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ZONING ORDINANCE ADVISORY COMMITTEE THURSDAY, JULY 14, 2005 
 

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 by 
imposing alternative yard, lot and space regulations to ensure that 
new construction is compatible with existing structures. 

 
 

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. 

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

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

• The City Council Housing and Neighborhood Committee was briefed on this 
approach. 

• Staff briefed ZOAC on this proposal on April 7, 2005. At that meeting, 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 to address the teardown issue. 

• On April 28, 2005 ZOAC heard input on the dissenting opinions from three members 
of the Single Family Housing 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. At this meeting, ZOAC approved a motion to 
hold this issue under advisement until June 2, 2005 to continue deliberation on the 
proposed overlay. ZOAC members discussed the need to take action on the 
proposal to move it on through the review process. 

• On June 2, 2005 ZOAC requested public input that addressed only the economic 
impact of this proposal. After that input, ZOAC moved to close the public testimony 
and take action on the proposal on June 23, 2005. 

• 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, 

unless an extension is granted by a majority of the City Plan Commission.  The 90-
day period for this item would have expired on July 7, 2005; however, at their  
June 30 meeting, CPC voted to extend the review period for this item at ZOAC until 
July 21, 2005. 

 
STAFF ANALYSIS: 
 
The original direction by the council committee was to develop a tool that 
neighborhoods could use in addition to the existing tools of historic districts and 
conservation districts. Specific direction included: 
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• Provide a tool that could be used to stabilize existing single family 

neighborhoods. 
• Provide easy-to-use procedures that are more limited in scope than Conservation 

Districts and Historic Districts. 
• Provide immediate relief to neighborhoods who want it. 

 
A number of questions and issues were brought up during ZOAC’s discussions on the 
proposed overlay.  Following are answers to questions and issues raised: 
Q: How will people know there is an overlay in place? 
A: During the time period that a neighborhood is developing an overlay, property 

owners within the overlay area and 200 feet beyond will be notified in writing prior 
to each of the four public hearings during the process to rezone property (two 
public hearings for each step). In addition, notice of the application is sent to the 
early notification list maintained by the Development Services Department. Notice 
is also published in the Dallas Morning News before Plan Commission and Council 
hearings. Signs providing notice of a zoning change request would also be posted 
in the neighborhood.  If City Council approves a prevailing standards overlay or a 
neighborhood stabilization overlay, it is a zoning change and will be reflected on 
zoning maps and in the official record of the city. 

 
Q:  Why is only 50 percent plus 1 required for petition signatures? 
A: This provision was debated thoroughly by the task force. Some members desired a 

larger percentage while others thought a smaller percentage of signatures was 
appropriate for initiating the request. The requirement for over 50 percent of the 
owner’s signatures is consistent with code requirements for Conservation Districts 
and Historic Districts. 

 
Q:  Why is only one block face required as a minimum area? 
A: The task force also debated this minimum area requirement. Conservation Districts 

require a minimum area of one block face, and Historic Districts can apply to only 
one structure. 

 
Q:  Are the prevailing overlay standards required minimums, maximums or 

absolutes? 
A: The concern was expressed that larger, two-story houses in some neighborhoods 

were being torn down and replaced by smaller cottages, and that the prevailing 
standards in those neighborhoods should be two-story houses.   The proposed 
ordinance as currently written requires that the predominant number of stories and 
garage requirements be provided, and also requires that setbacks and paving 
surfaces meet the average developed condition within 10 percent.  

 
Q:  Wording in Findings and Purpose: The city council finds that the 

construction of new single family structures that are incompatible with 
existing single family structures within certain established neighborhoods is 
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detrimental to the stability, livability and economic value of that 
neighborhood and the city as a whole. 

A: The ordinance before you is proposed draft language. If ZOAC is uncomfortable 
with this language, other language may be proposed. 

 
 
DISCUSSION ITEMS: 
 
Following are decision points that the committee has expressed interest continued 
discussion and debate: 
 

1. Percentage of owner’s signatures required on a petition to initiate the zoning 
change process for prevailing standards and neighborhood stabilization 
overlays. 

 
2. Minimum size for an overlay district. 

 
3. Require minimums, maximums or absolutes in prevailing standards. 

 
4. Timing of Prevailing Standards – one year with possibility of one six-month 

extension approved by the Plan Commission. 
 

 
The following items are dissenting opinions to the task force’s recommendation for 
ZOAC’s consideration: 

 
1. Allow 10 percent variance in paving and setbacks in prevailing standards. 
 
2. Include roof slope in the Neighborhood Stabilization Overlay. 
 
3. Include floor area ratio or lot coverage requirements in the Neighborhood 

Stabilization Overlay. 
 
A summary of the task force’s recommendation and dissenting opinions has also been 
attached for your reference in order to facilita te deliberation of the proposed ordinance 
requirements. 
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NEIGHBORHOOD PREVAILING STANDARDS OVERLAY &  
NEIGHBORHOOD STABILIZATION OVERLAY 

TASK FORCE PROPOSAL SUMMARY 

GENERAL OVERVIEW 
• This overlay would be a regulatory tool, like a Conservation District or an Historic District, 

that is available to neighborhoods that want it. 

• It is a zoning change, and would include public hearings at City Plan Commission and City 
Council, with newspaper notices, sign posting and property owner notices mailed prior to 
each. 

• Allows development to continue with a set of development standards. 

• It is not intended to regulate architectural style or building materials.  Rather, it will only 
regulate the “bones” of a neighborhood through the scale and placement of homes on a 
lot. 

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 
possibility of one six-month extension approved by the City Plan Commission. 

• 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: 

 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 : 

u SHOULD REQUIRE MORE THAN 50%  OF PROPERTY OWNER SIGNATURES. 
u 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.  It would also be considered a zoning change and follow the public hearing and 
notice process. 

• Overlays may only include the following provisions; 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 :  

u ROOF SLOPE SHOULD BE ONE OF THE MENU ITEMS 
u FAR OR LOT COVERAGE SHOULD BE ONE OF THE MENU ITEMS 

 


