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Purpose

To brief the Economic Development  Committee on:

• Current Conservation District regulations
• Current procedures for processing requests for 

Conservation Districts
• Receive committee input and direction on revising 

both regulations and processes to address Council 
and neighborhood concerns. 
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Purpose of Conservation Districts

Neighborhoods currently have five types of zoning tools to 
achieve the appropriate level of regulation desired by the 
neighborhood:

• Historic Districts
• Conservation Districts
• Neighborhood Stabilization Overlays
• Planned Development Districts
• Straight Zoning Districts
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Conservation Districts

Conservation Districts offer a high level 
of regulation as a means of conserving 
an area's distinctive atmosphere or 
character.  The purpose being to  
protect or enhance the neighborhood’s 
significant architectural or cultural 
attributes.
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Existing Conservation Districts

CD1    King’s Highway  (1988)

CD2    Lakewood  (1988)

CD3    Page Avenue  (1989)

CD4    Greiner Area  (1989)

CD6    Hollywood/Santa Monica    
(1989, 1993)

CD7    Bishop/8th  (1992, 2001)

CD8    North Oak Cliff  (1996)

CD9    M-Streets  (2002)

CD10 Greenway Parks  (2003)

CD11 M Streets East  (2004)

CD12 Belmont Addition  (2004)

CD13 Kessler Park  (2005)

CD14 Edgemont Park  (2006)

CD15 Vickery Place  (2006, 2007)

CD 16 Rawlins (2007)

CD 17 Northern Hills (2009)
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Initiating Conservation Districts
• Ordinance requires a zoning fee and a petition 

signed by more than 50% of the owners of the 
land and more than 50% of the owners of the 
building sites.

• Plan Commission or City Council may authorize 
rezoning by calling a public hearing. Staff 
advises neighborhood leaders to obtain 
signatures of at least 75% of the property 
owners within the area of request.

Current Regulations and Procedures
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CD Application
Must include:

• The application fee
• Maps showing the existing zoning and land uses 

on all of the land in the area of request, and on 
all of the land within 200 feet

• A list of the names and addresses of all property 
owners and residents in the area of request

• A list of all neighborhood associations or other 
organizations representing the interests of 
property owners in the area of request

• Statement of justification

Current Regulations and Procedures
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Statement of Justification
Must include:

• A description of the factors which render the 
area of request eligible for CD classification

• Detailed explanation of how and why such a 
classification would be in the best interest of the 
city as a whole

• A description of the prevalent architectural and 
cultural attributes of the area

• Any additional information that the Director 
determines to be necessary for the study

Current Regulations and Procedures
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Determination of Eligibility
• The area must contain at least one blockface
• There is no maximum size
• The area must be either "stable" or "stabilizing" 

as those terms are defined in the ordinance
• The area must contain significant architectural or 

cultural attributes
• The area must have a distinctive atmosphere or 

character which can be conserved by protecting 
or enhancing its architectural or cultural 
attributes

Current Regulations and Procedures
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Petitions
• Signatures must be on a City provided petition

• Conservation District process form left with owner

• Signing a petition indicates the interest of the 
signers in exploring the potential for a 
conservation district

• Petition includes the primary issues that are 
proposed to be addressed

Current Regulations and Procedures
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CD Authorization
If fee is paid and required signatures collected, CD 

application becomes zoning case and may be started

If neighborhood wishes application to be authorized, staff 
presents to the CPC information summarizing:
– The petition signatures
– The inventory of properties
– The architectural merits of the area
– Photographs
– Proposed boundaries

CPC then makes a determination on whether to authorize 
the hearing. CPC has authorized hearings with 65% of 
affected property owners on a petition in support to 
authorize the application; however at least 75% has 
been the standard.

Current Regulations and Procedures
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2-step process

• Conceptual plan formulation and review

• CD ordinance preparation and review

• Public hearings on conceptual plan and 
ordinance may be held concurrently

Current Regulations and Procedures
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CD Boundaries
• Once boundaries are established through the 

application process, they may not be amended 
by staff

• During the public hearings, either Plan 
Commission or City Council may enlarge or 
reduce the area of coverage if, desired

• Altering the boundaries of a district under 
consideration has proven to be highly 
controversial

Current Regulations and Procedures
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Current Regulations and Procedures 
Elements

• Building Material
• Density
• Demolition
• Doors
• Driveways
• Fences/Walls
• Garages
• Glass Type
• Height
• Land Uses
• Landscaping
• Lot Coverage
• Lot Width
• Paint Color
• Parking
• Screening

• Sidewalks
• Siding
• Style
• Stories
• Windows
• Roof Styles
• Roof Materials
• Retaining Walls
• Structure Width
• Porches (enclosures)
• Front Yard Coverage
• Front Yards & Parkways
• Non-Conforming Uses
• FARs (floor area ratio)
• Paving (dives and walkways)
• Wronght Iron/Metal Elements

Conservation Districts may include any of the following:
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Processing

• A conservation district follows the same 
rezoning as a normal zoning case

• Public Hearing(s) are conducted at CPC
• Public Hearing(s) are conducted at city 

Council
• All mandated notifications, procedures and 

requirements are followed
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Concerns and Issues

• Roles and responsibilities of different 
stakeholders

• Conservation Study vs actual rezoning process
• Threshold of neighborhood support necessary to 

authorize a Conservation District
• Changing the boundary configuration
• Elements included for regulation
• Non-conforming elements
• Significance of voting 

The following are concerns or issues that frequently 
occur during the processing of Conservation Districts:
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Roles and Responsibilities
Stake Holders

• Neighborhood leaders
• Entire neighborhood
• City Plan Commission members
• City Council members
• Staff 

Questions

• Who owns the process?
• How should differences be resolved?
• What processing procedures should be formally adopted?
• How can an atmosphere of fairness, impartiality, and 

transparency be cultivated?
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Study vs Rezoning
• Conservation District process is actually a two step 

process that can, and often does, get collapsed into 
one process

• The study typically involves a staff analysis of the 
architectural style and age of structures within the 
proposed area to determine eligibility

• Rezoning process can proceed concurrently
• Petition includes language that refers to the study. 

Neighbors often state the support the study, but not 
the rezoning. 
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Threshold to Authorize

• Current ordinance allows authorization of a 
Conservation District with a petition signed by 
50% or more of property owners

• Current practice permits authorization of a 
Conservation District with a petition signed by a 
majority of property owners. Staff and CPC have 
traditionally suggested 75% or more; however 
CPC has authorized hearings with at least 65%.
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Boundaries
• In the cases of authorized hearings, staff will 

work with neighborhood leaders/committee to 
draw an appropriate boundary for the 
Conservation District

• Once the authorization is made, no boundary 
changes will be made by staff

• CPC may recommend the Council approve a 
reduced boundary, but the entire area under 
authorization will go forward to City Council. 
CPC can “re-authorize” a different boundary if it 
so desires



Sustainable Development and Construction 21

• Major elements
• Height
• Setbacks
• Lot coverage
• Architectural style

• Lot width
• FAR
• Impervious surface

Non-Conforming Elements
Non-Conforming Elements could be considered as  
2 groups:

• Minor elements
• Construction materials
• Fences and screening
• Walls and walks
• Landscaping

• Paint color
• Driveways/Paving
• Architectural features
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Significance of Voting

• Voting by the neighborhood during the final 
meeting to determine the level of support for the 
ordinance provision

• CPC ballots
• City Council ballots
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• City Council ballots have the “official” purpose of 
triggering a ¾ vote for approval

• CPC and City Council ballots are used for the 
practical purpose of gauging neighborhood 
support

• Is there an specific threshold that should be 
achieved and maintained?

• Should ballots “inside” the district be given more 
consideration than those within the 200ft radius?

• Should “for” and “against” ballots be weighed   
against the total number of ballots mailed or 
those returned?

Significance of Voting
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Scope and Direction of Revisions

• Roles and responsibilities of different stakeholders
• Conservation Study vs actual rezoning process
• Threshold of neighborhood support necessary to 

authorize a Conservation District
• Changing the boundary configuration
• Elements included for regulation
• Non-conforming elements
• Significance of voting

Is this a complete and representative list of issues that 
should be addressed in a comprehensive revision of the 
ordinance?
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Conservation District Process

Receive direction from Committee on 
ordinance revision or process 
improvement
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Purpose

•
 

Review TXI’s
 

two leases

•
 

Discuss effects of economic recession 

•
 

Discuss the proposal for an amendment to both 
leases of TXI Aviation I, L.L.C., which extends 
the deadline for completing capital improvement 
obligations.

2



3

Background 

•

 

Lessee is a 9-year full service Fixed Base Operator operating 24/7

•

 

Current full time employment is 65 with annual payroll of $4 M

•

 

Local taxes and utilities total $250,000 annually

•

 

Local purchases of supplies & goods including fuel approx $8 M

•

 

Annual lease rental revenue currently $91,565 with escalations

•

 

Planned development will result in $3.5 M new capital improvements on 
Love Field

•

 

Lessee anticipates a 58% increase in business, and commensurate 
increase in employment and local expenditures in first year following 
completion, and 100% increase within 5 years of completion.    
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Background, cont.

•

 

1986 – Lease 1, consisting of 168,000 s.f. and a tenant-constructed $2.6 M 
hangar

•

 

May 2007 – Lease 2, consisting of 102,000 s.f. located adjacent to Lease 1  
–

 

Included requirement to construct $2.5 M, 35K s.f. hangar within 24 mon

 

(5/09)

•

 

May 2007 – Lease 1 amended to coincide with Lease 2 term
–

 

Included requirement for addt’l

 

$1 M, 15K s.f. hangar within 24 mon

•

 

April 2008 – amendments added 19,000 s.f. to Lease 1, and 34,000 s.f. to 
Lease 2, to accommodate design changes to both hangars

•

 

February  2009 – amendments to both leases which extended the $3.5 M 
capital commitments by one year to May 1, 2010

4
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TXI AVIATION I, L.L.C.
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Lease 2 Effective May 2007

Lease 1 Effective  1986

April 16, 2008, Amended 
Lease 1 to add 19,152 SF

April 16, 2008, Amended 
Lease 2 to add 33,692 SF
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Effects of Economic Recession 

•
 

TXI advised its inability to obtain financing during the 
current economic recession

•
 

Effects of the recession on General Aviation Activity 
at Love Field is exhibited in aircraft operation 
statistics

−

 

CY 2008

 

72,917

 

-21.45%
−

 

CY 2009

 

54,041

 

-25.89%
−

 

CY 2010 YTD

 

8,262

 

-04.66%

•
 

Love Field General Aviation market (as measured by 
aircraft operations) has shrunk over 50% since 2007
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New Amendment Proposal

•

 

TXI requests a 12 month extension to May 1, 2011, to complete 
required improvements, resulting in an amendment to both leases

•

 

TXI expenses to date exceed $800,000 in design and consultant 
services toward the combined $3.5 M improvements

•

 

TXI has paid prevailing ground rent since lease inception on 
land to be improved.

8
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Recommendation, Next Steps

•
 

Recommendation
–

 
Recommend City Council authorize the City Manager 
to execute amendments to both TXI leases extending 
the date for completion of capital improvements to 
May 1, 2011.

•
 

Next Step
–

 
April 28, 2010 City Council agenda

9
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Background
• Staff was asked to look at alternatives to 

current 3 panel system with the Board of 
Adjustment and Appeals

• The Zoning Ordinance Advisory Committee 
considered the issue at two meetings with 
input from the community, consultants and 
current BDA members

• CPC considered the proposal at one hearing 
with similar input
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Issues
• Multiple panels may result in inconsistencies 

between panels
• Inconsistencies between panels raises 

questions of fairness to applicants
• A ¾ vote is required for the Board to approve 

a request or appeal 
• Panel(s) should reflect the diversity of the city
• Fewer panels may require additional 

meetings per panel
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Issues
• As part of this amendment, staff is also 

recommending an amendment and 
correction to ordinance language to establish 
the start date of the two-year term for board 
of adjustment members, city plan 
commissioners, and landmark 
commissioners from September 1 to October 
1 to conform to the City Charter.
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Summary of Other Texas Cities Board of 
Adjustment Panels 

San Antonio - 11 members and 6 alternates (CC 11) 
Ft Worth - two 9 member panels, each serving as alternates for 
the other panel (CC 9) 
Austin – 7 members and no restriction on alternates  (CC 7) 
Grand Prairie – 9 members and 4 alternates, (CC 9) 
Arlington – 9 members and 4 alternates, (CC 9) 
Richardson – 7 members (CC 7) 
Plano – 5 members and 4 alternates (CC 9) 
Garland – 8 members and 1 alternates (CC 9) 
Duncanville – 5 members and 4 alternates (CC 7)
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¾ Vote Required for Different Number of 
Panel Members

Mem 3/4 %
5 4 80%
6 5 83%
7 6 86%
8 6 75%
9 7 78%
10 8 80%
11 9 82%
12 9 75%
13 10 77%
14 11 79%
15 12 80%
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Options Considered
• Three panels – Existing system
• One 15 member panel
• One 5 member panel
• Two 8 member panels (one panel for 

residential and one for commercial)
• Two 8 member panels (cases randomly 

assigned)
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ZOAC Recommendation

• Two 8 member panels (cases randomly 
assigned)
– Each Councilmember appoints one member
– Mayor appoints two members
– City Secretary assigns panels to reflect diversity 

of city (current method with 3 panels)
– Mayor appoints chair and vice chair
– Chair chairs one panel, vice chair chairs other 

panel 
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CPC Recommendation
• No change to panel configuration but adopt 

correction to ordinance language to establish 
the start date of the two-year term for board of 
adjustment members, city plan commissioners, 
and landmark commissioners from September 
1 to October 1 to conform to the City Charter.
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Next Steps
• Schedule for City Council action

– Tentatively scheduled for May 12, 2010
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Introduction
• The notion of creating an Economic 

Development Corporation (EDC) has been 
proposed to promote economic development in 
Southern Dallas.
– Recent advocates include the Economic 

Development Committee of the Mayor’s Southern 
Dallas Task Force as well as the Dallas Morning 
News

• The purpose of this presentation is to introduce 
basic information related to EDCs for review 
and discussion.
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Purpose for EDCs

• The role of an EDC is to facilitate land and facility 
development resulting in:
– new and diversified tax base;
– corporate/business expansion; and,
– the creation/retention of primary jobs. 

• EDCs often undertake other related activities such as 
marketing and promotion to achieve desired goals.

• EDCs are often operationally independent from the sponsor 
(e.g., state, municipalities, etc.).  This results in:
– Solidified roles, responsibilities and procedures;
– Limitations on “public” and “political” negotiations;
– Independence.
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EDCs in Texas

• The Development  Corporation Act of 1979 (DCA) permits 
municipalities to create privately funded nonprofit development 
corporations to promote industrial and manufacturing 
development.
– In November 1987, Texas voters approved an amendment to the 

Texas Constitution that allowed for the creation of programs and the 
making of loans and grants of public money for the public purpose of 
development and diversification of the economy.

• Perhaps the most recognized EDCs in Texas are sales tax funded 
entities created pursuant to 1989 and 1991 amendments to the 
DCA.  These EDCs are:
– legal entities with the statutory authority to spend local economic 

development sales tax dollars;
– city-chartered and governed by a city-appointed board of directors 

subject at all times to the control of the governing body of the city 
that created the corporation; and,

– typically referred to as either “4A” (or Type A) and “4B” (or Type B) 
depending on the intended use of sales taxes approved by local 
voters.



5Office of Economic Development
www.dallas-ecodev.org

EDCs in Texas

• Both Type A and Type B EDCs can
– fund (directly or through the issuance of debt, 

notes and contract) for land, buildings, 
equipment, facilities, and infrastructure for the 
creation or retention of primary jobs related to 
manufacturing and industrial facilities, 
research and development, distribution 
centers, etc.

– Type B EDCs can also fund projects such as 
facilities for professional/amateur sports, 
parks, entertainment, tourism and affordable 
housing.
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EDCs in Texas

• Well over 550 Texas cities have adopted 
either the 4A or 4B economic development 
sales tax (or both).

• The City of Dallas is excluded by state law from adopting either the 4A or 4B sales taxs to support economic 
development.
– 4A sales taxes are limited to cities located in 

counties with populations less than 500,000.
– Adoption of the 4B tax would make Dallas’ 

new combined local sales tax rate exceed the 
maximum of 2 percent.
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Additional Types Of 
Development Corporations

• In addition to Type A and Type B EDCs, 
other corporations may be created to 
promote economic development including 
IDC’s and LGC’s
– pursuant to the Development Corporation Act 

(Industrial Development Corporations “IDCs”) 
and the Texas Transportation Corporation Act 
(Local Government Corporations “LGCs”).

– While IDCs and LGCs can issue bonds and 
assume other debt, a primary distinguishing characteristic is the lack of a statutorily dedicated revenue source which is available 
to the sales tax corporations.
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Examples of 
Dallas Corporations

• The City has a history of creating (or sponsoring) 
non-sales tax economic development related 
corporations to achieve its development goals. 
Examples include:
– City of Dallas Industrial Development Corporation (to issue 

industrial revenue bonds for new projects in targeted areas)
– City of Dallas Business Development Corporation (to facilitate 

Southern Dallas land and business expansion)
– Southern Dallas Development Corporation (to provide a capital 

source for business expansions)
– Downtown Dallas Development Authority (to issue contract 

revenue bonds associated with the Downtown Connection TIF 
District)

– Love Field Economic Development Corporation (to issue 
revenue bonds for new facilities at Love Field)
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Other Dallas Tools

• In addition, the City continues to evolve its programs to further 
promote development and job creation in the Southern Sector.

• Recent tools implemented to finance or otherwise offset private 
development costs include: 
– Increasing FY2010 PILOT funding to $6.8 million for the City’s 

Public/Private Partnership Program;
– Achieving voter approval of Proposition 8 of the 2006 Bond Program 

($41.495 million);
– Receipt of a $55 million New Markets Tax Credit allocation;
– Implementing four new tax increment financing districts (TIFs) since 

2007 that can support potential funding needs exceeding $400 
million in Southern Dallas;

– Creating the City of Dallas Regional Center with initial year project 
funding anticipated to reach $40 million and ultimately exceed $100 
million annually; and,

– Supporting the creation of Municipal Management Districts to enhance 
public infrastructure/services through MMD taxes and assessments.
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Peer City Review

• In addition to reviewing Texas 
development corporations, City staff 
reviewed economic development entities 
in a number of cities including Houston, 
San Antonio, Fort Worth, Austin, Chicago, 
Atlanta, Denver, Phoenix, Portland, 
Nashville, and Kansas City.

• Given the differences in political and legal 
organization, funding levels, objectives 
and missions, it’s difficult to compare or 
benchmark one city to another, but some 
general observations emerged.
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Observations from 
Peer City Review

• Characteristics of primary economic development 
entities for non-Texas cities reviewed:
– Entities other than a city often act as the lead economic 

development organization;
– Varying degrees of city oversight for economic 

development corporations/authorities;
– They may act as a lead source of financing to 

commercial and housing projects alike;
– Heavy use of TIFs and revenue bonds;
– Focus on urban renewal;
– Lending programs for small business prominent; and,
– If municipalities play a strong role, it’s generally on 

development and recruitment programs may be 
outsourced.
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Observations from 
Peer City Review

• Characteristics of the primary economic 
development entities for Texas cities reviewed:
– Cities generally focus on development programs 

whereas marketing and recruitment is generally led by 
non-city entities;

– Strong city oversight for economic development 
corporations;

– Act as a supplemental source of financing for 
commercial development;

– Substantial use of TIFs; and,
– Special purpose usage LGCs or IDCs.

• San Antonio and Austin created Urban Renewal 
Agencies (See Urban Renewal on page 13.)  in the 
1950’s that remain somewhat active.
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Urban Renewal Agencies

• The Texas Urban Renewal Law allows for 
the creation of agencies to prevent and 
eliminate slum or blighted areas. 

• Created subject to voter referendum, 
these agencies can:
– Carry out a broad range of activities which 

includes the issuance of bonds and the use 
eminent domain for certain purposes in 
accordance with an approved urban renewal 
plan.
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Observations

• Finance related IDCs or LGCs do not lead 
the economic development efforts of 
Texas cities as sales tax EDCs do.

• Restricted funding options for LGCs and 
IDCs limit their functionality to specific 
purpose developments.  

• Urban Renewal Agencies are used 
sparingly in Texas due to negative history 
and requirement of voter referendum.
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Conclusion

• At the moment, Dallas has the finance and 
development tools in place to facilitate 
meaningful and targeted developments.

• Unless there is enabling legislation which would 
provide a new funding source to promote 
economic development, an EDC will not improve 
Dallas’ current efforts because it will require a 
reallocation of existing revenues and the City will 
still need staff to handle associated legal 
mandates.

• If a new funding source is authorized, the City 
can implement enhanced efforts through existing 
programs thereby ensuring appropriate City 
Council oversight.
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Discussion
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