
   1

HONORABLE MAYOR AND CITY COUNCIL WEDNESDAY, NOVEMBER 9, 2005 
ACM: Ryan S. Evans 

FILE NUMBER: DCA 045-009 DATE INITIATED: November 16, 2005 

TOPIC:  Neighborhood Prevailing Standards Overlay & Neighborhood Stabilization 
Overlay 

COUNCIL DISTRICT:  All  CENSUS TRACT:  All 

  
 

PROPOSAL: To amend Chapters 51 and 51A of the Dallas Development Code to 
establish a Neighborhood Prevailing Standards Overlay and a 
Neighborhood Stabilization Overlay. 

 

SUMMARY:  The purpose of this proposal is to establish residential overlays to 
preserve the existing character of single family neighborhoods that 
desire it by providing alternative yard, lot and space regulations to 
ensure that new construction is compatible with existing structures. 

 
 

CPC RECOMMENDATION: Approval, subject to revised conditions  
 
ZOAC RECOMMENDATION: Approval, subject to revised conditions  
 
STAFF RECOMMENDATION: Approval  
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BACKGROUND INFORMATION: 
• The issue of homes being torn down and incompatible new single family houses built 

in existing established neighborhoods was first addressed during a Comprehensive 
Plan workshop on November 16, 2004. This workshop was attended by over 200 
people who expressed significant frustration with the tools currently available to 
address neighborhood compatibility and stabilization. 

• A follow-up meeting to discuss issues and solutions in other cities, and to obtain 
feedback was held on January 10, 2005. 

• The Single Family Housing Standards Task Force, made up of industry and 
homeowner representatives, crafted this overlay proposal during four work sessions. 

• The City Council Housing and Neighborhood Committee was briefed on this 
approach on March 7, 2005.    

• A third community meeting was held on April 4, 2005 to present the proposed 
overlay to the public and obtain feedback. 

• Staff briefed ZOAC on this proposal on April 7, 2005, and ZOAC received comments 
from seven citizens and requested additional input, including presentations on the 
dissenting opinions as well as input from housing industry representatives. In 
addition, ZOAC requested information on methods other cities are using. 

• On April 28, 2005, ZOAC heard input on the dissenting opinions from three 
members of the Single Family Housing Standards Task Force. They also heard 
comments from 18 other citizens. 

• On May 5, 2005 ZOAC and the Plan Commission toured neighborhoods that have 
experienced redevelopment. 

• On May 19, 2005 staff presented information on pending state legislation and 
research on methods other cities are using to address the teardown issue. ZOAC 
also heard input from nine citizens.  

• On June 2, 2005, ZOAC requested public input that addressed only the economic 
impact of this proposal.  

• On June 23, ZOAC voted to hold the issue under advisement. 
• City Plan Commission Rules of Procedure place a 90-day limitation for ZOAC action, 

which would have expired for this item on July 7, 2005, unless an extension is 
granted by a majority of the City Plan Commission; on June 30, 2005, CPC voted to 
extend the review period for this item at ZOAC until July 21, 2005. 

• ZOAC held a special meeting on July 14, 2005 to deliberate the proposed ordinance 
and directed staff to bring back alternative ordinance language for consideration.   

• At their July 21 meeting, ZOAC completed their deliberations and forwarded their 
recommendation on the City Plan Commission for consideration. 

• On August 11, 2005, the City Plan Commission forwarded their recommendation to 
City Council after hearing from 21 individuals at the public hearing. 

• On September 7, 2005, staff briefed City Council on the proposal.  At this briefing, 
Council discussed alternatives to key issues, and empanelled an ad hoc committee 
consisting of Council Members Blaydes, Chaney, Fantroy, Hunt, and Oakley to meet 
and further refine a proposal for Council consideration. 
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• The ad hoc committee met on September 26, 2005 and approved a 
recommendation on a divided vote of 3 to 2. 

• On September 28, 2005, City Council opened the public hearing on this item. On 
October 26, 2005, City Council held this item under advisement until November 9, 
2005. 

 
STAFF ANALYSIS: 
 
Single Family Housing Standards Task Force: 
The Single Family Housing Standards Task Force, comprised of industry and 
homeowner representatives, was established in the fall of 2004 in order to make 
recommendations concerning single family residential development in Dallas.  The Task 
Force’s function is to identify objectives, seek and balance broad public input, and make 
policy recommendations concerning single family development issues within the city.   
 
Dallas’ vast resource of undeveloped land as well as redevelopment in established 
areas of the city presents a unique set of conditions with respect to regulating 
development.  Recognizing that the city is faced with two distinct sets of issues, 
appropriate infill and ensuring that new neighborhoods will be of enduring quality, the 
Task Force established a framework to address both situations.   This proposed 
ordinance is the first in a series of recommendations from the Task Force.  The 
proposed overlay tool is intended to be available to address infill development.  The 
Task Force continues to meet regarding broader questions of regulations that would 
apply to single family development citywide.   
 
General Overview of Proposed Overlay: 
The purpose of this proposal is to establish a residential overlay that is available to 
preserve the existing character of single family neighborhoods for those who choose to 
use this tool.  Additional yard, lot and space regulations will ensure that new 
construction in these neighborhoods is compatible with existing structures. 
 
This approach is a two-step process, with the Neighborhood Prevailing Standards 
Overlay maintaining the existing character of the neighborhood for the period until the 
Neighborhood Stabilization Overlay can be developed by the neighborhood and 
adopted by the City Council. This process is initiated with a petition, and is a zoning 
change that would include public hearings at City Plan Commission and City Council, 
with newspaper notices, sign posting and property owner notices mailed prior to each. 
 
The yard, lot, and space regulations of the Neighborhood Prevailing Standards Overlay 
are based on the average or predominant characteristics of surrounding properties to 
allow the overlay to be imposed quickly. The development of this overlay applied the 
rationale currently required by the state and city to ensure compatibility of industrialized 
housing. 
 
This overlay would be a regulatory tool, like a Conservation District or an Historic 
District.  The Neighborhood Stabilization Overlay is intended to permanently maintain 
the existing form of the neighborhood. The function of the overlay is to preserve the 
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massing and location of houses in the neighborhood and not to dictate architectural 
style or materials. The yard, lot and space regulations of the Neighborhood Stabilization 
Overlay district are selected from a menu of regulations to facilitate creation and 
enforcement of the overlay district regulations.  
 
Single Family Housing Standards Task Force Proposal: 
Compatibility of redevelopment in existing residential neighborhoods arose from the 
Comprehensive Planning process, and the Task Force was utilized as a resource to 
synthesized broader public input and debate from community workshops.  This overlay 
proposal was crafted during four work sessions of the Task Force, utilizing input from 
three community workshops.  The Task Force strove to reach consensus on each issue, 
and the proposal as outlined reflects the majority opinion; however, where consensus 
could not be reached, a dissenting opinion is also included for consideration. 
 
NEIGHBORHOOD PREVAILING STANDARDS 
• Zoning Overlay District put in place through a petition (50% + 1 of owner’s 

signatures required) and public hearing process. The overlay will be in effect for up 
to one-year with one six-month extension possible if approved by the City Plan 
Commission.  The minimum area for an overlay is one block face. 

• Development standards in the overlay maintain the average developed conditions in 
a neighborhood.  Development must demonstrate compatibility with existing single-
family dwellings located within 500 feet.  The burden of proving compatibility is upon 
the applicant for a building permit. 

• Compatibility shall be determined using the following indicators which are intended 
to be easily calculated from windshield surveys, aerials or other available materials: 

 Prevailing Standard 

Stories Predominant number must be provided 

Garage access, location 
and connection 

Predominant access, location and 
connection must be provided 

Paving surface in front and 
corner side yards 

Average within 10 percent 

Front yard setback Average within 10 percent 

Corner side yard setback Average within 10 percent 

Interior side yard setback Average within 10 percent 

 DISSENTING OPINIONS FROM THE TASK FORCE: 
• Should require more than 50% of property owner signatures 
• Front setback should not encroach beyond established average to maintain 

street wall 
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NEIGHBORHOOD STABILIZATION OVERLAY 
• Neighborhood Stabilization Overlay replaces the Neighborhood Prevailing Standards 

Overlay outlined above.  It would also be considered a zoning change and would 
follow the public hearing and notice process. 

• Overlays may only include the following provisions; some provisions may be 
excluded if not applicable.  It is not intended to regulate architectural style. 

• There may be sub-areas within the overlay area. 

• Neighborhood may set minimums or maximums if they choose from the following 
menu: 

Height  20’ 24’ 30’ 36’ 

 

Stories  1 1 ½ 2 2 ½ 3 

 

Garage access, location 
and connection 

Entry: 
• Rear 
• Front 
• Side 

Connection: 
• Attached 
• Detached 

Location: 
• Front of Structure 
• Rear of Structure 
• Side of Structure 

 
 

Paving coverage  in front and 
corner side yards 

5% 10% 20% 30% 40% 50% 60% 70% 

 

Front setback 10’ 15’ 20’ 25’ 30’ 35’ 40’ 45’ 50’ 55’ 60’ 65’ 70’ 

 

Corner side setback 5’ 10’ 15’ 20’ 25’ 30’ 35’ 40’ 

 

Interior side setback 5’ 10’ 15’ 20’ 25’ 30’ 35’ 40’ 

 DISSENTING OPINIONS FROM THE TASK FORCE:  
• Roof slope should be one of the menu items 
• Floor area ratio (FAR) or lot coverage should be one of the menu items 

 
Summary of Recommendations: 
Throughout the public hearing process, public dialogue focused on several key issues, 
as well as each of the dissenting opinions forwarded by the Task Force.  Included below 
is a summary of the recommendations on each of these issues by the Task Force, 
ZOAC, CPC, and the ad hoc committee of Council members.   
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Key Issue Recommendation Summary 
Proposed Neighborhood Stabilization Overlay 

 
ISSUE SFHS  

TASK FORCE 
RECOMMENDATION 

ZOAC  
RECOMMENDATION 

CPC 
RECOMMENDATION 

AD HOC 
COMMITTEE 

Percent of 
property 
owners 
required 

More than 50 
percent 

More than 50 
percent 

75 percent 50 percent + 
1 with 
signatures 
valid for 1 
year 

Minimum 
size for an 
overlay 
district 

1 Blockface 3 acres of 
contiguous single 
family private 
property that 
contains opposing 
blockfaces 

50 homes 50 homes in 
a contiguous 
and compact 
area 

Time 
period for 
Prevailing 
Standards 

1 year with possible  
6-month extension 

6 months with 
possible 6-month 
extension 

6 months with 
possible 6-month 
extension 

Eliminate 
Prevailing 
Standards 

Number of 
stories 
required 
by 
Prevailing 
Standards 

Predominant 
number must be 
provided 

Predominant 
number is the 
maximum that may 
be provided 

Delete story and 
height provisions in 
prevailing 
standards and 
stabilization overlay 

Eliminate 
Prevailing 
Standards, 
but include 
height in 
menu 

Prevailing 
Standards 
and 
underlying 
zoning 

Prevailing 
Standards apply 

Most restrictive 
applies 

Most restrictive 
applies 

Eliminate 
Prevailing 
Standards 

• CPC recommends a final ballot provision during the adoption process of a 
stabilization overlay. 

• CPC recommends that City staff determine the prevailing standards for 
building permits rather than the permit applicant. 
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DISSENTING OPINION RECOMMENDATIONS 
 
ISSUE 

SFHS TASK 
FORCE 
DISSENTING 
OPINION  

ZOAC  
RECOMMENDATION 

CPC 
RECOMMENDATION 

AD HOC 
COMMITTEE 

Percent of 
property 
owners 
required 

Requirement 
should be higher 
than 50 percent 

More than 50 
percent 

75 percent 50 percent + 
1 with 
signatures 
valid for 1 
year 

Front 
setback 
during 
Prevailing 
Standards – 
10% 

Should not 
encroach beyond 
average 

Would be allowed 
unless it violates 
underlying zoning 

Would be allowed 
unless it violates 
underlying zoning 

Eliminate 
Prevailing 
Standards 

Roof slope 
in 
Stabilization 
Overlay 

Include roof slope 
as a menu option 

Do not include roof 
slope 

Do not include roof 
slope 

Not a menu 
option 

FAR or Lot 
Coverage in 
Stabilization 
Overlay 

Include FAR or lot 
coverage as a 
menu option 

Include FAR as a 
menu option  

Do not include FAR Not a menu 
option 
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CITY PLAN COMMISSION ACTION 
DCA 045-009 Neighborhood Stabilization Overlay 
(August 11, 2005) 
 

Motion:   It was moved to recommend approval of amending Chapters 
51 and 51A of the Dallas Development Code to establish a 
Neighborhood Prevailing Standards Overlay and a Neighborhood 
Stabilization Overlay. 
 

Maker: Cunningham 
Second: Traylor 

 
Amended Motion: It was moved to recommend approval of amending 
Chapters 51 and 51A of the Dallas Development Code to establish a 
Neighborhood Prevailing Standards Overlay and a Neighborhood 
Stabilization Overlay with the following recommendations: percentage to 
start the process increase to 75 percent; 50 roof tops be the minimum; 
delete the number of stories and height as options; delete ZOAC’s 
recommendation for a floor area ratio; include a requirement for a final 
ballot at the end of the process; direct staff to improve the prevailing 
standard procedures to make it less burdensome on the public.  
 

Maker: Neumann 
Second: Lee 
Result: Carried: 9 to 3 

For: 9 - Neumann, Strater, Gary, Marshall, 
Lee, Traylor, Cunningham, Wilke, 
Emmons 

 
Against:   3 - Brandon, Avery, Perkett  
Absent:    0 
Vacancy:   2 - District 6, Place 15 
Conflict:   1 - Scott 

 
Speakers:   For:   David Marquis, 3110 W. Kiest Blvd., Dallas, TX, 

75233 
 Melanie VanLandingham, 6311 Lakeshore Dr., Dallas, TX, 

75214 
                                Pattie Walker, 5021 Wenonah Dr., Dallas, TX, 75209 
 Ken Lampton, 6014 Llano Ave., Dallas, TX, 75206 
 Ann Abernathy, 10915 Crooked Creek Dr., Dallas, TX, 

75229 
 Roy Williams, 11581 Preston View Blvd., Dallas, TX 
 Angi Brown, 5449 Goodwin Ave., Dallas, TX, 75206 
 Leane Medford, 4010 Sperry St., Dallas, TX, 75214 
 Ann Piper, 5952 Royal Ln., Dallas, TX, 75230 
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 Against:   Kay Weeks, 5935 Lupton Dr., Dallas, TX, 75225 
 Peter Arutia, 8201 N. Stemmons Freeway, Dallas, TX, 

75247 
 Dallas Cothrum, 900 Jackson St., Dallas, TX, 75202 
 Diane Benjamin, 6530 Waggoner Dr., Dallas, TX, 75230 
 Cheryl William, 6840 Gateridge Dr., Dallas, TX, 75254 
 Betty Moore, 6507 Churchill Way, Dallas, TX, 75230 
 John Davis, 6926 Lakewood Blvd., Dallas, TX, 75214 
 Sarah Stack, 6565 Crestmere Dr., Dallas, TX, 75254 
 Daryl Hernandez, 6431 Ellsworth Ave., Dallas, TX, 75214 
 Richard Lerer, 5233 Kelsey Rd., Dallas, TX, 75229 
 Keller Webster, 6931 Colfax Dr., Dallas, TX, 75231  

                                       Martha Marks, 5829 Preston Valley Dr., Dallas, TX, 
75240 

 
 
ZONING ORDINANCE ADVISORY COMMITTEE ACTION 
DCA 045-009 Neighborhood Stabilization Overlay  
(July 21, 2005) 
 

 
 

1.  DCA 045-009  
 
Motion: It was moved to approve the overlay subject to discussions on 
percentage of property owners required, time period for the prevailing 
standards, and minimum area of an overlay district. 

Result: Failed: 3 to 0 to 3 
For: 3 - Bulldog Cunningham, Taylor Bowen, 

and Melvin Traylor  
Against: 0 -     
Abstain: 3 - Kraig Post, Michael Jung, and Ann 

Murphy 
Absent:  1 -  Carol Scott 

 

  
 

Notices: via e-mail to the DCA agenda distribution list.   
 
 

2.  DCA 045-009  
 
Motion: It was moved to amend the requirement for the percentage of 
property owners required on a petition to initiate an overlay to 75 percent. 

Result: Failed: 3 to 3 
For: 3 - Bulldog Cunningham, Taylor Bowen, 

and Melvin Traylor  
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Against: 3 - Kraig Post, Michael Jung, and Ann 
Murphy 

Absent:  1 -  Carol Scott 
 

  
 

Notices: via e-mail to the DCA agenda distribution list.   
 
 
3.  DCA 045-009  

 
Motion: It was moved to follow the Single Family Housing Standards Task 
Force’s recommendation of requiring more than 50 percent of property 
owners on a petition to initiate an overlay. 

Result: Failed: 3 to 3 
For: 3 - Kraig Post, Michael Jung, and Ann 

Murphy 
Against: 3 - Bulldog Cunningham, Taylor Bowen, 

and Melvin Traylor 
Absent:  1 -  Carol Scott 

 

  
 

Notices: via e-mail to the DCA agenda distribution list.   
 
 
4.  DCA 045-009  

 
Motion: It was moved to follow the Single Family Housing Standards Task 
Force’s recommendation of requiring more than 50 percent of property 
owners on a petition to initiate an overlay, and amend the minimum area 
of an overlay to 3 acres of single family private property that is contiguous . 

Result: Failed: 3 to 3 
For: 3 - Kraig Post, Michael Jung, and Ann 

Murphy 
Against: 3 - Bulldog Cunningham, Taylor Bowen, 

and Melvin Traylor 
Absent:  1 -  Carol Scott 

 
Notices: via e-mail to the DCA agenda distribution list.   

 
 
5.  DCA 045-009  

 
Motion: It was moved to amend the minimum area of an overlay to 5 
acres of single family private property that is contiguous and composed of 
opposing blockfaces. 

Result: Failed: 3 to 3 
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For: 3 - Bulldog Cunningham, Taylor Bowen, 
and Melvin Traylor 

Against: 3 - Kraig Post, Michael Jung, and Ann 
Murphy 

Absent:  1 -  Carol Scott 
 

Notices: via e-mail to the DCA agenda distribution list.   
 
 
6.  DCA 045-009  

 
Motion: It was moved to follow the Single Family Housing Standards Task 
Force’s recommendation of requiring more than 50 percent of property 
owners on a petition to initiate an overlay, and amend the minimum area 
of an overlay to 3 acres of single family private property that is contiguous 
and composed of opposing blockfaces. 

Result: Carried: 5 to 1 
For: 5 - Bulldog Cunningham, Kraig Post, 

Michael Jung, Ann Murphy, and 
Melvin Traylor 

Against: 1 - Taylor Bowen  
Absent:  1 -  Carol Scott 

 
Notices: via e-mail to the DCA agenda distribution list.   

 
 
7.  DCA 045-009  

 
Motion: It was moved to amend the time period for the Neighborhood 
Prevailing Standards Overlay to 6 months with a possible 6-month 
extension. 

Result: Carried: 5 to 1 
For: 5 - Bulldog Cunningham, Kraig Post, 

Michael Jung, Ann Murphy, and 
Melvin Traylor 

Against: 1 - Taylor Bowen  
Absent:  1 -  Carol Scott 

 
Notices: via e-mail to the DCA agenda distribution list.   

 
 
8.  DCA 045-009  

 
Motion: It was moved to amend the Neighborhood Stabilization Overlay to 
include an appropriate menu of choices for Floor Area Ratio requirements. 

Result: Carried: 5 to 1 
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For: 5 - Bulldog Cunningham, Kraig Post, 
Michael Jung, Ann Murphy, and 
Melvin Traylor 

Against: 1 - Taylor Bowen  
Absent:  1 -  Carol Scott 

 
Notices: via e-mail to the DCA agenda distribution list.   

 
 
9.  DCA 045-009  

 
Motion: It was moved to follow the Single Family Housing Standards Task 
Force’s recommendation for the proposed Neighborhood Prevailing 
Standards Overlay and Neighborhood Stabilization Overlay subject to the 
ZOAC’s amended conditions, and including setting the predominant 
number of stories as a maximum in the prevailing standards, not allowing 
prevailing standards to violate underlying zoning requirements, and not 
including roof slope as a menu option in the stabilization overlay. 

Result: Carried: 5 to 1 
For: 5 - Bulldog Cunningham, Kraig Post, 

Michael Jung, Ann Murphy, and 
Melvin Traylor 

Against: 1 - Taylor Bowen  
Absent:  1 -  Carol Scott 

 
Notices: via e-mail to the DCA agenda distribution list.   

 


