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Purpose
 Brief overview of Downtown 360 Plan highlights

 Focus on Draft Implementation Strategies and Actions

 Final input from Economic Development Committee
prior to scheduling City Council action
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Downtown Dallas 360
is an action-oriented
strategic plan crafted to
build on recent momentum
and advance a bold Vision.
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An Economic Foundation
 Ride the wave of regional growth
– DFW pop. grew 23% 2000-2009, much faster than TX or US
– Forecasts show 20,000 more housing units and space for 60,000
more workers in Downtown by 2030

 Build upon unique assets
–
–
–
–

Regional access via multimodal transportation
Primary “Class A” office location in DFW
Cultural and entertainment center
Authentic urban character and experience

 Capitalize on demand for urban lifestyle
– Live, work, study, shop, mingle
– Uptown indicates potential for housing and office premiums in
mixed-use urban areas
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Stakeholder and Community Involvement
 Two community forums at the
convention center
 Numerous meetings with
individual stakeholders and
organizations
 Seven Steering Committee
meetings and two rounds of
stakeholder work sessions
 Technical Committee
meetings
 Two rounds of Council
Committee briefings
 Regularly updated website
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A Vision for Downtown Dallas
strong and
diverse economy
complete urban center
open spaces large
and small, grand
and intimate
bustling street activity

interconnected districts
range of great places to live
successful businesses
and retail
great transit
network
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Five Transformative Strategies:
• Strengthen and capitalize on Downtown’s
position as the regional transit hub to
attract transit-oriented development
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Five Transformative Strategies:
• “What attracts most people, it would appear,
is other people.” - William Whyte, Urban Sociologist
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Five Transformative Strategies:
• World class urban design for a premier
global city
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Five Transformative Strategies:
• A range of housing types to serve a range
of life styles and budgets
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Five Transformative Strategies:
• Parking solutions for an urban environment

12

Parking Study and Strategic Plan
• Separate parking study and strategic plan to be
completed and presented next month
 Strong perception of
deficiency due to lack of
“public parking”, despite
typical daily surplus of
7,000 spaces
 Lack of short-term
parking in high demand
areas such as Main
Street District
 Lack of way finding and
easily accessible
information regarding
available parking
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Five Focus
Areas
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Five Focus
Areas
3

South Arts District

Main Street
District

1
2
4
Union Station

5

Farmers Market

Lamar Street
Corridor
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Implementation must focus on
bolstering Downtown’s jobs
generation and housing
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Action Matrix
 Actions articulated with
timeframes, costs,
responsibilities and funding
sources
 Quick wins! highlighted
 City and DDI will partner as
“Stewards” of plan
implementation
 Ongoing Committee/Task
Force
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Priority Action Steps
 Highest-level recommendations
 Most critical investments to generate new development
activity and economic investment
 Priority actions vary in their implementation over the
short, mid and long terms
 All should be initiated within the next six months
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Priority Action 1
Expand Downtown mobility options and explore innovative
strategies for funding transit infrastructure
 RFQ to seek public-private partnerships for streetcar
 Short-term alternatives to streetcar implementation
including shuttle services between major destinations,
DART rail fare-free zone and/or flat cab rates
 Complete D2 planning process
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Priority Action 2
Adopt urban design standards for strategic areas
and projects
 Establish a collaborative peer-review committee to review
development proposals led by City Design Studio and DDI
 Design standards for properties within 300 feet of rail
transit or adjacent to open space, and projects receiving
public incentives
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Priority Action 3
Create an Intown Housing Development Strategy and
Public-Private Incentive Guidelines
 Enhance financial incentives for middle
and lower income housing
 Promote family-friendly amenities and
services in Farmers Market and Cedars

Priority Housing Types by
District (Inside Loop)
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Priority Action 4
Establish a New Parking Management Collaborative
 Collaboration between City of Dallas,
DDI and major owners
 Limited and strategic
parking facility
investment program
to leverage parking as
a key element of the
economic
development strategy
 Develop a new parking brand and a
forward looking, technology based
parking management program
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Priority Action 5
Implement the Main Street Retail Activation Strategy
 Block-by-block, detailed recommendations to animate
vacant storefronts, blank facades, sidewalks
 New streetscape to reflect contemporary style established
by Joule Hotel
 Interactive art, video displays, super-graphics to enliven
public realm and building facades
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Priority Action 6
Extend the life of TIF Districts subject to City of Dallas
policy requirements
 City Center, Downtown Connections, Farmers Market &
Cedars TIF Districts approaching terminating dates
 Extensions will permit additional redevelopment
assistance for housing production
 Opportunities to leverage funds/augment with other
mechanisms for enhanced public realm improvements to
support transit corridors
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Priority Action 7
Create a Master Development Plan for the Reunion /Union
Station Focus Area
 Transfer/land swap of Reunion
Arena site to catalyze development
 New high intensity, mixed-use
destination “corporate
headquarters” development
 Coordinate with TIGER streetcar
project and D2 planning
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Priority Action 8
Pursue development of site north of Farmers Market
 Work with property owners to
redevelop
 Provide housing/development
incentives

*

 Critical site to catalyze creation of
affordable/middle-income housing
in Downtown
 Site connects Farmers Market to
Main Street District area, lies along
future Harwood streetcar line
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Other Notable Action Items
Modify street vending ordinance to
support increased vending
opportunities including kiosks, carts
and temporary vendors
Timeframe

0-12 Months

Approx Cost Administrative Action by
City Staff

Parties

City of Dallas Code
Compliance, DDI

Funding

N/A
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Other Notable Action Items
Develop a plan to phase out
retail or restaurant uses from
underground tunnels
Timeframe

3-5 Years

Parties

City of Dallas, DDI

Funding

Center City TIF/
DDI budgets
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Other Notable Action Items
Provide incentives for catalyst
entertainment-oriented
development at northwest
corner of Lamar and Ross
Timeframe

1-3 years

Parties

City of Dallas Public
and Transportation

Works

Funding

TIF, bond, fee
reductions/waivers,
tax credits, private
development
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Next Steps
 Council Action on 360 Plan

April 2011
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Downtown Dallas 360 Draft Implementation Strategy
The Downtown Dallas 360 Plan (the 360 Plan) is entering its final phases of development. An
important element of the Draft Plan is the implementation strategy, which will provide guidance
on implementing key portions of the 360 Plan. Building on the over-arching Priority Action Steps
(featured in the PowerPoint Presentation), this memo outlines recommendations actions,
estimated timeframes, costs, and responsible parties in a series of action matrices. The action
matrices organize and prioritize investment decisions and identify “Quick win priorities” that can
be implemented in a short timeframe to spur additional investment and realize tangible progress.
The action matrices are presented in two categories:
(1) Transformative Strategies: These form the backbone of the plan. They include:
Expand Transit and Realize TOD Potential; Create Vibrant Streets and Public Spaces;
Ensure Great Urban Design; Diversify and Grow Housing; and Reform the Approach to
Parking.
(2) Focus Areas: These specific areas in Downtown hold strong catalytic development
potential and have the opportunity to leverage existing and future infrastructure systems.
They include Farmers Market; Lamar Corridor; Main Street District; South Arts District;
and Reunion/Union Station.
Based on discussions with Council members, City staff and other stakeholders regarding
prioritizing the various actions, improvements and investments, the project team will refine the
implementation strategy, action items and matrices and integrate them into the Final Plan for
City staff and Council review and adoption in early 2011.
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Transformative Strategies
The actions presented here are grouped under each of the five Transformative Strategies.

Expand Transit and Realize TOD Potential

Specific Action

Timeframe

Order-ofmagnitude cost

Lead
Funding
Responsibility/ Resources
Support

TOD 1: Develop a Streetcar System
Plan to connect Downtown and
surrounding neighborhoods based on
desire lines in the 360 Plan and select
priority streetcar corridors for
implementation

0-12 mos.

$400,000

City of Dallas/
DART

Funded

TOD 2: Identify a feasible short- and
long-term funding strategy for
streetcar system implementation,
including capital and operations costs,
by exploring creative public-private
partnership opportunities.

0-12 mos.

$1,000,000

City of Dallas/
DART

Funded

TOD 3: Construct a starter streetcar
line to Oak Cliff

1 -3 years

$35 million

NCTCOG/ City of
Dallas/DART

Funded

TOD 4: Finalize alignment and secure
funding for second light rail alignment
(“D2”) to ease congestion, increase
flexibility of transit operations through
Downtown, increase ridership, and
boost development near Union
Station, Convention Center and
Farmers Market

5-10 years

$500+million

DART

Federal New Starts,
DART

TOD 5: Explore short-term
alternatives to streetcar
implementation including DART rail
fare-free zone, flat cab rates within
Downtown, and/or shuttle services
between major destinations (e.g.
Convention Center Hotel and the West
End)

0-12 months

Partnership of
City of Dallas,
DDI, DART

Public-private
partnerships,
NCTCOG grants,
RTR funds

Quick win
priority
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Create Vibrant Streets and Public Spaces
Specific Action

Timeframe

Order-ofmagnitude cost

Lead
Funding
Responsibility/ Resources
Support

SPS 1: Modify street vending
ordinance consistent with DDI
recommendations to support
increased vending opportunities
including kiosks, carts and temporary
vendors

0-12 mos.

Administrative
action by staff

City of Dallas/
DDI

N/A

SPS 2: Develop a citywide Complete
Streets Plan to establish new policies
and design for streets and identify
specific “demonstration projects” for
implementation; use designs detailed
in Chapter IV as guide for Downtown

0-12 mos.

$800,000

City of Dallas

Funded

SPS 3: Use cross-section prototypes
detailed in Chapter IV for guidelines
on street improvements to correspond
to new street classifications (until new
standards are adopted – see SPS 1 )

0-12 mos.

Administrative
action by staff

City of Dallas

N/A

SPS 4: Revise sidewalk dining
regulations to permit
recommendations outlined in Chapter
IV

0-12 mos.

Administrative
action by staff

City of Dallas/
DDI

N/A

SPS 5: Complete the Bike Study and
incorporate findings into new street
classifications and cross-sections

0-12 mos.

City of Dallas

Funded

SPS 6: Amend the Thoroughfare Plan
to integrate new policies and design
for streets as outlined in the Complete
Streets Plan

1 -3 years

City of Dallas

N/A

SPS 7 : Identify appropriate funding
sources for ongoing maintenance of
streetscape improvements

3 -5 years

Quick win
priority

Quick win
priority

Quick win
priority
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City of Dallas/
DDI
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Ensure Great Urban Design

Specific Action

Timeframe

Order-ofmagnitude cost

Lead
Funding
Responsibility/ Resources
Support

UD 1: Establish peer review
committee made up of City of Dallas
staff/City Design Studio, DDI, and
respected local architects and
developers to review a ll public projects
and private projects receiving public
incentives, as well as to perform
voluntary design critique of all
Downtown development projects

0-12 mos.

Administrative
action by staff

DDI/City of Dallas

N/A

UD 2: Adopt overall design guidelines
for area inside the Loop. Design
guidelines should be based on
recommendations in Chapter III .
Guidelines should be used to guide
development but are not envisioned to
be enforceable

0-12 mos.

$100,000

City of Dallas/
DDI

Department
consultant budget

UD 3: Require design review based on
the urban design guidelines in Chapter
IV for properties that:

0-12 mos.

Administrative
action by staff

City of Dallas/
DDI

N/A

a. Are within 300 feet of an existing
or planned fixed-rail transit station;

Quick Win
Priority

Quick Win
Priority

b. Face an existing or proposed park,
plaza or other open space;
c. Are located along a Streetcar
Boulevard, regardless of station
location;
d. Are in Zone C as outlined in the
Main Street Retail Activation
Strategy; and/or
e. Receive public funds.

UD 4: Ensure adequate staffing and
resources for the City Design Studio
through dedicated, sustainable
funding and cooperative partnerships

1 -3 years

$100,000/yr
minimum

City of Dallas

General fund,
University
partnership(s)

UD 5: Develop plan to phase out retail
or restaurant uses from underground
tunnels

2 -5 years

$100,000

City of Dallas/
DDI support in
creating the
strategic plan

Center City
TIF/DDI budgets
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Diversify and Grow Housing

Timeframe

H 1: Investigate new sources of
funding to support downtown housing
in general and, in particular, create
subsidy sources for middle-income
housing (60-175% MFI)

1 -5 years

City of Dallas/
DDI

H 2: Build on existing policies to
create an Affordable Housing
Development Strategy for Downtown

0-12 months

DDI Housing
Task Force/City
of Dallas

H 3: Require inclusion of or funding
set-aside for moderate income units as
a part of any new housing
development on land currently owned
by the public sector

0-2 years

H 4: Consider reductions or deferrals
of permit fees for adaptive reuse
buildings

0-2 years

City of Dallas/
DDI

H 5: Work with other major Texas
cities to lobby for “downtown”
exemptions from the State’s
restrictions on funding affordable
housing tax credits projects within
close proximity

1 -3 years

City of Dallas/
DDI

H 6: Work with other major Texas
cities to lobby for changes to the
State’s sales tax requirements for
adaptive reuse buildings

1 -3 years

City of Dallas/
DDI

Quick Win
Priority
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Order-ofmagnitude cost

Lead
Funding
Responsibility/ Resources
Support

Specific Actio n

NMTC, CDRC, TIF,
housing bond,
philanthropic
donations, fee
waivers, public
land disposition,
etc.
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Transform the Approach to Parking

Specific Action

Timeframe

Order of Magnitude
Cost

Lead
Responsibility
/Support

Funding
Resources

P 1: Create a New Parking Management
Organization. Focus on parking by
recruiting and hiring a program
director . The new parking management
organization must be “vertically
integrated” (i.e., that one entity is
managing and coordinating on-street
parking, parking enforcement, off-street
parking and parking planning at a
minimum)

0 – 12 Months

$250,000 (including
salaries)

DDI/City of
Dallas

DDI, TIF
budgets

P 2: Leverage New Technology. Define
and implement new parking technology
strategies. There are several levels of
new technology applications (e.g.
consolidated meters) and a variety of
functional areas where new technology
applications will be recommended.

0 – 18 Months

$250,000 - $500,000
(Typical ROI 18 – 26
months)

City of Dallas/
DDI

P 3: Enhance Parking Planning.
Develop new parking planning tools
(e.g. new parking demand model).
Develop/adopt new parking facility
design review processes and parking
facility design guidelines. Tie these
design guidelines to the overall
Downtown design guidelines and review
process

0 – 6 Months

$5,000 - $25,000

City of Dallas/
DDI

P 4: Enhance Program Branding and
Communications. Create a n ew parking
program brand development
incorporated with new public parking
signage and wayfinding program. These
action items are closely linked to the
“Parking Management Collaborative”
organizational concept that is detailed
within the parking strategic plan.

0 – 6 Months

$50,000 - $250,000

DDI

P 5: Align Policy Assessment and
Larger Community Goals. Assess and
refine on-street, enforcement, off-street
and valet parking policies and
standards. Several new policies and
standards will be recommended within
the parking strategic plan. These

0 – 12 Months

$5,000 - $25,000

DDI/City of
Dallas

Quick Win
Priority
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policies and issues will need on-going
assessment and inter -agency
coordination. Significant public
education and community engagement
prior to implementation is also
recommended
P 6: Develop an Enhanced Retail
Parking Support Strategy. The parking
strategic plan will recommend a
combination of strategies in the areas of
on-street parking /enforcement, offstreet parking facilities and overall
parking program management. “Next
level” downtown retail parking
innovations potentially include:
• Centrally managed, multiple station
valet parking programs
• Web-based parking reservation
systems
• Integrated downtown retail,
restaurant, parking and
transportation mobile device
applications

0 – 18 Months

$5,000 - $25,000

DDI

P 7: Make Strategic Parking Facility
Investments. Invest in a parking facility
development strategy for downtown
Dallas integrated with the larger
Downtown 360 Plan strategic goals.
This is one of the more costly and
strategic investment areas of the
recommended parking plan, however,
investments would be directly linked to
community and economic development
strategies to catalyze other private
development as well as to facilitate
adaptive reuse and in-fill of
older/historic structures. The
recommended approach seeks to obtain
a 5 to 1 return on investment in
strategically placed public parking
investments.

1 – 5 years

$10,000,000 $50,000,000

DDI/City of
Dallas

P8: Create a Defined Program of
“Sustainability Initiatives” Related to
Parking. Recommendations will be
provided in the areas of sustainable
facility design criteria as well as in the
areas of parking policy development
and operations/ management.

On-Going

$25,000 - $250,000

DDI/City of
Dallas
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Focus Areas
The actions presented here are grouped under each of the five Focus Areas.

Farmers Market

Specific Action

Timeframe

Order-ofmagnitude cost

Lead
Funding
Responsibility/ Resources
Support

FM 1: Create a development plan,
conduct feasibility analysis, issue RFP
and require design review for catalytic
site bounded by Canton, Cesar Chavez,
Marilla and Harwood (as illustrated in
Chapter V)

0-12 mos.

$100,000

DDI/City of Dallas

General fund

FM 2: Construct a new promenade/
park as a Special Use Street Overlay
for Pearl north of Marilla as illustrated
in Chapter V to accommodate special
events; set aside funds or enter into
public-private partnership to ensure
construction and proper long-term
maintenance

1 -3 years

$10 million

City of Dallas/
Developer

May require bond
funding

FM 3: Extend the life of the Farmers
Market TIF District subject to meeting
minimum City of Dallas policy
requirements for term extensions for
TIF Districts

3 -5 years

None – city staff
can do work if
warranted

City of Dallas

TIF Board budget

FM 4: Construct or require family friendly amenities (pocket parks, play
areas, public art, daycare, etc.) in
Farmers Market area

1 -5 years

$1 million

City of Dallas
and private
developers

TIF and developer
contributions

Quick Win
Priority
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Lamar Corridor

Specific Action

Timeframe

Order-ofmagnitude cost

Lead
Funding
Responsibility/ Resources
Support

LC 1: Create a new TIF District or
modify the boundary of an existing
TIF District to include Union Station,
West End areas and Lamar Corridor,
subject to meeting minimum City of
Dallas policy requirements for
creation of a new District

1 -3 years

~$100,000

City of Dallas

LC 2: Provide incentives for catalyst
entertainment-oriented development
at northwest corner of Lamar and Ross

1 -3 years

$5 million

City of Dallas

TIF, bond, fee
reductions/waivers,
tax credits, 380
grants, private
development

LC 3: Reconstruct Lamar from Ross
to Pacific consistent with
recommendations in Chapter V

3 -5 years

$2 million

City of Dallas

TIF, bond funding

LC 4: Work with Greyhound to
relocate the existing facility and
investigate development of a potential
multi-modal transportation center

1 -3 years

DART/City of
Dallas

Bond, NCTCOG
Sustainable
Development
Grants

LC 5: Incentivize and recruit a longterm destination anchor tenant,
potentially a museum or focusing in
creative/green jobs in conjunction
with El Centro Community College for
the West End Marketplace

1 -3 years

$ 5 million

City of Dallas/
DDI

TIF, bond, fee
reductions/waivers,
tax credits, private
development

LC 6: Support implementation of the
Matthews Southwest Master Plan for
the South Side/Convention Center
Hotel corridor with ultimate
construction of Lamar streetcar

3 -5 years

$35 million

City of Dallas

LC 7: Complete Project Paseo which
will result in improved sidewalks,
landscaping and burying electrical
systems along Lamar between IH-30
and Wood Street and streetscaping for
the new Omni Hotel Lamar

1 -2 years

$2.7 million

NCTCOG, City of
Dallas/Matthews
Southwest

Quick Win
Priority

Downtown Dallas 360 Draft Implementation Strategy
March 7, 2011

Funded

9

Main Street District

Specific Action

Timeframe

Order-ofmagnitude cost

Lead
Funding
Responsibility/ Resources
Support

MS 1: Adopt design standards as
specified in Dallas Main Street District
Retail Activation Strategy

0-12 mos.

Administrative
action by staff

City of Dallas/
DDI

N/A

MS 2: Establish new District brand
and identity and wayfinding microsystem

0-12 mos.

$75,000

DDI

DDI

MS 3: Develop Glass Box retail kiosks
per the Main Street Retail Activation
Strategy

12-36mos.

$50,000-$80,000
each

DDI/Developer

Retail FOCUS
dollars and private
developer

MS 4: Reconstruct Main Street
between Lamar and Harwood to
incorporate streetscape standards
specified in the Dallas Main Street
District Retail Activation Strategy

1 -3 years

$2.5 million

City of Dallas

Bond funding

MS 5: Explore development options
for Statler Hilton site including
rehabilitation, adaptive re-use and/or
new development

1 -5 years

City of Dallas/
Developer

TIF, bond, fee
reductions/waivers,
tax credits, private
development,
historic tax credits,
low income tax
credits, grants,
foundation support

MS 6: Extend life of City Center TIF
District, subject to meeting minimum
City of Dallas policy requirements for
creation of a new District

3 -5 years

~ $100,000

City of Dallas

TIF Board budget

MS 7 : Craft vision of Main Street as
district of “best of class” regional
retailers (unique restaurants,
comparison goods, specialty items,
etc.), and identify and recruit qualified
tenants

3 -5 years

$5 million

DDI/City of
Dallas/private
property owners

Staff resources

Quick Win
Priority

Quick Win
Priority
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MS 8: Implement the action items
outlined in the Main Street District
Retail Activation Strategy (see
supplemental matrix)

varies

varies

DDI

MS 9: Redesign Elm and Commerce
to better accommodate bus traffic,
parking and walkability to support
Main Street District goals

3 -5 years

$10 million

City of Dallas
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South Arts District

Specific Action

Timeframe

Order-ofmagnitude cost

Lead
Funding
Responsibility/ Resources
Support

SAD 1: Require design review by Peer
Review Committee for all development
in the focus area, including the Spire
development site and Crozier Tech site
to ensure TOD principles and urban
design goals are met near the Pearl
DART station

0-12 mos.

Administrative
action by staff

City of Dallas

N/A

SAD 2: Reconstruct Leonard, Federal,
Hawkins, San Jacinto, and Routh and
maintain as public streets to support
enhanced public connectivity between
Ross and Pearl DART Station

1 -3 years

$10 million

City of Dallas/
developer

TIF, bond funding,
developer
contributions

SAD 3 : Create enhanced crossings
along Ross to ensure strong
connections between site and Arts
District venues, particularly at Pearl,
Leonard and Routh

1 -3 years

$2 million

City of Dallas/
developer

TIF, bond funding,
developer
contributions

SAD 4: Ensure that the Central
Boulevard and Pearl Street
realignments approved in the 2006
bond program are completed as
planned.

3 -5 years

City of Dallas

Funded

Quick Win
Priority
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Reunion/Union Station/

Specific Action

Timeframe

Order-ofmagnitude cost

Lead
Responsibility /
Support

Funding
Resources

RUS 1: Create a new TIF District or
modify the boundary of an existing
TIF District to include Union Station,
West End areas and Lamar Corridor,
subject to meeting minimum City of
Dallas policy requirements for
creation of a new District

1 -3 years

Administrative
action by staff

City of Dallas

N/A

RUS 2: Create a Master Development
Plan to ensure land use, urban design
and connectivity goals as set forth in
Chapter V

1 -3 years

$150,000

City of Dallas/
Developer

City, developer

RUS 3: Solicit design proposals for
deck park/Trinity access corridor park
over I-30 and over DART tracks
between Houston and Jefferson
viaducts

1 -3 years

$500,000

City of Dallas

New TIF, General
fund

RUS 4: Construct series of
parks/plazas and passages as
illustrated in Chapter V; set aside
funds or enter into public-private
partnership to ensure construction
and proper long-term maintenance

3 -5 years

$15 million

City of Dallas/
Developer

New TIF, Bond
funds

RUS 5: Plan and provide for a
streetcar stop along Houston viaduct
between DART rail tracks and I-30

3 -5 years

$400,000

DART/
Developer

DART, developer

RUS 6: Reconstruct water and sewer
infrastructure within site to
accommodate projected development
within Master Development Plan

1 -5 years

Developer /City of
Dallas

TIF, developer

RUS 7 : Construct a deck park as
described in RUS 6 and illustrated in
Chapter V to achieve a strong
connection to the Trinity River

5-10 years

Joint dev’t with
City of Dallas,
TXDOT,
developer,
sponsor/
benefactor

TIF, bond funds,
developer, private
partnerships
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RUS8: Create a brand for the District

1 -2 years

$10,000

Developer /DDI

RUS9: Connect the convention center
and the Omni Hotel to the Reunion
Parking Center, Union Station, and the
Hyatt Hotel via deck park and
enhanced connections as illustrated in
Chapter V

5-10 years

$40 million

RUS10: Swap publicly - and privately owned land to consolidate ownership
and catalyze development

1 -2 years

N/A

City of Dallas

N/A

RUS11: Reserve land for the possible
future expansion of the convention
center

1 -2 years

N/A

City of Dallas

N/A

Developer
Developer, bond
funds

Quick Win
Priority

Downtown Dallas 360 Draft Implementation Strategy
March 7, 2011

14

