the existing housing stock in the primary trade
area. Based on Dallas’s experience with other
redeveloped intown housing markets, there may
be the potential for an even greater increase in
the housing stock if additional large parcels
become available for development.

Several factors suggest that the Gateway area
could support such an increase in its housing stock.
Worsening roadway congestion in the region
heightens the attractiveness of close-in residential
areas such as the Gateway. As the region strug-
gles to improve its air quality, new policies and
programs are likely to support new housing in
areas, such as the Gateway, where residents make
fewer and shorter trips and are more likely to use
public transit. The continuing relocation of firms
and individuals to Dallas from other areas creates
a steady stream of people potentially interested in
the Gateway's combination of setting, convenient
location, and diverse multicultural character.

Demographic data of inner-city neighborhoods
such as Oak Cliff normally would paint a dim pie-
ture of an area experiencing population declines
and concentrations of low income. In some re-
spects, Oak Cliff is not surprising: it has concen-
trations of low-income households; it lacks many
basic retail services; and homeownership is below
the city’s average. But, in several regards, the
Qak Chiff Gateway District demonstrates intrin-
sic advantages among the intown housing and
retail markets.

Strengths. First, the district is close to the CBD's
employment and cultural facilities. For many of
the 100,000 workers in the CBD, this proximity
gives Qak Cliff a strategic advantage over alter-
native locations in Arlington, North Dallas, and
the far North Dallas areas.
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In addition, the Gateway offers ease of access
across the Houston, Jefferson, and Commerce
Street viaduets to the CBD and on ground level
and interstate connections to job and shopping
centers within just a few miles of the site. Per-
haps one of the district’s most important advan-
tages is the excellent downtown skyline views
possible from numerous Qak Chff sites.

Other noteworthy qualities of the Oak CIiff Gate-
way District include its substantial stock of at-
tractive historie housing that, like Hollywood
Heights, has experienced significant investment
in rehabilitation over the last several years.
Unique topography, tree cover, and good park
access—with opportunities for more—add to the
area’s appeal.

Substantial in-migration from northern Dallas
neighborhoods, a pool of high-income households
seeking greater shopping choices, and growing
Hispanic neighborhoods that are family oriented
and that have larger-than-average expenditures
for goods and services contribute to multimarket
retail demand for the Oak Cliff area.

Weaknesses. Notwithstanding the pluses of the
Qak Cliff Gateway District, which were obvious
to the panel members, the environment comprises
perceived and real weaknesses. The quality of
the public school system and the relative lack of
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choices in private schools, for example, reduce the
area’s attractiveness to middle- and upper-income
families with children.

Furthermore, many Dallas residents perceive the
Oak CHff area as unsafe, which greatly affects in-
migration and investment in the area. Anecdotal
information abounds of residential brokers steer-
ing prospective buyers away from Oak Cliff.
Blighted conditions in certain block and key cori-
dors, compounded with historically inferior infra-
structure and basie public services, reinforce the
image many nonresidents have of the area.

The average family income level there lags the
Dallas and national averages, indicating the lower
level of discretionary income of its residents. A
lack of retail shopping opportunities, including
specialty retail for middle- and upper-class resi-
dents as well as home furnishing and home im-
provement stores for all residents, forces Oak
Cliff residents to travel to other quarters for even
the basies,

Finally, the area’s strengths are not widely known
to the larger region. Because the area is deseribed
as being on the wrong side of the Trinity, its
weaknesses appear magnified, but its strengths
are some of Dallas’s best-kept secrets,

Opportunities, Most weaknesses evident in Oak
Cliff have a flip side, actually creating or revealing
opportunities for economic and physical develop-
ment. For instance, the lower cost of land that re-
sults from reduced demand will allow new residents
seeking an urban lifestyle to find more affordable
dwellings. Underutilized and transitional light-
industrial sites are available there for new resi-
dential, retail, and mixed-use development.

A number of riverfront development sites also are
available, offering attractive downfown views
across the Trinity River. The current lack of retail
uses creates demand for them in two market seg-
ments. Likewise, the current paucity of new resi-
dential developments creates demand for new
residential units.

On balance, the panel finds that the strengths of
the Oak Cliff Gateway District significantly ex-
ceed its negatives. The district offers the city of
Dallas a tremendous opportunity for an economic
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turnaround. Development of the Gateway area
between I[-30 and I-35 can help jump-start devel-
opment and redevelopment in the northern por-
tion of Oak Cliff,

By taking advantage of Oak Cliff’s historic neigh-
borhoods, unique terrain, ethnic diversity, and
proximity to downtown, the city of Dallas and the
private sector can build on the community’s exist-
ing strengths, attract new residents, and create
significant benefits for the entire city.

Residential Development

The panel considered the potential of a variety of
residential types for the Oak Cliff area. The fol-
lowing discussion addresses single-family and
multifamily development there.

Single-Family Detached

For several years, the Dallas/Fort Worth area has
seen consistently healthy growth in new construe-
tion sales and existing home resales. Oak Cliff has
experienced little new single-family home con-
struetion, but restorations and renovations have
flourished. Resale prices continue to rise across
northern Oak Cliff, while the established Kessler
Park and Stevens Park neighborhoods have the
highest values.

On average, home prices there have doubled over
the past five years. Higher-quality older resi-
dences are being renovated, with average sales
prices of such properties approaching $175 per
square foot in the best neighborhoods, Increas-
ingly, young professionals are purchasing and ren-
ovating the early 20th-century bungalows located
in and around Lake Cliff, Winnetka Heights, and
other areas,

This reinvestment is occurring simultaneously
with growth of the Hispanic community, where
homeownership and home improvement are
increasing. The trend toward rehabilitation and
infill housing in the older neighborhoods will con-
tinue in the future. It can be enhanced through
improved perception of Oak Cliff as a convenient
safe, and unique alternative to suburban living.

+

Because of the affordability of many neighbor-
hoods in the Gateway District and elsewhere in
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Oak CIiff, the city should provide an expanded
program of first-time homebuyer assistance tar-
geting moderate- and lower-income residents. It
could include downpayment assistance, silent sec-
ond mortgages, and other local, state, and federal
sources of support.

These types of programs could target particular
neighborhoods in which the existing single-family
residential stock is in the greatest need of re-
habilitation. This would create an opportunity to
strengthen the existing community by inereasing
the rate of homeownership and ensuring that
long-term residents, including their children, have
a stake in the community’s improvement and con-
tinue to be able to reside there as new residents
move in and overall property values increase.

The establishment of conservation districts in
neighborhoods with significant historie houses
could ensure preservation of the architectural
character that some homebuyers demand, Many
people want o purchase and renovate such homes
to accommodate modern conveniences.

Single-Family Attached

There are few available comparables in OQak Cliff
for attached single-family dwellings (townhouses).
The existing townhouse supply is small with few
resales, When resales do oceur, prices approach
$100 per square foot in the Stevens Park and
Kessler Park areas.

There is modest potential for infill townhome de-
velopment in other Oak Cliff Gateway District
areas to capture current demand from Oak Cliff
empty nesters and professionals seeking conve-
nience to the CBD and Oak CIiff job centers in an
upscale environment. Prices for new townhomes
should range from $120,000 to $275,000.

Multifamily

Estimating multifamily residential demand in a
mature neighborhood such as Oak Cliff requires
looking outside the immediate vicinity for compa-
rable development. Much like the Gaston Yards
and North End apartment communities on the
edges of downtown when they were first devel-
oped, the first new large-seale residential devel-
opments will require comparisons with other com-
munities on the edge of downtown.

Reinvestment Zone Financing Plan & Project Plan
Oak Cliff Gateway TIF District
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JPI, the developer of Jefferson at Kessler Park
Apartments, already has begun leasing the first
phase of its apartments at Beckley and Green-
briar avenues. This project represents the best—
but not the only—indication of the desirability of
the Oak Cliff Gateway District for upscale multi-
family rental development. Demand for multifam-
ily for-sale product, however, requires more
analysis of the demographics of existing Oak Cliff
residents and professionals working within a few
miles of the area.

To make new multifamily residences in the Gate-
way District successful, developers will have to
properly position them relative to the other new
intown urban housing communities surrounding
downtown. For instanee, it would not be appropri
ate for development densities in the Gateway Dis-
trict to match those in Uptown or in other areas,
which average 70 to 80 units per acre.

Rather, the Gateway District can position itself as
an intown urban housing area with lower densi-
ties than those of similar areas and with a green,
parklike neighborhood setting and attractive
topography along the river and escarpment areas.
Densities for future projects could be similar to
that of the new Jefferson at Kessler Park project,
or up to 30 to 40 units per acre.
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Multifamily for Rent. The largest multifamily de-
velopment to take place in northern Oak Cliff in
decades, JPI's Jefferson at Kessler will add more
than 600 multifamily units to the market when its
second phase is completed. Its apparent suceess
in attracting new residents at a pace in excess of
projections proves that there is potential as well
as current demand for upscale rentals. Rental
rates for this project have held steady even while
other intown Dallas apartment communities are
experiencing flat to declining rents arising from
overbuilding and a softening market.

There is strong potential demand for additional
units targeting young professionals and empty
nesters, downtown and medical center workers,
either from within the area or from outside of it.
Even without a precise market study, it appears
that the Oak Cliff area’s population growth can
support an additional 2,600 multifamily rental
units over the next five to ten years. This as-
sumes that Oal Cliff will increase in relative at-
tractiveness and market share as the Gateway
project proceeds and the other infrastructure and
organizational recommendations of the panel are
implemented.

The demographies of new Qak Cliff Gateway Dis-
trict residents will resemble those of other intown
housing markets. Amenities provided should mir-
ror those in the other intown developments. Key
to maximizing the depth of the Gateway District’s
market for multifamily rental properties is the
creation of a place-making mixed-use center either
near the Gateway or in the immediate vieinity.

Multifamily for Sale. There is limited condominium
development potential in the Oak ChLff Gateway
District area. Small-scale developments—those
comprising 40 or fewer units—are supportable in
the existing market. Demand for this segment
will grow as the market becomes better known as
a premium address. New construction will be best
received at sites that take advantage of the spee-
tacular skyline views,

The Gateway area lacks retail offerings, consis-
tent with the general trend in southern Dallas
identified in Reinvesting in the Dallas Southern
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Sector, published by McKinsey and Company in
November 1997. This means that Gateway area
residents are buying a number of types of goods
elsewhere that they would purchase in their own
community if there were a larger quantity and a
greater selection of retail stores. To an extent, this
underretailing can be attributed to the desires of
the majority of residents with average to lower
household incomes versus those of a smaller clus-
ter of higher-income households with substantial
diseretionary income.

The Gateway area seems to be relatively well
served by supermarkets. The existing Tom Thumb
and Albertsons stores on Hampton Road at the
western edge of the area, as well as a La Fiesta
market on Jefferson Boulevard featuring His-
panic food items, mean that the area probably
cannot support another new 60,000-square-foot
supermarket.

However, the approximately 1,600 households and
3,200 residents in the Kessler Park and Stevens
Park neighborhoods with substantial discretion-
ary income may be able to provide sufficient sup-
port for a smaller market, such as a Kroger Sig-
nature or a small-format Simon David, offering
higher-quality fresh foods and specialty food items.
It should be noted that such a store also would
draw business from other area residents inter-
ested in items unavailable at the other markets.

Mexican restaurants, many of which are located
on Jefferson Boulevard, are a well-known offering
of the area and draw customers from outside the
area, including downtown workers at lunchtime.
Other restaurants—including Tillman’s Corner,
Vito’s, a recently opened Thai restaurant in the
Bishop Arts District, Norma's, and other places—
are well-known and well-liked local eateries,

However, the area does not offer the same range
of dining choices as many other Dallas neighbor-
hoods. One reason for this is the fact that Oak
Cliff is dry, which limits menu offerings and res-
taurateur profits since margins on aleohol are
considerable. There likely is current support for
another couple of neighborhood-oriented restau-
rants or cafés, including higher-quality ones tar-
geting higher-income households that tend to eat
out more frequently.
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Apparel and other general merchandise catego-
ries at all price points seem to be undersupplied
and represent a retail opportunity for the Gate-
way. There also is a lack of home furnishings and
smaller home improvement and hardware stores,
which is notable given the extensive and ongoing
investments being made to rehabilitate homes in
the area.

There are other niche markets, such as antique
shops and artist galleries, that may represent spe-
cific opportunities for the historic stores in the
Bishop Arts District, particularly since a large
number of artists have moved into the area re-
cently. The unique character of this place—and
its relatively lower cost, at $12 per square foot
per year, triple net, for rehabilitated space—could
attract retailers who would not fit in 2 more tra-
ditional shopping center or retail environment,
High-quality antique stores have proven to be
able to draw from throughout a region, and the
existing antiques wholesaler in the Bishop Arts
Distriet may represent the seed for such a retail
cluster.

A detailed retail leakage study that evaluates
existing retail sales, potential consumer expendi-
tures, and retailer performance would be neces-
sary to estimate accurately the number and types
of additional retail uses that could be supported in
the Gateway area. Rents for retail space on Jef-
ferson Boulevard, which have risen as high as $15
to $16 per square foot per year, triple net, exceed
the regional average of $14 per square foot per
year, and indicate that new retail development is
likely feasible. Given the limited retail choices for
the area's higher-income households with substan-
tial discretionary ineome, it is reasonable to con
clude that there is near-term support for 30,000
square feet or more of additional retail space.
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At the same time, demand from within the Gate-
way District trade area will not be sufficient to
support extensive new retail development. The
creation of a new identity for the Gateway Dis-
trict that allows it to compete with other intowm
housing areas encircling the downtown is impor-
tant for differentiating it and for creating demand
from both retailers and shoppers.

Area restaurants’ ability to draw lunchtime busi-
ness from downtown partially illustrates the po-
tential of the Gateway area’s central location at
the intersection of the larger Oak CIiff area and
downtown and northern Dallas. Additional hous-
ing developed in the Gateway Distriet will pro-
vide further local support for up to an additional
36,000 square feet of retail space over the next
ten years and potentially longer.

Physical improvements to gateways and streets
can strengthen the identity of the Gateway Dis-
triet vis-a-vis Dallas’s other intown neighborhoods.
Building on the district’s attributes—a physically
unique setting, and a multicultural and diverse
community with a strong arts presence—can help
create the larger trade area needed to support
more retail development.

The panel believes that existing industrial uses
in the study area represent an appropriate tran-
sitional use that can continue during the time
period necessary for public and private actions to
create the market support for redevelopment of
these properties for new residential and retail
uses. It is clear to the panel that, over the long
term, industrial uses in the study area do not rep-
resent the highest and best use, and that affected
businesses can be relocated to adjacent industrial
areas north of Interstate 30 so that they can con
tinue to benefit from the location and transporta-
tion advantages they now have near downtown.
The time period before likely redevelopment of
the study area will facilitate appropriate reloca
tion of affected businesses and purchases of their
property.
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Mixed-use development that integrates retail
space on lower floors and residential units on
upper floors is an appropriate product type that
supports additional housing and local-serving re-
tail uses that can draw from a larger trade area.
1t is important that retail and entertainment uses
do not simply duplicate existing ones in the West
End, Deep Ellum, or other areas, but that they
define a unique and competitive niche with these
other growing retail and entertainment areas
near downtown. Further study will be required
to identify the most appropriate retail mix.

The initial leasing success of the Jefferson at Kes
sler Park multifamily development indicates that
the level of market support for residential units
is as high as 20 to 25 units per month. With addi-
tional public and private improvements in the
Gateway District and a strengthening new iden-
tity inereasing its appeal, this absorption rate could
grow to as much as 40 to 45 units per month.

Further study will be required to estimate poten
tial retail absorption accurately. The level of
absorption would correspond to approximately 4
to 5 percent of the region’s annual absorption of
12,800 multifamily units, which should be attain-
able for a properly positioned and marketed Gate-
way Distriet. Strictly local-serving retail uses
associated with new residential development over
the next ten years could support up to 40,000
square feet of additional new retail space, and
with an expanded trade area and eompetitive
market position, the amount of supportable retail
space potentially could rise to 100,000 square feet
or more.
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s the panel considered how to move for-

ward with the redevelopment of Oak Cliff,

three factors were prominent. First, the

study area—the Qak Cliff Gateway—
belongs to everyone in Oak Cliff and should be
redeveloped with that in mind. It has the poten
tial to become a destination for all residents and
workers in Oak Cliff and ought to be developed
as such.

The second factor was that Dallas does not need
another tourist destination, such as Deep Ellum
or the West End. It needs an area that will serve
visitors and residents.

The third consideration was that while Qak Cliff
affords fantastic views of downtown Dallas, down-
town Dallas potentially can have fantastic views
of Oak Cliff—it can be another prominent feature
on the already dramatic Dallas skyline.

Any plans for the area need to “speak” to down-
town, Though bringing the two areas together
physically is impossible, it is possible to close the
divide between them with the use of architecture
and connections. With the three aforementioned
factors in mind, the panel developed its physical
plan for the area.

The panel felt that the city needs to use the phys-
ical attributes of the Oak Cliff area as well as lev-
erage the site’s proximity to key areas in Dallas.

The panel believes that the study area has several
positive attributes that historieally have been
viewed as constraints but that offer immense op-
portunities for creating a new identity and desti-
nation within the Oak Cliff community. This site
boasts noteworthy physical characteristics, such
as topography, good access, architectural context,
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and large stands of natural vegetation, which are
elements for successful development.

A review of the many features and focal points
offered by this section of Oak Cliff suggests an
impact area that is larger than the site. Taken in
concert, these focal points establish a system of
links that define distinct subdistricts and com-
prise the Qak CIiff Gateway.

Offering spectacular views of the downtown sky-
line, the Oak Cliff Gateway is proximate to Dallas’s
CBD. The views of downtown from Oak CLiff are
as important as the fact that Oak Cliff is clearly
visible from downtown. Oak Cliff's opportunity to
be a prominent feature of the Dallas skyline is
discussed later in this section.

Two of the Gateway’s boundaries provide addi-
tional visibility for a potential development, as
traffic volumes along Beckley Avenue bring peo-
ple to and through Oak CLiff. The wide expanse of
the Trinity River provides unobstructed views of
the site from downtown, The Houston Street and

Reinvestment Zone Financing Plan & Project Plan
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Jefferson Street viaducts offer additional direct
access between Qak Cliff and downtown Dallas as
well as to the Trinity River amenities and greater
Dallas.

Plans for the Trinity River corridor provide an
extra bonus for land values as the site will be-
come 2 key destination point as Dallas’s new
frontyard and offers Qak CHff neighborhoods
unparalleled access to the proposed Trinity Lake
and recreational areas. Finally, the site’s vacant
and underdeveloped land contains a framework of
basi¢ infrastrueture on which to build and the be-
ginning of one of Oak Cliff’s natural features—
Coombs Creek.

The Dallas Plan identifies six strategic policy ini-
tiatives eritical to the city’s future. Embedded in
them are the following three objectives that are
imperative to the region’s growth and success:

e Targeting Dallas’s southern sector as a logical
step for new development in the region.

Exhibit B

¢ Envisioning and promoting the CBD and the
neighborhoods immediately surrounding it as
places to live and work,

¢ Converting the Trinity River Basin from a bar-
rier into an asset by integrating environmental
features with recreational amenities and condi-
tions to promote the economic development of
the region,

The panel believes that its proposed plan helps
the city meet these objectives. By location and
perhaps by default, the Oak Cliff Gateway site
represents one of the few sections of northern
Qak Cliff that, based on current land uses, is not
defined as a residential neighborhood. This pro-
vides the Gateway with a unique opportunity to
accommodate those land uses currently under-
developed and desired in the Cak Cliff community
and in the southern sector of Dallas at large, such
as eommunity-serving retail uses.

Proximity to and visibility from the CBD make
this site uniguely suited to become Oak Cliff’s
official gateway and commercial success story. It
can draw not enly on the southern sector for
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finaneial support, but also on the patronage of
workers and visitors from downtown Dallas.

Perceived by residents on both sides of the river
basin as a demarcation line, the Trinity River has
served to bifurcate development opportunities in
Dallas, causing perceptions to become economic
realities for many Oak Cliff neighborhoods. Un-
fairly, Oak Cliff has inherited all the negative per-
ceptions associated with the inner city. Notwith-
standing this, however, Oak ChLiff continues to
redevelop itself.

Now, the Oak Cliff Gateway, strategically located
between two of Oak Cliff’s major arterial streets
(Beckley Avenue and the Houston Street viaduct)
and not far from the Colorado Street exit off of I-
35, can help alter the impression of Oak Cliff to
residents and visitors to the region.
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Yet, for the study area to capitalize on all of these
opportunities in a comprehensive manner that
leverages its positive physical attributes against
its perceived and actual constraints, the panel felt
it necessary to recommend a number of changes
to the surrounding context of the site and com-
munity edge locations. In essence, the panel has
elected to expand the study area’s boundaries to
Beckley Avenue, Colorado Boulevard, 1-35, and
the Trinity River levee because redevelopment of
this area establishes a better context for the Oak
Cliff Gateway's sustained success.

The New Oak Cliff Gateway District

The new Oak Cliff Gateway District establishes
multipie levels of retail and commercial experi-
ences, as well as new opportunities for rental and
for-sale housing and public gathering places for
families and single people.

Reinvestment Zone Financing Plan & Project Plan
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The Oak Cliff Gateway can best be described as a
district made up of eight subdistricts with single
and multiple land uses necessary to support the
original study area’s visible edge. The panel de-
fined two broad goals for when the subdistricts
are developed: meeting the needs of Oak Cliff’s
residents and attracting visiters from the CBD
and from the city at large.

Some of the districts already are defined, with
ongoing plans for improvements or redevelop-

Exhibit B
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ment. They include the following: Founders and
Lake Cliff parks and the Oak Farms Dairy; and
Jefferson at Kessler Park,

Four districts help to meet the need for neighbor-
hood-serving retail uses in Oak Cliff. Such uses
are proposed for the following areas:

¢ The western frontage of Beckley Avenue be-
tween I-30 and Greenbriar Avenue.

* Colorado Boulevard as part of two mixed-use
residential/commercial subdistricts stretching
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from Beckley Avenue to Zang Boulevard and
between Marsallis and Jefferson Street.

* A single retail/services district identified for
the triangular parcel across from Lake Cliff
Park at Zang, Beckley, and Colorado could be
developed to feature a plaza visible from three
gateway corridors,

The Oak Cliff Gateway also will attract visitors
from beyond Qak Cliff, becoming a regional desti-
nation. The remaining subdistrict, Burnett Field,
which the owner purposes could accommodate a
mix of commercial and residential uses, might al-
ternatively be developed as a civie facility that is
a regional destination and that also offers numer-
ous employment opportunities. The panel believes
that Burnett Field can become an important link-
age between the Oak Cliff Gateway and Dallas's
other civic jewels such as the Dallas Zoo and the
downtown arts district.

The final subdistrict—really the cornerstone of
the panel’s recommendations—is made up of the
original study area bordered by Beckley and
Greenbriar avenues, the Trinity River, and Zang
Boulevard and has been named Trinity Place by
the panel. It is the focal point of the Oak Cliff
Gateway Distriet.

Dallas, Texas, October 14-19, 2001~ =XNibitB

This new area can become the destination within
Oak Cliff and, as proposed, can create a new shop
ping and dining experience that is accessible dur
ing a lunchtime excursion or an evening out, and
accessible to the residents of Oak Cliff. This dis
trict features charms currently lacking in down
town, such as street life and vitality as well as
places to shop for gifts and conveniences. It needs
to be designed at a neighborhood scale that rein-
forces the quality and uniqueness of life in Oak
CIift.

Trinity Place has the highest densities in the
study area and is the most special of the subdis-
tricts, It is a place for Sunday outings, meetings
between friends, noted occasions, and a new expe-
rience for Dallas at large to promote, It is the
epitome of “the happenin’” part of Oak CLff.

Trinity Place should be designed to put a local
twist on state-of-the-art development in an inti
mate setting of shops, restaurants, offices, and
housing. It is proposed to be Oak Cliff Gateway’s
most visible area. This mixed-use development is
the Gateway’s most formal distriet, developed
with use of a master plan within a framework of
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landseaped open spaces and pedestrian paths to
the Trinity River.

However, Trinity Place is not just a place for
tourists; it is a destination for residents of Oak
Cliff as well, and should incorporate community-
serving retail uses as well as visitor-serving spe-
cialty shops.

Specifically, this distriet provides a pedestrian-
friendly experience for shopping organized around
a central plaza and water feature that could be
partially fed by the outlet of Oak Cliff’s own
Coombs Creek if feasible. A rubber-wheeled trol-
ley can bring visitors from downtown via the Jef-
ferson Street viaduct to the central square, where
they can meander down cobblestoned streets into
vestaurants, shops, or offices that look out over
the Trinity River toward the Dallas skyline.

Trinity Place should have freestanding outpads
for use by restaurants or stores that anchor the
development and provide an edge along Beckley
Avenue. Surface parking lots distributed through-
out the site will accommodate visitors while park-
ing facilities both below grade and carved into the
site’s levee side can serve workers and residents
of the development.

The primary building area will encircle the main
plaza on one side and greet the CBD on the levee
side, offering vistas of both street and city life.
Residential units for rent on the plaza side and for
sale on the Trinity River side also could be devel
oped within this building area on the third through
sixth floors, offering the views so desired in this
marketplace.

Additional residential buildings in the form of
stately rowhouses can be clustered at the eastern
end of the site, contributing to the neighborhood
emerging from the Jefferson at Kessler Park mul-
tifamily development. Other opportunities for res-
idential uses exist on the upper floors of individ-
ual buildings found at the far west end of the site.

The panel envisions Trinity Place as a contempo-
rary treatment of a historical favorite, making a
statement with its design. Incorporating today’s
design trends, it might boast an arts and crafts
theme with materials and colors reflective of the
region. Roof overhangs, arcaded walkways, and
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floor heights that speak to specific uses can create
a rhythm for the site and articulate its overall
organization.

Landseaped streets, walkways, and connectors to
the Trinity River will help to define the site’s view
corridors while providing a cool and pleasant
atmosphere for pedestrians. This treatment
should link to the Oak Cliff Gateway roadway sys-
tem and complement the scale and uses found
within Trinity Place.

Carefully siting buildings in order to create set
backs necessary for framing a vista can help ere-
ate and protect important view corridors of the
downtown skyline, Trinity River, and Kessler
Park bluffs. Vehicular circulation should be clear
and direct traffic away from important pedestrian
linkages to the Trinity River Basin. Numerous
opportunities exist to enter and leave the site,
which should reduce congestion and help to eon-
tain visitors near the retail and eommerecial estab-
lishments while protecting the privacy of the
site’s residents.

To achieve views over the river levee, the site’s
baseline grade must be elevated approximately
ten feet. Additional levee-side improvements,
such as the creation of reflective pools in the resi-
dential areas, might be one way to convert the
drainage sump into an amenity that simultane-
ously addresses Trinity Place’s drainage and the
drainage that terminates in the sump northeast
of the Jefferson viaduct.

Ptanning and Design Conclusions

Criteria for the successful design of the new Oak
Cliff Gateway District integrate unique physical
features into a master plan that builds on Qak
Cliff’s community pride. The master plan for the
Oak Cliff Gateway District should achieve the fol-
lowing:

¢ Clearly define gateways and circulation.

¢ Create an environment that is open, welcom-
ing, eomfortable, and accessible from different
directions.

¢ Enhance regional assets.
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* Provide new housing opportunities at a density

that contrasts with that of Dallas’s newest
market-rate development.

* Establish new open spaees that add to the ex-
periences of residents and visitors and that
connect to Oak Cliff’s parks and other natural
amenities.

* Develop a new hub for commercial activity that
complements the existing commerecial fabric by

meeting unmet retail and office needs, without

draining or competing with the success of simi-

lar areas elsewhere in the community.

This section describes the transportation systems

available to the residents of the Oak CIiff Gate-
way and the improvements that will be needed to
serve the proposed Trinity Place development.
They include access for roadways, mass transit,
pedestrians, and bicycles, and the relationship
of such elements to the proposed Trinity River
Parkway.

The study area connects to several regional road-
way facilities, including the following:

* 1-30 and I-35 for northbound and southbound
travel,

* The Houston/Jefferson couplet, providing di-
rect connections to the downtown street grid
of Dallas.

* Beckley Avenue to the north, connecting with
Commerce Street, which in turn crosses the
Trinity River and joins the freeway network
in downtown,

It is unfortunate that Beckley Avenue provides
connections to I-30 only for movements to and
from the west. The panel is not convinced that it
is impraectical to complete this diamond inter-

change to provide for movements to and from the

east on I-30. With the planned rebuilding of I-30
in this area, these new ramps would conneet with
the planned collector/distributor roads.
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The good news is that there appears to be ade-
quate roadway capacity to serve the needs of
Trinity Place. However, some issues clearly need
to be resolved.

During the interviews, the panel learned that
these access options are not well understood.
Many people are confused about how to use the
Houston/Jefferson couplet in either direction. In
driving these routes, the panel members often
were confused, too. Such confusion needs to be
remedied, because this couplet always has ample
excess capacity except during a short peak period.
Also, the appearance of major arterial serviee to
the study area needs to be improved.

The panel made the following recommendations
to address these issues.

* Wayfinding. A significant effort to improve
area identification and directional signage
would assist people traveling into Oak Cliff.

* Marketing. A program to increase awareness
of Trinity Piace access and opportunities
should be developed regionwide.

¢ Street tmprovements. Improvements to Beck-

ley Avenue, Colorado Boulevard, and Zang
Boulevard—the major entry streets—are
needed. For Colorado and Zang boulevards,
such improvements would include additional
landseaping along the margins and improved
street lighting. For Beckley Avenue, they
would be more extensive, including a land-
scaped median, new pavement, drainage, curbs
and sidewalks, and improved landscaping along
the margins. In addition, improvements at
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selected intersections in the study area may be
called for.

Transit Access and Recommendations

Dallas Area Rapid Transit (DART) bus service
currently is offered on Beckley Avenue, Com-
merce Street, and Colorado Boulevard, providing
connections to the Union Station {ransportation
center and to other locations. However, in the
interviews, there was little discussion of transit
needs or opportunities, except for the expression
of some disappointment with not being on the
light-rail line.

To address transit access, the panel recommends
the following actions.

When development in Trinity Place reaches a
level that would support significant ridership, a
themed shuttle could provide frequent service to
downtown. Detailed planning for this service
should consider the following:

* The travel markets to be served, which might
inelude commuter connections to the down-
town transportation center and/or visitor con
nections to the convention center and other
locations.

¢ For whichever market, the need to provide fre-
quent service (every seven to ten minutes)
during hours of operation.

¢ A simple, clearly understandable route.

This themed service should not be implemented
until there is reasonable expectation of success.
The panel learned that DART has funds to pro-
vide such as service, which, when the time is
right, could boost the appeal of Trinity Place and
help to reduce traffic.

Pedestrian and Bicycle Access and
Recommendations

Most major streets in the study area feature side-
walks, but in some cases they may be improved as
part of the arterial improvements deseribed above.
The panel was unaware of any specific bicycle
routes in existence, but the street network serv-
ing Trinity Place appears to provide opportunities
for bieycle travel.
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The following recommendations would help to
address the pedestrian and bieycle aceess issues:

e From its current terminus near downtown Dal-
las, the Katy Trail should be extended across
the Trinity River and along the west levee ad-
jacent to Trinity Place. It appears that this
could proceed as soon as funding is available
and need not wait for decisions on the park-
way.

* As the Trinity River project improves recre-
ational facilities in the river basin, pedestrian
and bicycle paths should eonnect Trinity Place
to them.

e There is an opportunity to connect Coombs
Creek to the Katy Trail, through Trinity Place.

Trinity River Parkway and Recommendations

The panel was asked to address the potential im-
pacts of proposed parkway alignments on rede-
velopment opportunities in the study area. It
evaluated various proposals for the parkway in
the context of how they will affect the develop-
ment of Trinity Place. The panel’s findings include
the following:

¢ The regional need for additional roadway capac-
ity in the Trinity River corridor has been estab-
lished, and the panel has no basis for question-
ing that need.

¢ The success of the redevelopment of the Oak
Cliff Gateway and Trinity Place will not de-
pend on the modest capacity improvements
provided by the proposed Trinity Parkway.

» The Trinity Place project can proceed indepen-
dently of the proposed parkway. This is impor-
tant because funding for the parkway project
is not complete and the schedule of implemen-
tation may slide.

* The proposed parkway is important in the de-
velopment of the Trinity River lakes and recre-
ational facilities. These amenities would have a
positive impact on the Trinity Place projects.

¢ The related Woodall Rogers river crossing
project will provide a valuable connection from
Trinity Place along Beckley Avenue to the free-
way network on the north side of the river.
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This road originally was planned as a parkway
with a 45-mph speed limit. However, because the
projected cost exceeded the financial resources
available, the panel understands that the plans
have changed to a limited-access toll road in order
to gain additional user revenues. To allow for
higher toll revenues, the design speed has been
increased to make trip times competitive.

In addition, because it is a toll road, it is neces-
sary to control access, to provide toll hooths, and
to widen the road to accommodate the booths,
These factors resulted in increased capital and
operating costs. In the panel’s opinion, these
changes will result in the following:

¢ While still called a “parkway,” the road now
would be a high-speed controlled-access high-
way nof appropriate to its setting along the
Trinity River.

* Tolls add revenues but also increase costs.
Financially, the project will be back where it
started—with an unfunded deficit—but it now
will be a high-speed controlled-access highway,
not the original landscaped parkway.

From the perspective of Trinity Place, the panel
feels strongly that if the proposed road is built as
a limited-acecess toll road, the best alternative
route for the parkway is the “combined parkway
east levee.” Building such a facility on the south
side of the Trinity River would be a significant
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deterrent to the success of Trinity Place and other
revitalization efforts in Oak Cliff.

One small element of this alternative—the pro-
posed connection from the parkway to south-
bound I-35—appears to be unnecessary and con-
fusing and complicates movements on the south
levee, potentially hindering access to Qak Cliff
and Trinity Place. It should be eliminated. Traffic
desiring to make this movement should continue
to use the “Mixmaster,” where Interstates 30 and
35K intersect with major roadways, and should be
specifically accommodated in the traffic manage-
ment plan for its reconstruction.

Extensive landscaping should be provided to min-
imize the visual impact of this roadway. For Trin-
ity Place, this combined alternative would provide
good, all-direction connections between the park-
way and the Houston/Jefferson couplet and would
improve pedestrian and bicycle connections to the
river basin.

If there is a regional decision to build the park-
way in a split configuration, 2 true parkway with
lower speeds, extensive landscaping, and easy
(unlimited) aceess would be much more beneficial
to Oak Cliff. An example for design is the George
Washington Memorial Parkway immediately
south of Washington, D.C.
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