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INTRODUCTION
Hammer, Suer, George Associates was retained by the City of Dallas,
Texas to provide professional assistance to the Southeast Oak Cliff community in
the development of this Master Plan. Our role has been to manage the citizen
participation process through the utilization of interviews, focus groups and
public meetings designed to surface the major issiies facing the community and
to frame possible solutions.
Over the past year more than 300 residents of Southeast Oak Cliff have
been directly involved in this process through interviews, participation in focus
groups, and attendance at public meetings. Another 15,000 to 25,000 households
have been kept informed of the process and recommendations periodically
through the distribution of the Vision 2000 newsletter. This intensive effort to
involve residents in the planning process has been consistent with the objective
of building a consensus in the community on how identified problems should be
addressed.
The product of all of this effort and investment of time by over 300 people in
this community is this Master Plan. Of course no plan could adequately capture
every nuance of concern in the community; however, we are satisfied that the
most serious issues affecting broad public policy have been raised and
addressed. The simple purpose of this Master Plan is to help make a better
Southeast Oak Cliff community, and to avoid costly and undesirable mistakes
detrimental to the Southeast Oak Cliff community and the well being of the
public interest.
This plan seeks to achieve this goal through recommending actions
designed to reinforce the residential function of the community, which we see as
its primary economic function. At the same time, the residents recognize that
more commercial and industrial development is needed to expand the job base of
the community. These developments need to be planned and carefully located in
order to minimize impact on residential neighborhoods or residential expansion
areas.

Section L DEVELOPMENT DEMAND AND CAPACITY ANALYSIS
A SUMMARY
Ultimately, the success of the Southeast Oak Cliff Community economic
revitalization plan will depend on two primary factors:
o

What is the demand for existing and potential land use
development within the Southeast Oak Cliff Community
over the next several decades; and to. what e~ent c~n
demand generated by traditional market forces be
eñh’ancéd ‘through public incenti~’e s ‘ând positive
community actions.

o

What physical capacity is• available to accommodate land
use development in térxhs of suitable’ land, available
infrastructure, and utility support systems.

A third determining factor is the degree to which the community,
through its organizational structures, can promote the type of climate that is
conducive to positive economic change.
These factors were considered and addressed, by the consulting, team in
considerable detail in. the report entitled ~“Southeast ~Oa’k. Cliff. Land Use.
Housing and Economic Study Development Demand and Capacity Analysis”.
For easy reference,’and. to~provide the appropria~te context, for this Master Plan
document, this section presents a summary of key data, analysis, and findings
documented in that report.’
-

.

Develonment Demsind
An analysis of the Dallas Metropolitan Area Market indicates a strong
potential for development in Southeast Oak Cliff.
Industrial. Given recommended strategies, such as infrastructure
improvements, and existing assets including excellent expressway access and
lower land prices, the industrial development potential for Southeast Oak Cliff is
40-50 acres absorbed annually, beginning in 1994. Between 1994 and 2010, this
would total 5.6 million to 6.9 million square feet of industrial space, or 6.5 to 8.1

percent of the regional demand. Assuming 400 square feet of space per
employee, 13,900 to 17,400 jobs would be created.
-

Office. The current oversupply of office space in the City, as well as the
non-competitiveness of Southeast Oak Cliff, translates into a probable delay of
ten years in the development of an office market. By then, suggested
improvements will be in place, industry will have begun relocation to the area,
and the Supercollider project in Waxahachie will have started.
Between 2000 and 2010, approximately 2 to 2.5 million square feet of office
space could be absorbed, for 4.3 to 5.2 percent of the regional demand. This
should generate 8,500 to 10,600 new jobs in Southeast Oak Cliff.
Retail. In the retail sector, the largest demand is projected to be in
shoppers’ goods space and in eating and drinking. No increase in square
footage for food store space is projected. A demand for 178,400 square feet of
additional retail space will be generated by 2000, and 425,515 square feet
additional retail space will be generated by 2010. The increase between 2000 and
2010 will result in part from the new office and industrial space.
Residential. Household growth in Southeast Oak Cliff should generate
1,760 new residential units by the year 2000, and 2,700 units by 2010.
Approximately one percent of the existing housing stock, or 350 units per tenyear period, will probably need to be replaced. Also a vacancy allowance of five
percent of the new units is included in the projections.
The total residential potential for Southeast Oak Cliff between 1990 and
1999 is 2,190 units. Between 2000 and 2010, the potential is 3,175 units. This
includes rehabilitated as well as new housing.
The key to residential development is the need for a mix of housing types,
including higher priced single-family homes and good quality multifamily
units.
Dev~Ionm~nt Canadty
The objective of this element of the study is to determine what physical
capacity exists, or can be created, to support growth and development (or
redevelopment) within the Southeast Oak Cliff Community. In this context, the
2

key issue is: What land is readily developable or can be made developable to
satisfy existing or Dotential demand?
The term “developable” refers to the relative ease with which a particular
parcel, or land generally, can be developed considering both physical and
administrative opportunities and/or constraints.
The key influencing factors addressed are as follows:
o

Location and regional accessibility.

o

Land use, zoning.

o

Naturally occurring physical features such as topography,
soil conditions, including hydrology and drainage, and
susceptibility to flooding, and suitability for construction.

o

Man-made conditions including the physical condition of
existing structures and their adaptability to be upgraded or
re-used.

The remainder of this section summarizes the previous analysis and
findings of the study on the development capacity of the Southeast Oak Cliff
Community. The key elements dealt with are:
o

Location and regional access

o

Land use, zoning,

o

Soil conditions and related environmental constraints

o

Local access and circulation systems

o

Infrastructure systems

Location and Regional Accessibility
The Southeast Oak Cliff Community is situated immediately south of the
Dallas Central Business District (CBD). The approximate geographic center of
the Community, the intersection of Lancaster Rd and Ledbetter Drive, is about
eight miles from the CBD, 26 miles from the Dallas/Fort Worth Airport, and
forty miles from the Fort Worth Central area. The exhibit on the following page
shows the study area in its regional setting.
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The study area is well served regionally by a network of highways, a
number of which are limited access expressway facilities. These include the
following:
o

1-35 (R: L. Thornton Freeway) This is an eight-lane northsouth expressway providing direct access to the Dallas
CBD, the DFW Airport, and major employment and
residential areas in the northern sections of the City.

o

1-635/20 (LBJ Freeway) This is a six-lane expressway
running east-west through the southern portion of the
Southeast Oak Cliff Community. Generally referred to as
the outer loop, this facility provides regional access to areas
circuniferentially east and north of the Dallas urban core,
as well as to Arlington, Forth Worth, and other areas in to
the west.

o

1-45 (Central Expressway)
This expressway runs
diagonally in a generally north-south direction through the
eastern portion of the study area, providing access to areas
to the northeast and southeast.

-

-

-

The study area is linked to the regional expressway system through a
number of interchanges such as at Lancaster Road, Ledbetter Drive, illinois
Avenue, and Bonnie View Road. Based upon field surveys and review of data
provided by the City, it is quite evident that travel demand to and from the
Southeast Oak Cliff Community is well served by the existing highway system.
Projections of future travel demand also indicate that the current favorable level
of service should continue to the planning horizon year of 2010. The exhibit on
the following page shows the projected regional travel demand situation.
Land Use and Zoning
The Southeast Oak Cliff Community consists of approximately 43 square
miles (28,000 acres), representing 11 percent..óf the :total land area of the City of
Dallas The area is strikingly attractive in view of its topography, vegetation,
and other physical features, whichHihclude ‘spectacular views of Downtown
Dallas. The current population is estimated at 87,000 persons, or 9 percent of the
city’s population.
The dominant land use within the study area is low to moderate density
residential serving a population with strong historical roots dating back to the
settlement of the area by Blacks in the middle and latter half of the nineteenth
4
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century. A number of “high priority’ historic resource sites have been identified
by the City within the study area and are candidates to be included on the
National Historic Register.
Current land use within the study area was evaluated based upon field
surveys and review, and the analysis of computerized property tax data obtained
from the City. Records of over 32,000 parcels were reviewed, and analyzed
statistically in order to develop a generalized land use map for the Community.
The process categorized major blocks on the basis of the current dominant land
use type for that block. The Land Use Map on the following page represents the
existing land use situation.
The following table summarizes the current generalized land use
situation.
~

V

Land Use Cate~orv
Commercial
Residential
Industrial
Institutional
Vacant
Public

au.

No. of Parcels

•‘~

,

Percent of Total

603
25,1787
120
135
5,280
1,216

1.8%
5.1%
3.5%
0.4%
15.6%
3.6%

Source: City of Dallas DCAD database and Richardson Verdoorn, Inc.
The above table shows that residential activity is the dominating land use,
representing over 75 percent of all parcels. While the vacant category is
indicated as representing 15.6 percent of all parcels, it should be noted that due
to the larger size of vacant parcels, the actual vacant land area represents a
significantly greater percentage. In fact, approximately 35 percent of the land
within the study area is vacant. Most of the vacant tracts of land are situated to
the east, between the South Central Expressway and the Trinity River, and to the
south of the study area adjacent to the Beckley Hills and, Highland Hills
neighborhoods, and south of the 1-635 expressway to the Dallas City line.
It is noteworthy that uses which provide employment opportunities, and
generate significant income are very limited. Commercial, industrial, and
institutional uses total less than 6 percent of the total land use activity. Beyond
5
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the Veterans Administration Hospital (2,200 employees) and the Dallas Zoo (155
employees), there are no other significant employers within the study area.
Zoning. By definition, zoning classifies land on the basis of types of uses
and land use densities permitted and those prohibited within a given area. The
Generalized Zoning Map on the following page depicts zoning categories and
their locations within the Southeast Oak Cliff Community. It represents the
preferred land use development and redevelopment pattern as adopted by the
City of Dallas in July 1989, at which time a citywide rezoning was completed to
conform with the new Zoning Ordinance.
The generalized zoning map for the community, as of July 1989, is shown
on the following page. The plan proposes that the greater percentage of the land
area be for residential use. A considerable area to the north and east along the
general alignment of the Trinity River is designated for industrial use.
Agricultural activity is proposed for a large area in the southeastern extremity
of the Community.
The key issue is: To what extent does the zoning plan facilitate the land
uses and development activity proposed under the revitalization plan for the
Community? The development demand analysis has determined that in the
near term, there will be demand for industrial and higher income residential
uses. Over the longer period, there will be demand for various types of office
space. It is therefore felt that, in general terms, the zoning plan is compatible
with, and should facilitate, development activities to meet projected demand.
However, it will be necessary to rezone specific parcels to accommodate proposed
land use activity. For example, no areas are currently zoned for office use. Also,
land in the vicinity of the proposed Light Rail Transit stations is considered
attractive for commercial and mixed uses. It is desirable that appropriate
commitment be given by the City to facilitate the rezoning process as the need
arises.
The referenced zoning map shows that most of the Community is
categorized for residential use. The plan shows pockets of commercial/retail
scattered throughout the study area, and in the South Central Addition
neighborhood. Considerable areas to the east along the Trinity River are zoned
industrial, and mixed use. Much of the areas to the south, along the 1-635/20
expressway and south are zoned agricultural and residential. There is virtually
6
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no land zoned for office development. This is significant particularly in view of
the office demand that has been projected in the market demand section of this
study.
Soil Conditions and Related Environmental Constraints
The key elements of land and soil conditions which have significant
impact on the ability of the land to be developed are topography and soil
properties that determine drainage capabilities. These two factors generally
work in combination. Generally, flat to moderate topography and well drained
soils facilitate construction of various types of structures. Significant clay
deposits present construction difficulties because they inhibit drainage, and
have a considerable potential for shrinking and swelling, depending on
moisture content.
The Landform Analysis Map on the following page was developed from
City, County, NCTCOG and Federal data sources. The study has identified four
key landforms:
o

UDland Ridges: Consisting of flat to gentle slopes with
mixed to clay soils, these have little or no building
limitations, and are very suitable for development. These
are situated in the northwest and southern sections of the
study area. They comprise approximately six percent of the
gross land area.

o

UDland Transitional: These consists of areas of moderate
slopes (4-15 percent) with clay soils which present minor
limitations, but are generally good for development. These
areas constitute about 28 percent of the study area, and are
distributed throughout the Community.

o

Lowland Transitional: These areas have varying slopes
within the 4-15 percent range and clayey soils that are
prone to flooding. They present significant building
limitations. These are distributed throughout the study
area, except for the floodplain of the Trinity River.

o

Lowland Valleys: Encompassing primarily the flood-plains
for the Trinity River and Five Mile Creek, these areas
consist of flat to very gentle slopes, have deep clayey soils,
and present severe construction limitations. They are
considered marginal for development due to susceptibility
to flooding. These areas constitute approximately 35
percent of the study area land areas.
7
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The Landform Analysis has determined that there is currently
considerable available land areas suitable. for. development. In particular,
considerable portions of the Upland Ridges and Upland Transitional areas are
vacant and readily accessible from the regional highway facilities and local
arterials. Development within the lOw land Valley areas may be permitted if it
meets the requirements established in the Dallas Development Code, Article V,
Section 51A. Nevertheless, We would consider any ‘such development to be a
“high risk” and would not encourage unless brOader s~olutio’n to protect the
area from flooding is implemented. Even with this bonsträint, our general
conclusion is that there arC ‘ade~uate atho~±’~s~ of land resourcei available to
meet both currêi~t and projected market reqüii~emënth.
Local Access and Circulation:
Immediate access to, and circulation within, the Southeast Oak Cliff
Community is facilitated by a number of arterial and major collector streets
which serve the movement as well as local access needs of adjacent parcels of
land. The key roadways ‘within this cätegoryäre:
.

o

Lancaster Road (SR 342) This six-lane divided roadway
serves as the principal north-south spine within the study
area.

o

Ledbetter Road (L-12) This six-lane divided roadway is part
of the “Inner Beltway~’ and, serves, local ‘:as’. well., as more
regional access needs of the study area.

-

-

Other roadways serving the local access ‘and circulation needs of the
community include Simpson Stuart Road, Kiest Boulevard, Bonnie View Road,
illinois Avenue, and Marsalis Avenu~. The study area is. served by a total of 336
miles of roadways, categorized by the following functional classifications:
o

Major Thoroughfares: 43 miles (13%)

o

Secondary Thoroughfares: 48 miles (14%)

o

Residential Streets: 245 miles (73%)

The roadway network map shows the study area road network described
above. Based on field surveys undertaken during the course of this study, and
review of traffic forecasts and projections by the City of Dallas Department of
8

Transportation, there is currently no significant traffic congestion or
operational problems within the Southeast Oak Cliff Community.
Roadway Standards and Maintenance Issues. City construction
standards for residential streets call for pavements to be of concrete, within
closed. sections, i.e., with curb and gutter and with supporting~ drainage
systçms. Field surveys conducted by. the team, and review of road condition
inventory data provided by the City, show that a~considerable number of local
residential street sections do not meet these standards. A recent study conducted
by the Department of Public Works and Sanitation suggests that approximately
25 percent of the streets within the general Southeast Oak Cliff Community are
sub-standard.
By definition, maintenance of roadways involvesthe various procedures
and techniques geared toward preserving the roadway as nearly as possible in
its original. con.~~ditio~ as constructed, or as subsequently. improved.
Maintenance activities include .~iQt. only the traveled way, but also drainage
structures and facilities, curbs. .a~id gutters, sidewalks, roadway signage, and
such appurtenances. The objectives are to enhance traffic flow, and to provide a
safe, efficient, and environmentally pleasing link in the community’s
transportation system.
..,

.

.

Responsibility for maintenance of most of the roadways within the
Southeast Oak Cliff Community rests with the City of Dallas. Based on the city
ordinance, repair and maintenance of sidewalks are the responsibility of the
adjacent property owners.
The city prepares an inventdry of street conditions annually. Based on our
review of the Road Condition Rating for 1989 and on field observations by the
team during the course of the study, it was found that the roadways serving the
Southeast Oak Cliff Community are in generally good condition, and that
pavement and surface conditions do not impede the flow of traffic to a significant
degree, particularly aláñg major thoroughfares. However, sidewalk, curbs and
gutters, and surface conditions were. found to be in poor condition within several
neighborhoods.
Roadway sections within, the general area of Five Mile Creek have
experienced flooding wthin recent years. These include, primarily sections of
.
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Lancaster Road, Ledbetter Drive, and Marsalis Avenue. This flooding has been
attributed to exceptionally heavy storms, some estimated by the City as
representing “200-year” frequency. Such storms hávé a half-of-one percent
likelihood of occurring during any one year. Tue City has provided additional
funding through the November 1989 Eond Issue, to upgrade the drainage
situation within the affected areas.
‘

Projected System Capacity a~d ~Levels of~•Se]’’ké. The City’s Department
of Transportation is currently’ updating ~the Dallas Thoroughfare Plan, which
has as its horizon ~the’~ear 2010. The supporting analysis and’ forecasts are
based on land use assumptions developed jojntly with the North Central Texas
Council of Governments (NCTCOG). The plan calls for a number of major
arterial and collector thoroughfare roadway sections “to be added~. Several of
these projects are funded per the city’s current x-year Capital Improvement
Program. These projects will enhance access and circulation as well as
development opportunities within the study area.
One of the objectives of the economic revitalization study of the Southeast
Oak Cliff area is to ensure that transportation related amenities are provided as
an incentive tO development. Based on~ our. review of..,the~ City’s preliminary
forecasts, it is apparent. that the key. roadway links and nodes should continue to
operate at levels of ser ce~,we11.withintheCity~s planning standar4s,.of Level of
Service D, or better. The year 2010 Forecast Map illustrates the City’s projection
of segments of the ‘arterial system that are expected tobe congested by 2010. None
of the projected highly congested sections fall’within ‘thë’~study~area.
Public Transportation: The Southeast Oak,Cliff Cqmmunity,is. currently
served by ten local bus routes. While transit service is considered to be generally
adequate, several key factors need to be noted., in reference to transit usage and
the needs of the community. In a study done for the South Oak Cliff area by the
Urban Mass Transit Administration (UMTA), it was noted that:
o

Local bus service on surface streets is the otily transit
service available. There are no express bus routes.

o

The population of the study area is heavily dependent on
transit service. In fact, transit usage within this corridor
is greater than for any other corridor within the City of
Dallas.
10

The Dallas Area Rapid Transit (DART) system has been considered an
integral part of the City’s Growth Policy Plan. The currently proposed transit
System Plan would operate as part of a coordinated multi-modal system. This
would integrate transit improvements with an effective roadway improvement
program to increase the efficiency of roadway use and to optimiie the return on
existing and planned investment in roadway infrastructure.
The key element of the Transit System Plan relevant to the current study
is the proposal to implement 56. miles of radially-oriented Light Rail Transit
(LRT) lines connecting the Dallas.,.CBD with. residential and other uses within
key urban sections of the region. The benefits of.thiE include the foll9wing:
o

Enhancement of Regional Mobility

o

Congestion Relief

o

Deferred Roadway Iffiprovements

o

Environmental Benefits~•~•

o

Creation and Enhancement of Development Opportunities

All of these benefits have direct relevance to the revitalization of the
Southeast Oak Cliff Community, particularly because of the identified need to
provide amenities and create incentives for development and because of the
dependence of the residents on public transportation.
The current implementation, program calls for.the LRT component of the
system to be developed over the next 20 years, coinciding with the Thoroughfare
Plan horizon, and the Southeast Oak Cliff land use plan period. The line
segment serving the :study area will beiinplemented within the next five years
(i990-1995)~ Current plar~ñin~efforts by DART call for the line to run within the
median or along the east side~of Lancaster Rd. Seven stations will be located
within the study area. They are asfollowé:
V

1.

•

-

in the vicinity of Corinth Street and

Clarendon Drive.
2.

The Zoo Station
the general area of the Marsalis
Avenue/Clarendon Drive intersection. (This station would
be along the Westmoreland Line).

3.

Morrell Station near the intersections of Morrell Avenue
and Corinth Street.

-

-
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4.

Illinois Station in the general area of the Lancaster
Road/Illinois Avenue intersection.

5.

ICiest Station in the vicinity of Lancaster Road/Kiest
Boulevard intersection.

6.

VA HosDital Station along Lancaster Road in the general
vicinity of the Veteran’s Administration Medical Station.

7.

Ledbetter Station within the general area of the Lancaster
RoadfLedbetter Drive intersection.

-

-

-

-

The map on the following page shows the general alignment of the DART
line, and approximate station locations. Key benefits of this service will be the
diversion of travel demand from the roadways to transit, and the enhancement
of development opportunities within the corridor, particularly adjacent to the
stations.
Conclusion. Based on the discussion, data, and assumptions presented in
this section, it is concluded that transportation access and circulation
considerations should not present significant constraints to land use
developments within the Southeast Oak Cliff Community. In fact, it can be
stated that the existing and planned transportation systems will provide
significant opportunity for development within the study area.
Infrastructure Systems
Infrastructure consists of the physical framework, including roadways
and water and sewer, that support virtualiy all economic activity. It is a key
ingredient in the development process. This section presents a discussion of
water and sewer systems. Roadways were discussed previously.
Based upon review of maps and data provided by the City of Dallas Water
and Wastewater Department, the following key findings were made.
Water System
a.

All of the developed/built up areas within the study area are served
with a complete water distribution system consisting of trunk lines,
mains, and branches providing service for easy connection to parcels
and lots. Water supply should present no constraints or add
additional costs to development.
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b.

A number of large vacant parcels located in the east, southeast, and
extreme south of the study area are served by trunk lines only. These
areas would have higher “top fees” and installation costs associated
with development.

The City of Dallas is served by a separate sewer system, i.e. sanitary and
stormwater services are separate. Sanitary sewer service is provided to the
entire area, with the exception of large vacant areas in the southeast, extreme
south, and southeastern portions of the study area. These areas will need
significant capital expenditure to facilitate development.
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Section IL THE DEVELOPMENT CLIMATE
This section of the report addresses a number of issues generated from
our discussions with residents of the Southeast Oak Cliff community, as well as
analysis by the consultant team. These issues affect how people see both the
strengths and weaknesses of the community, and also raise questions as to how
the community’s resources might be better harnessed to improve the overall
quality of life of Southeast Oak Cliff.
Dallas, as a whole, offers a strong regional context in which growth can
take place. In fact, despite setbacks in the construction, real estate, and finance
sectors during the past several years, overall employment increased
approximately 30 percent between 1980 and 1988. This growth was due to strong
performances by services, eating and drinking, local government, electronics
and communications. Employment gains are projected to continue over the next
two decades, especially in services, trade, and manufacturing.
Nationally, the Dallas/Ft. Worth area ranks third in total industrial
space. Favorable tax rates, land availability, and rental costs will continue to
keep the region competitive. The office market has not held up quite as well as
the industrial sector, however. Office vacancies are currently very high,
approximately 26 percent, and the annual absorption rate has dropped from 10.2
million square feet in the 1982-1985 period to 3.8 million square feet from 1986 to
1988. The high vacancies, however, are a response to the overbuilt market in the
mid-1980’s and are expected to decrease over the next several years since very
little new construction is planned.
The total population of the Dallas Primary Metropolitan Statistical Area
grew approximately 30 percent during the 1980’s. The county’s population
increased 19.3 percent, not as rapidly as the PMSA’s. Households grew even
faster, 39.7 percent within the PMSA and 29.1 percent within the county. This
household growth translates into expectations for a strong housing market and
associated goods and services.
Clearly, the region provides a strong context for growth. Southeast Oak
Cliff also has several strong resources. In particular, the residents are a key
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part of any development strategy. Civic groups provide a foundation to initiate
programs and to mobilize support for development efforts. In addition,
locational assets, institutions, and land resources are all significant resources.
It is these attributes, in concert with city resources and other private initiatives,
that will provide the base for successful development efforts.
Of course, like any area, Southeast Oak Cliff exhibits some development
constraints. These constraints include perceptions of a poor social climate due
to the prevalence of drugs and crime, a past inability to attract businesses and
jobs, and flooding problems. Further, the incompatibility of land uses suggests
that the area has not been considered as a location for quality development.
However, none of these problems are insurmountable.
In fact, the key challenge of any economic development strategy is to
juxtapose the strengths of a community with its weakne~ses so that the
weaknesses can be overcome. This requires the building of a foundation for
future development which ultimateiy must consist of an effort to mobilize the
community. Programs will be required to aggressively combat crime and drug
trading, and the community will have to build a capacity to undertake these
efforts.
The following discussion provides an overview of these potential
~nitiatives.

The St;nmgtb.q of the Area

Southeast Oak Cliff possesses many strengths, including its people and
orga"n izations; institutions such as the many churches and schools; land
resources; and a strong location within the Dallas area. Each of these strengths
is discussed below.
People and Or@nizations
Southeast Oak Cliff has a strong resource in its residents. The current
population is estimated at approximately 87,000 persons. Although the
population has decreased 20 percent since 1980, projections show an increase
over the next two decades to 94,760 by 2000. This projection assumes favorable
impacts from a DART line in Southeast Oak Cliff, a Sup"e rcollider facility at
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Waxahachie, and a successful marketing program for South Dallas. The total
personal income for the Southeast Oak Cliff community is currently estimated
at $814,549. By 2010, it will be over $1.2 million. All of this suggests a strong
market for commercial and residential development.
Creating solutions to the many economic and social issues facing
Southeast Oak Cliff requires participation by local residents. Many of the
citizens in Southeast Oak Cliff have recognized the need for participation and
have expressed the desire to take action. It is therefore clear that an increasing
number of residents appear ready to mobifize into action and attack community
problems.
The organizations already in place within the community are strong
resources that can be tapped to initiate the required mobilization of community
resources. Several neighborhoods have homeowner groups or tenant councils.
In addition, there are several other types of civic groups operating within the
Southeast Oak Cliff Community. These groups can provide a base for an areawide umbrella organization; a unified effort that would increase access to
resources and would provide momentum for community-wide activities.
Another potential resource is the large number of clergy residing within
the Southeast Oak Cliff community. Discussions with some residents have
revealed the feeling that this resource is currently being underutilized especially
since clergy tend to be leaders of a community. Without their encouragement,
many people will not become active locally.
Yet another underutilized resource in Southeast Oak Cliff is the school
system. An area’s chief asset is its people and the extent to which they develop
knowledge and skills. Without basic skills, such as reading and writing, jobs,
income, and housing opportunities are limited. Also, education will be
increasingly important over the next decade as the ability to process information
becomes more important, with the majority of new employment opportunities in
the service sector. In addition to these economic benefits, schools also provide a
sense of community, by forming a nucleus for a neighborhood. This nucleus in
turn provides a base to organize efforts to combat community problems, such as
drug abuse and crime.
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Locational Assets
Southeast Oak Cliff has several significant locational assets. One of its
strongest assets is the high level of accessibility to the region due to the
extensive, uncongested expressway system that serves the area. 1-35 and
Highway 75 provide access to the north and south while 1-30 and 1-20/1-635 allow
access to the east and west. Also, while the expressways of north Dallas are
projected to be heavily congested by the year 2010, the roads serving Southeast
Oak Cliff are not expected to exhibit any significant deterioration in physical
quality, as long as there is regular maintenance, or level of service, over the
same period of time.
A significant resource considered by employers when they make
locational decisions is available labor supply. The largest concentrations of blue
collar workers in the Dallas area are located in the southern part of the
metropolitan region as well as to the east, near Mesquite. Citizen focus groups
in Southeast Oak Cliff have identified the lack of nearby jobs for the current
population as a priority issue for the community. Therefore, it would appear
there is an adequate labor force in and near the community to support
businesses that might be attracted to the area.
In addition to this, the Supercolhder project is planned to be built just
south of Dallas County Southeast Oak Cliffs location, available land, and easy
highway access should allow the community to take advantage of sone of the
growth to be generated by this massive project.
The extension of DART into Southeast Oak Cliff will further supplement
the extensive expressway system by mcreasing access from the commumty to
other parts of the region In particular, the residents will have a strong
connection to downtown Dallas as well as to other ~mplóyment centers. The
placement of the stations will also influence development in the adjacent areas.
Land Resources
Reasonably priced land is readily available in Southeast Oak Cliff. Land
prices are lower than those in north Dallas and only 65 percent of the total land
mass is developed, compared to 80 percent developed in the city’s northern area.
In addition, approximately 85 percent of all the vacant land in Dallas is located
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in the southern half of the city. There are 9,000 acres of vacant and
underutilized land in Southeast Oak Cliff.
The available land includes highly visible sites located along 1-635 and at
many of the highway interáhanges, which are attractive locations for office and
retail development because of their visibility These sites also have excellent soil
and slope conditions, and are re1ati’~ely fl~t with good drainage. Thésé factors
enhance their attractiveness and make them well suited for high quality
commercial development In addition to these parcels, other sites in Southeast
Oak Cliff also offer strong business opportunities because of their inclusion in a
recently designated enterpriCe zone.
The regular flooding along the Trinity River has resulted in the
underutilization of extensive acreage in Southeast Oak Cliff now used, at best,
for marginal operations Control of the flooding could result in the addition of
2,500 ácrés of land to the Southeast Oak Cliff vacant land base, further
expanding the capacity of tI~ie area for development
In addition to the availability of land, much of the terrain of Southeast Oak
Cliff is very attractive, with woods and creeks. The area also boasts excellent
views of downtown Dallas, unmatched throughout the metropohitanarea. There
are several parks, and the resources to further expand recreational activities.
This will be particularly important to the potential development of upper-middle
income housing in Southeast Oak Cliff.
The Constraints of the r~a
There are several constraiiits to development in Southeast Oak Cliff that
must be considered. These ‘i~clude job and business development issues, land
use and zoning, and perceptions of drug trafficking and crime
Jobs and Business Development
Although Southeast Oak Cliff has a large supply of inexpensive vacant
land, an extensive highway system, and proximity to a large labor supply,
several factors have limited business development in the area:
o lack of proximity to the region’s major airport
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o
o

lack of a critical mass of industrial, office, and commercial uses
limited upper-middle income housing opportunities.

The lack of these attributes limits the competitiveness of the Southeast
Oak Cliff area as compared to other locations within the metropolitan area.
Lack of• Critical MáS& Of Commercial De4elo’pment. There is some
industrial space in the 1~reá, áithóugh’much of’it is marginal because of its
location in the flood pi~s. Thi~ iáñdis subject to regular flooding. ~Also, there
are no industrial si~Os in thé cómrniIñity that are feady fOr construction or
occupahcy. Sinàe there is áñ Overabundance of ready industrial sites within the
metropolitan area, this lack of readiness is a drawback fo~- the Southeast Oak
Cliff. community.
The retail businesses in Southeast Oak Cliff are scattered, often on sites
incompatible with the surrounding neighborhood, and include many marginal
operations. Much of the commercial space is vacant and very little has been
done to improve the physical appearance of the existing establishments for the
past 20 years. Also, virtually no new space has been added in that time. In
addition, most residents currently travel out of the community for their
shopping needs. The poor physical conditions of the area’s shops reflects a
general physical decline of the surrounding neighborhood, which affects the
value and desirability of the area.
The lack of offidO,indüstrial, and retail businesses in the study region
translates into a lac~k of ~~ca1 ~±ãployment oppOrtuiñties for the residents.
Several focus grOup pàrtiéipaiits idOntlfied this ~s a major problem for the
community and acknowledged the need to attract new businesses with
employment opportunities to the area. The employment problems are perceived
by the focus groups as having become intensified in the past five years as the
local economy has undergone a~ serious downturn~
Lack of Upper-Middle~ Income Housing. Upper-middle income housing
can be a significant factor considered by companies relocating to an area.
Currently, none exists within the Southeast Oak. Cliff boundaries. The nearest
locations are west of 1-35, in Oak Ch~ and around Joe Pool Lake The addition
of upper-middle income housing will be an important part of the development
strategy.
.
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The most significant land use problem in Sóütheast Oak Cliff is that of
zoning and incompatible uses. Currently, several parcels.of land have uses that
are inconsistent with the zoning on that, property and adjacent properties. For
example, several neighborhoods of predominantly single family homes are
actually zoned for4~igher .density~ residential or commercial uses and could be
redeveloped at these higher densities, losing the single family character of the
neighborhood Other areas contain a mix of incompatible uses such as an auto
repair shop on a street of single family homes There are also some areas where
land zoned for single f~mi1y res ential is adjacent. to that zoned for industrial.
The implication of these current’ ~oning ‘p~t~erns is the’ potential for a shift
from a traditionally single family community to one that is ‘oómposed of an
increased number of multi-family units, single, family. conversions to multi
family units, and increased numbers of strip commercial developments
Another problem is that of coñfli~tiñg ‘land uses. For example, the
community identified’ a desire for upper-middle income housing~ Constructing
low cost multifamily hóusing~ or industrial development on sites that are
targeted ‘for upper-middle incOme residential wOuld eliminate the upscale
housing as an option In Southeast Oak Cliff, there ar~ only two areas which
would be suitable for the ‘creation Of new ‘~ipper-midd1e income ‘housing
communities. If these areas are not protected for’thá~’use, uppeimiddle income
ho4ising will no longer be viable in the community. The advantages of adding
this higher income market to the area ~nc1ude the addition of, higher quality
stores, “move up” housing~ for upw rdly mobile residents who wish to stay in the
community, and an increased tax base for the city.
PerceDtions and Problems.. of Crime and Drugs
The perceptions’ of Southeast Oak Cliff as a high crime’ ‘area with
extensive drug trafficking presents a strong ob8tacle to the development of the
area. This is because the quality of the s
oün’din~ neighborhood is a
significant factor in busines8 and residential location decisions. The drug
problems in south Dallas have évén ~eceived natiOnal televisIon coverage,
underscoring the significance of the proble is and the need to address them in
order to encourage investment ‘and reinvestment in the study area.
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Of the nine citizen focus group mee ings held in October 1989, drug abuse
ranked consistently as a top priority àoncern for the’ community. The, high level
of drug activity, including crack houses, impacts the commumty at a social level
and at a business level. In some cases, existing firms may begin disiñvesting
while new firms will hesitate to locate in the community. Similarly, high crime,
low maintenance neighborhoods will, discourage~ residential growth and
construction, particularly of upper-middle income units.
The drug rnarket~ contributes ‘to inciea~ed crime, including buiglaries
and vandalism. Vacant buildings are targeted..as. crack houses,. decreasing the
property values of the surrounding areas ~and often leading to. further
disinvestment in the neighborhood.
.~

.

..

The low quality of life associated with the drug and crime culture may
create difficulties in attractmg n~ew residents as well as retaimng the current
ones Since a firm must consider the available labor and customer market
when making loc~ation ‘decisions, this will in turn impact business decisions.
This downward cycle must be turned around.
,

.

Neighborhood Strategies to Combat Crime and Drugs. Overcoming the
problems of crime and drug abuse requires the support of the community. These
problems have affected development in Southeast Oak Cliff because of
perceptions of the area as unsafe. However, something is being done. Several
blocks in the community, bordered by Lancaster Road and Illinois, McVey, and
Beckley Avenues, have become part of the “Adopt-A-Block” crime fighting
program. This has been credited with reducing crime by 80 percent in South
Dallas, where it was initiated. Volunteer businesses and organizations assist
residents with property clean-up, organizing Neighborhood Crime Watch
programs, social services, utility payment, and employment issues.
Nationally, communities have attacked drug abuse and crime through
Neighborhood Watch and similar groups. Other solutions include the Los
Angeles based “Neighborhoods in Action” where local residents and community
leaders are trained as facilitators who then train neighborhood groups about
drug abuse and ways to handle it. The media, law enforcement officials, and
local health experts are integral to the program.
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D.A.R.E. is a lecture program targeted to fifth and sixth graders that
helps children understand and resist pressures to use drugs and alcohol. It
provides information about drug abuse to parents and community groups. Each
local program is headed by a law enforcement officer. There are more than 2,000
D.A.R.E. programs in 49 states.
To deal with drug related crime, the Berkeley, California police
department uses a mobile sub-station that randomly moves between target areas
to disrupt drug deals. The results have included a doubling of drug arrests.
Abandoned and vacant structures often become, targets for use by those in
the drug trade. Revitalizati6n or demolition of these buildings eliminates the
drug trafficking and decreases disinvestment of “the surrbunding
neighborhoods, which is. a serious problem, in Southeast. Oak Cliff. One
approach to this is building code enforcement, with stringent penalties for
violators Also, an increased police presence, store facade improvements and
overall, maintenance improvements will contribute to a decreased perception of
Southeast Oak Cliff as an unsafe area.
Southeast Oak Cliff does face some constraints ,to development; however,
implementing successful strategies is possible given the strength of the
commurnty’s resources The people, location, and land resources are all vital
The key to a successful development program is the mobthzation of the residents
and neighborhood orgamzations They form the core for implementing
initiatives that address the many interrelated issues However, this mobthzation
must be done in conjunction with city resources, which can provide adequate
services, personnel and financial incentives for the necessary development and
revitalization programs.
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Section IlL ECONOMIC DEVELOPMENT STRATEGY

The economic development strategies for Southeast Oak Cliff proposed in
this report represent a set of specific and concrete actions. They call for some
far reaching decisions on the part of both the dity and the community. They also
call for moving forward with all possible speed. Speed is justified not only
because of the urgency of the problems, but also because of the auspiciousness of
near term timing.;, The key.elements of this timing are what we sense to be a
greater emphasis on southern D~llas as.an economic development resource and
a willingness on the :p~rt of both the City :~an~ the community to arrive at a
consensus on what should be done and on an action plan to make it happen.
The strategies that have been. developed involve many direct interventions
by either the municipal government or by quasi-public organizations acting for
the city government in the economic development proc~ss They recognize that
community economic, development! must become a: function of the Dallas city
government if the basic structure of the economy withi~ neighborhoods and
therefore ~the city limits is to retain its yiabiity~ This function, to protect the
economic stability of neighborhoods and cpmrnünities which make up the city
can not and should not be abdicated, nor should it be transferred to regional
organizations.
The primary purpose of economic development as a city and community
function: is to provide the incentives, set the conditions, and maintain the
supports for private sector economic activities It will take greatly expanded
privates investment and entrepreneurship to improve t..e..:leyel of productivity of
economic activities within ‘Southeast Oak Cliff to create better retail services,
improve the commercial districts, reduce or eliminate the negative pressures
that are damaging the environmental., amenities and quality of life, and attract
sufficient investment in the residential stOck which *111 ‘preserve and expand
the city’s tax base. This can only be done with the community and city working
together.
.
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Dynamic Factors in Development
In the following paragraphs, the development potentials of the Southeast
Oak Cliff community are examined from a unique angle. Listed and described
briefly below are a number of dynamic factors affecting either the demand or
supply side of the development equation that are inherently available within the
Southeast Oak Cliff community. Their availability contradicts the contention
that the central city segments of the metropolitan regional econ~mies are static
with few opportunities and are potentially unresponsive to development
initiatives.
These development potentials become realities only in response to
sustained public, private and community efforts, in short, in response to the
exercise of effective economic development strategies.
1.

Natural Advantae.es. Southeast Oak Cliff has certain
natural advantages including its high ridges and wooded
valleys that should bè better utiized’ It has scenic views of
the downtown, which create quality settings for either
housing or commercial developments. The valleys provide
good opportunities ~fór recreation and upscale housing.
Economic development strategies should seek to maximize
the use, of these opportunities.

2.

Vacant Land Resources. Vacant landis One of the
community’s major~. assets. The City is li~ited in land
resources; it needs developable land to remain competitive.
Even though major efforts are needed to make inner city
land competitive, including subsidies, the available land
means the city has a chance to compete for new investment
or reinvestment dollars with other parts of the region.

3.

ie
There is a continuous process of new
economic activities.being generated directly or indirectly by
existing activities. Moreover, virtually every new
investment~has Some potential multiplier ‘effect within the
economy. The strategy should therefore look for functional
linkages between the investment in rapid transit and the
develOpment opportunities that may be created. The clue is
to take advantage of each linkage’ potential; Such linkages
can,, be major job and investment creators even in slow
growth economies.
•

.

‘

4.

UntapDed Conventional Demand. There is a latent demand
for “conventional” consumer services in Southeast Oak
Cliff, such as housing and retailing, that is not tapped
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because, of the absence of the facilities themselves.
Examples might include l~.igh income housing or a store
which offers the use of a credit card. The reason that these
facilities are not available is that they do not represent
investments capable of producing. an adequate return
compared with opportunities in other parts of the city or in
the suburbs. However, if the conditions under which
investments take place in Southeast Oak Cliff can be
changed, for example, through the provision of subsidies,
then.many such,facilities can become feasible. Under these
circumstances, the latent démánd which has been unmet
can become effective demand.
There are two primary implications to be drawn from the above
discussion. One is that dynamic development factors do exist in the Southeast
Oak Cliff economy even in the face of obviously powerful adverse forces, as
•referred to in our discussion of the Development Climate. The other is that
capitalizing on these factors calls for intervention in the development process by
the public sector if the private dollars are to be released.
Development opportunities exist m Southeast Oak Cliff because of the
potential interrelationshi~ between untapped demand and supply resources
Linking up these factors requires the leveraging of public incentives and
supports with private sector responses. It is as simple’ and as difficult as that.
1

This calls for three major types of commitments in the immediate future:
1.

making “economic development” a legitimate and fully
funded function and a responsibility of the municipal
corporation in partnership with the community;

2.

stimulating additional “capacity building” in the public,
private, and community sectors to create the necessary
conditions and incentives for economic expansion; and

responding as quickly as possible to.... any new state ‘and,
federal initiatives which appear to recognize the
preeminence of ‘“bottom-up” rather,, than. “top down”
approaches to community economic development
Economic development strategies for Southeast O~kCliff must be based on
a realistic appraisal of its assets and opportunities. Conditions must be created
so both the City of Dallas and the Southeast .Oak Cliff community can compete
3.
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for a larger share of the regional private investment dollars, payrolls, and
operations.
Among the practical principles which should underlie the approach of
the city and the community to these chàllonges are the following:
1.

Development Targets. To identify those specific economic
activities in which thè region cn effecti’v~ély compete, both
with the rest of the metrOpOlitan area and elsewhere.

2.

Asset Utilization. To make maximum use of the diverse
assets: people, land, location and institutional resources.

3.

Public-Private Collaboration. To,deise and fully use new
tools, techniques and ‘methods for generating public-private
collaboration in the economic development process.

4.

Removing Constraints. To identify and remove the
disincentives that discourage private business decisions to
engage in economic activities in Southeast’ Oak Cliff.

5.

Activity Linkages. To. recognize the catalytic affects of the
proper physical interrelationships among economic
activities and to cast specifió actidn’ programs within the
framework of practical, physical plans: that can: be
implemented.

6.

Retention Emphasis. To assign as high a priority to efforts
aimed at retention of existing, economic, activities as to
efforts aimed at new business añd~in~Cstment promotion.

7.

Iñ’tangihle Values. Béyoñd án~r and’ all ‘specific strategies
for, economic development, to keep a continued focus on the
intangible value of the “good community” representing
acceptable quality of life standards

The specific economic development strategies recommended in this report
try to incorporate these principles in the concrete action proposals.
The Economic Premises

The economic development strategy for Southeast Oak Cliff is based on two
fundamental premises about the functioning of the Dallas economy.
One is that despite the serious impacts resulting from cutbacks in
construction, energy, real estate, and the finance sectors of the economy, the
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Dallas PMSA economy will continue to grow, fueled by gains in business
services, eating and drinking, medical services, local government, electronics
and telecommunications. It is further assumed that the City of Dallas will also
become more successful in capturing a larger share of this growth.
The other fundamental premise is that there are potential dynamics
within the city and community economy thatcan be tapped to generate economic
growth for the Southeast Oak Cliff community. To the extent that either or both
of these assumptions are controversial, which they may be, the validity of the
strategies is likely to be controversial.
The Sfrate~v
Because building a conáensus between the community and the city
leadership is fundamental to the process, the~ economic development strategy
has been developed following a number.. of one-on~one interviews with
community leaders, several rounds of focus groups sessions, and community
meetings. The economic development strate~ is based upon a recognition by
residents of the community that, for the strategy to be viable, it must assist some
•residents of the community to become entrepreneurs; it must improve marginal
businesses within the ‘éommunity; it must re~ult in the improvement of
commercial business districts; it must attract new businesses with a variety of
job opportunities; and, it must capture the value of any major infrastructure
improvements or natural amenities.
V

The strategy calls for an intensive effort to. assist residents of the
community to go into business. The focus would beon~. what we call community
“export businesses” rather than more retail and service businesses which are
dependent upon local retail and service expenditure potential. These “export
businesses” would be businesses located in the community but which sell their
products or services outside of the community. Such businesses might include
printing companies, heating and air conditioning services, auto repair, home
remodeling businesses, security services, electrical contractors, furniture and
carpet cleaners, etc. The idea is simply that while these businesses would be
located within the community and employ people from the community they
would not be totally dependent upon the community for their sales. This
approach would help offset dollars now leaving the community for the purchase
of shoppers and convenience goods.
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The strategy also calls for assistance to small and marginal businesses.
This technical assistance program would provide assistance to businesses in
merchandising, marketing, and management. It would also provide these
businesses with assistance in obtaining financing to improve their overall
quality and competitiveness.
The Southeast Oak Cliff community also has a number of commercial
districts which are showing the strain from competition. Some actions need to
be taken immediately to stop the decline. The econrnnic development strategy
that is being proposed would address this issue through a requirement that any
district with 10 or more commercial or retail businesses which are fairly
contiguous within a one or two block area must have a commercial
revitalization plan. These would be developed within the framework of a
neighborhood plan and consistent with the overall plan but would also address
actions to be undertaken by the merchants, streetscape improvements, sign
design, advertisement and promotion. Neighborhood plans would include
incentives for commercial businesses, Safe Neighborhood principles,
appropriate zoning, attention to traffic and infrastructure, and home
improvement plans.
.

The economic development strategy also proposes that strong efforts be
made to attract new businesses to the Southeast Oak Cliff community. The plan
proposes the development of several new major employment centers. These
centers would be designed to attract national or regional corporations taking
advantage of the strategic location of the Southeast Oak Cliff community and its
abundance of vacant land resources. Efforts would also be made to attract a
greater variety and quality of retail stores and service establishments.
The Program Tar~e~s
There are five program targets that are the focus of this economic
development strategy. These five targets are:
o
o
o
o
o

potential entrepreneurs in the community
existing businesses
commercial districts
vacant land resources
DART station areas.
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These targets may also be viewed as the building blocks or beginning
resources for the economic development strategy and are, for the most part,
interdependent. Following is a discussion of the program targets and an
explanation as to why they are the appropriate targets.
Potential Entrepreneurs
To be effective, a strong econOmic development strategy thüst fo~cus on the
people resources in the community whó~ can provide the leadership and
knowledge to seize potential business opportunities and mobilize the resources
needed for a business venture. At~ the v~i& base of the economy i~ individual
entrepreneurship. A neighborho6d or cothrnunit~ economy that is not creating
entrepreneurs is not functioning properly. At the same time, there are very few
programs designed to~seek out entrepreneurs. Somethiiig more is required. A
program is needed that seeks~ out people with specific skills, évàluates their
entrepreneurial interest, and assists thOse whoqüalify t~ g&i~nto business.
The policy objective of this strategy is to encourage the formation of
businesses that are not totally dependent on sales from Southeast Oak Cliff.
This means that an effective screening program must be developed which is
designed to identif~r potential entreprexièurs whO ~car start and~ operate these
types of businesses. Experience suggests thát~theré is:a strong eñtrepréneuriai
interest in minority communities that goes unsãtisfiéd because ofä lack of
knowledge about either the opportunities or capital. The prO~rán ~targeting of
this group and the mobilization of them~ as a resource is fimdani:entài to the
ecOnomic development process~
.
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Existing Businesses
Responding. to the problems faced by existing businesses is also a key
program target. There are all types of businessçs in: the. Southeast Oak Cliff
community, and many are good strong businesses. At the same time, far too
many appear to be marginal. These companies reflect the difficulty that the
Southeast Oak Cliff community is having in competing with other communities
in both the city and county. To ignore this problem would be foolish since
existing businesses are now- the only basis of ally formal economic activity.
Every effort must be made toretainexisting businesses that have the potential to
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be viable. Therefore, a mechanism must be developed to evaluate and assist
such businesses.
Community Business Districts
The third program target of the economic development strategy is the
improvement of commercial districts. Some of these commercial districts take
the form of small shopping centers and individual stórés along main
thoroughfares while others are simply. strips of stores in, close proximity to each
other along Lancaster, Ledbetter, Kiest or another main street. Some, of these
commeicial business districts.,appear to be in various stages of decline as judged
by the types of stores which are left and their overall physical appearance. At a
• ‘minimum, a process mist be started :under. which each of. these business
~ districts can be evaluated and a ~plan ca be developed to either revitalize or
redevelop them..-into:,viable segments..of the,. community,.economy. Our~.experience
• is. that. the commercial decline of business, districts is -among. the first signs of
disinvestment which, then continues into residential neighborhoods. This
economic development strategy must address this problem.

• ..:

Vacant Land ReSources
...;..The.analysis,of the’ development capacity rnakes~clear that a-.key~asset of
the.? So~itheast Oak .C1iff~co,mmu~ity-.’is. its vacant land resources. ..,Given the
growth -that is expected. intheDallas’ economy over the.next two decades a key

~eve1op.mc.nt policy question is how and~:for what purposes; should these land
resources be used.... The economic developrnent;strategy has programmed
several uses for these resources which are designed to improve the overall
economy of the city as well as to bring more stability and growth to the Southeast
Oak Cliff community. Among these uses are retail employment centers,
industrial employment centers, and upper-middle income housing. The
creative use ofthese~.vacant lend resources can c~eate a new and more positive
‘ixiiagefoi the Southeast-Oak Cliff community.
.

-

DART ‘Sta+ion~Areas’

.

‘

.

Present planning indicates that DART may have the following stations
located in Southeast Oak Clifl~ Corinth Station; Colorado/Zoo Station, Morrell
.

Station, illinois Station, Kiest Station, VA Hospital Station, and Ledbetter
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Station. These station areas prövidi a s~trong framework for the redevelopment
of the Southeast Oak Cliff community. The city should capture the value of the
transit investment by formulating plans to redevelop the areas around the
transit stations. The coming of the rapid rail system provides the community
and city with an ex~ellent~oppo~tuni~y to redevelop Lancaster Avenue as a totally
new gateway to the Soutk east Oak Cliff community.
Gaid~trate~
The goal of’ the econ~omic deve~opin~nt~ strategy Eor S~utheast Oak Cliff is to
improve heeconomc.çlia ad, competitiye posture pf the community so that
it can stimulate the development of new businesses~ attract more quality retail
and service businesses, and attract jobs through the development, of viable
employment centers. The pursuit of this goal requires a clear delineation of
objectives and strategies which can be stated as follows
.QJjectiye#I~.

•r’~I’•

••u~

—

~‘...

“I-

-

Cliff Comiñuñity.’.
Strategies:
1.

Develop and implement a Safe Neighborhood Plan designed to
return control of the streets to neighborhood organizations for
targeted neighbo~hób~ds’*ith±’’Soütheást Oak--Cliff.

For example, several Florida communities over the past year have been in
the process of developing Safe Neighborhood Plans. Thésé ‘plans have
emanated from concepts such as “safe neighborhoods” and “defensible
space” Two charactenstics of these plans are the involvement of citizens
in pláimiñ~’ far’ the secithty of’the community and-the introduction of
physical planning concepts designed to achieve more limited access’ to
neighborhoods, thereb~ creatmg~ñi~re~pnvate streets which the residents
can more effectively monitOr.’ Thé~é’twô’~ concepts when applied to other
developments have, substantially reduced ,the amount of crime in every
category
2.

Develop and implement neighborhood ‘programs designed to reduce
drug distribution and use.
,

3.

‘

Develop closer linkages between neighborhood organizations and
the Police Department in efforts to reduce and prevent crime.
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ObjectiveW2.

..

-

e-

•.

•...

-•

-.-

businesses in the community.
Strategies:
1.

Assist resident entrepreneurs in identifying business opportunities
that can attract sales from other markets in the city and county.

2.

Provide technical assistance to these potential entrepreneurs in
putting together their business packages.

3.

Provide financial assistance to new business start-ups, especially
those which are designed to bring dollars back into the community.

Objective #3. To help existing businesses in the community improve and
expand.
Strate2ies:
1.

Provide workshops for existing businesses on merchandising,
marketing, and promotion.

2.

Assist businesses in putting together a business plan designed to
improve and expand the business over a specific time period.

3.

Provide low interest rate financing for improvements on the facility
or for furniture, fixtures and equipment.

Objective #4. To undertake actions designed to improve the viability of
neighborhood business districts.
Strategies:
1.

Reduce the overall amount of retail and service space allocated to
the area by down zoning some of the commercially zoned land.

2.

Eliminate potential for incompatilile
neighborhoods through zoning changes.

3.

Increase the number of households within the area through an
aggressive housing development program (discussed in the
Housing Section).

4.

Eliminate nuisance businesses which have the potential to attract
illegal activity.

5.

Improve the standards and quality of existin’g businesses offering
convenience, retail, and personal services to residents of Southeast
Oak Cliff.
32

uses •in

adjacent

6.

Attract new convenience businesses to neighborhood commercial
districts such as new and upgraded supermarkets, drug stores,
and variety stores, which have a broader range of goods and better
quality of products.

Objective #5. To utilize existing structures and vacant land resources to
develoo major new employment centers.
Strategies:
1.

Redevelop the LancasterfKiesfr shopping center as a mixed use
community retail and office center.

2

Develop a major new regional sho~pmg center designed to serve the
duäl~ f~jñctiàn of c±èating ~etàiF jobs a~ well as providing shopping
choices.

3.

Devclop scváral new: office/industrial parks designed to attract a
variety of businesses to the Southeast O~k Cliff community

4.

Develop a new auto service park ,esigned to attract both local and
regional business.

Objective #6.

r
through the formulation of Station Area DeveloDment Plans

Strategies:
1.

Work with DART on final station alignments that will enhance
Southeast Oak Cliff development potential.

2.

Develop station area plans for each of the Southeast Oak Cliff rapid
transit station areas that maximize the area’s development
potential.

3.

Assemble land around selected station areas in a manner that
would enable major joint development projects.
Recommended ‘Pm~r~m~

In order to, achieve,, the goals and.objectives an. to carry out the strategies,
the city, working with the community, will have to put into place several
program initiatives.’. These program initiatives will require the efforts of
different, city agencies, quasi’ public corporations, community organizations,
local institutions of higher education, and state and federal agencies. We see
these programs defined as follows.
.
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New Business DeveloDment Program
Southeast Oak Cliff needs a new business development program. The
purpose of the program would be to identify new entrepreneurs who have the
required skills to begin community “export businesses” and to attract new
consumer oriented businesses such as supermarkets into the area
This
program would offer both technical and financial assistance. The technical
assistance component of the program would include help in evaluating the
business opportunity, and assistance in locating an appropriate site and facility.
This program would also offer various types of financial assistance in the
form of low interest loans for working capital and fixed asset financing.
Financial resources for such a program might come from a number of
different sources. These sources include CDBG funds, dependent upon the type
of business and the entrepreneur, SBA guaranty loans or 504 loans, local bank
loans, bank CDC loans, etc.
Know-how resources for such a program might come from the Southern
Dallas Development Corporation, a Small Business Development Center
affiliated with a local educational institution, the Dallas Black Chamber of
Commerce, or staff members loaned from financial institutions.
Business Improvement Program
The purppse of this, program would be to provide assistance to existing
businesses in the Southeast Oak Cliff community. This program would assist
existing businesses in evaluating their long term growth potential, and in
developing a business plan, for their. long range survival and growth. If a
business is marginal; the business ‘plan might indicate new products or services
which could be offered or a better location in the community from which the
company could market its goods and services. The major emphasis of this
program would be on businesses that have the potential to improve. Assistance
would not be provided to busiñes8es which would most likely remain marginal.
The staffing and financial resources of this program would most likely be
the same resources identified for the new business development program.
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City Funding Comfnitment: The conéultaht team recommends that the
City provide a challenge grant to fund the New Business Development Program
and the Business Improvement Program. The challenge grant would be for
$200,000 per year for the first three years Funding beyond three years would be
based upon the performance ~f the programs in year’ three. Funding for year
four would be based upon a formula of $8,000 for each new business developed
during the first three years, and $4,0OO for each existing business that was
assisted, in expanding as eyidçnped by ~peci~c improvements.
Neighborhood Commercial Revitalization Program.
Southeast Oak Cliff clearly needs a Neighborhood Commercial
Revitalization Program. Many of its commercial corridors are losing their
ability to compete, with businesses growing more marginal and facilities
showing the physicai signs of decline. Some ,of these problems can only be
addressed if business~s,~ are wilhing~ to address them together. The city can
encourage cooperative action from the businesses in the area by encouraging
them to develop a Neighborhood Commercial Revitalization. Plan.
The City should’:provide,funds for any commercial node consisting of
10 or more businesses. ~to develop a commercial revitalization plan.. These plans
would contain the following components:
Market Research: The plan should contain an analysis of the market for
the businesses in’ thé’commercial’ néde. It ‘should identifSr the trade area for
such businesses and indicate the amount of floor, space that can be supported by
the trade area~ Based upon this analysis it should recommend concrete steps
which should be taken to make the area more viable..
Actions Required By Merchants: The revitalization plan should contain
recommendations addressing what the merchants can do as individuals and
what they can do as a group to improve the area. This would include
recommendations on organizational structure as well as actions to improve
individual businesses.
New Businesses Needed: The plan should contain an assessment of the
types of new businesses that are needed to strengthen the mix of the commercial
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district. This would identify the businesses which, if attracted, could make the
commercial district more competitive.
Physical Improvements: The plan should lay out a group of
recommendations of physical improvements that may be required to make the
area more competitive. Such improvements would include the introduction of
parking, improved sidewalks, lighting, signs, etc.
Identification of Leadership: The plan should also indicate the business
people in the business district who could provide the leadership to carry out the
plan. Without a leadership commitment to carry out the plan, the chances are
slim that progress could be made.
Resources to Carry Out Program: The responsibility for carrying out the
Neighborhood Commercial Rèvi1~álization Plans should go to the City
Department of Planning. The Neighborhood Commercial Revitalization plans
must be cOnsistent with the overall master plan for Southeast Oak Cliff.
Financial. ;Resources: The City Planning Department should be given a
budget of $125,000 per year to complete the planning for two commercial nodes
each year until the cómmèrcial revitalization planning has been completed.
Additional resources for implementation would be based upon the results of
these plans.
Re~mmended Project Initiatives
There are a number of project initiatives that should be undertaken
within the Southeast Oak Cliff Community. The development of these projects
will depend to a large degree on the response of the market and on the
generation of capacity to carry them out. Following is a laundry list of projects
that should receive immediate attention.
The RedeveloDment of Lancaster/Kiest
The consultants are recommending the redevelopment of the
LancasterfKiest Shopping Center as a mixed-use retail and office center. Under
that proposal, the interior mall would be converted to office use while the
exterior spaces of the center would be retained for retail activities.
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It is proposed that the office space be leased by the city and other public
agencies. The leasing up of this space for office use would be a big step in
creating an activity center at this location and also assist in capturing the value
of the future transit station. It would in turn make possible the renovation and
refinancing of the center.
Under the consultants’ proposal, the retail component of the, center would
also be improved with the introduction of new state of the art 35,000-45,000
square foot supermarket and the introduction of a major new retailer. Certain
physical improvements would also be made including interior leasehold
improvements and exterior impr6vëments’ such as store signs, an updated mall
sign and improvements to the parking ‘lot.

a

The improvements recommended are expected to be in the $5 million to $7
million range. This concept is now in the testing phase.
b.~ •

•~

~.

•~ •1I

The consultants are proposing that a major office/distribution park of
between 300-500 acres be developed in Southeast Oak Cliff. This development
would ultimately contain between 7 million and 10 million square feet of
warehouse, distribution and office space.
The park would be ‘marketed to national and regional manufacturing
tenants who would. develop sites for either manufacturing .or distribution
facilities.
The city would be expected to require a site plan with high quality
infrastructure, including landscaping, roads, buffering and architectural
covenants. In addition, certain amenities should be built into the project
concept. These include a day-care facility, health club, and eating and drinking
establishments.
Such a development should generate employment for approximately 5,000
persons when it is fully absorbed.

37

V...”

Residents of the area were nearly unanimous in their condemnation of
‘the food distribution system in Southeast Oak Cliff. Most indicate th~t they leave
the area to do their seriQus grocery shopping due to the poor quality of stores and
merchandise and non-competitive pricing. Thç consultants are therefore
recommending that at least two “state of the art” supermarkets of between
35,000 ‘and 45,000 square feet be developed in Southeast Oak Cliff. It is
recommended that at ‘least one. of these “two stores be located in the
Lancaster/Kiest MalL
.

V

This trend towards larger stores is likely to result in the closing of some of
the existing food stores but the community has indicated that, given a choice,
they would prefer the larger, better equipped and more competitively priced
stores.
Automobile Service Park
The Southeast Oak Cliff community contains a number of auto repair
establishments. These, are good businesses providing a valuable service to the
community. Some of these businesses, however, are located in the middle of
residential communities. in the cases where the number ‘of cars being stored
begin to accumulate, the facilities have’ a blighting impact on the adjacent
residential neighborhood. To address this, a well planned auto service park, to
which a numbei of these’ establishments could relocate, is required. In addition
to the ~uto repair establishments, the auto service park should contain an auto
parts store, a car wash and wax business, and a road service business. The
placement of an auto service park in a location with good transportation access
can accomplish two.objectives. It can relieve some of the development pressure
on the neighborhoods and it can create a critical mass of businesses so that joint
advertising and promotion can be used to increase business for all park
occupants. Because of the geographic size of Southeast Oak Cliff two auto
service parks should be considered. This concept is now in the testing phase.
Medical Office Building
A number of focus group participants were concerned about the distance
they had to travel to receive good medical services. Spurred by the rapidly
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changing trend to multi-doctor practices, there is an opportunity to undertake
the development of a new medical office building within the community. The
development of this facility in a location with good public transportation access
would be a singular achievement. We would recommend that the first phase be
a 20,000 square foot facility developed for between 10 to 15 practices. A second
phase could later be developed based upon the interest shown for the first phase
or a second building could be developed at another location.
New Regional Shovoing Center
The consultants also recommend that ~ehminary planmng be started for
the development of a major new regional shopping center for the Southeast Oak
Cliff community. The location of this new center along’ I-~35 near Lancaster
Road would allow it to draw sales from other nearby areas while at ‘the same
time servicing the Southeast Oak Cliff community. We see this project concept
,:a5 a longer term development since more housing will need to be developed
before there is sufficient expenditure potential. However, by the late 1990’s,
sufficient expenditure should exist to support a new center in the 600,000-900,000
square foot-range.
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Southeast Oak Cliffs primary economic function has been to provide
living space or housing units for a wide range of income groups who require
both rental and ownership housing. This is illustrated by the fact that seventyfive percent of all of the land parcels in Southeast Oak Cliff äré dedicated to the
residential function. Only 1.8 percent of the parcels are dedicated to commercial
and only 3.5 percent to industrial. The purpose. öf the housing strategy is
therefore to assure that this economic function is operating in a manner that
maintains at least immmum quality standards as prescribed by public law, and
further, that housing products are developed which offer residents
greater
range of choice.

a

Over the past nine months we have made an assessment of housing
conditions in Southeast Oak Cliff and have come to the conclusion that the
problems facing the housing stock are sufficiently grave to warrant immediate
attention.
Statement of~tcdn1! Conditions
Our field survey revealed that a majority of the housing in sixty five
percent of the geographic area of Southeast Oak Cliff do not meet the minimum
standards for maintenance and upkeep. Further, there are major problems
within the multi-family housing inventory reflected by inadequate maintenance,
abandonment, and a poor social climate.
The housing conditions map on the following page indicates that
approximately seven percent of the residential stock is in Class A. In these
areas, the housing exceeds minimum standards. About 28 percent of the
geographic area is rated Class B which indicates good housing stock with
relatively large lots and structures, but without a very high level of
maintenance. ~These two classifications make up the 35 percent of the area that
has been judged to exceed minimum standards.
On the other hand, 43 percent of the residential inventory has been
classified as Class C, meaning that, while the stock is generally good, there is a
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poor level of maintenance and the neighborhoods appear to be in a state of
decline., Another 21 percent, Class D, needs significant maintenance and minor
rehabilitation. About one percent of the areas requires~.major rehabilitation or
should be demolished.
Contr1buthi~ Factors
A number of factors contribute to these conditions.
significant are the following:

Among the most

1. Ineffective Zoning
2. Inadequate Enforcement.of Building Codes
3. Poor. Development and.Management Commitments
Ineffective Zoning
The failure to use zoning powers as a tool for neighborhood stability has
had a debilitating impact on residential neighborhoods in Southeast Oak Cliff.
If the zoning powers are properly used they can be a powerful tool positively
influencing investment in the community. If not properly used, zoning can
escalate the disinvestment process. In Southeast Oak Cliff, the failure to use
zoning properly has resulted in large scale multi-family projects adjacent to and
having a blighting influence on single family neighborhoods, and in the
proliferation of certain types of businesses, such as auto repair services, which
have a blighting influence on residential neighborhoods. This problem needs to
be addressed if the quality of life in Southeast Oak Cliff is to be improved by
stabilizing the residential character of the area.
Inadequate Enforcement of Building Codes

Building codes h~ave be~n formulated for. the health and safety. of the
~pub1ic. The fail.~ire to enforce such codes sends a. signal that no accountability
will be ,~equired from, property owners, in the ~ai~ntaining. ~f minimum ;~1ousing
standards. This creates a climate in which property owr~ers can..escape their
responsibility to maintain their properties, resulting in disinvestment. This is
what has been happening in Southeast Oak C1iff~ and it has resulted in the
existence of a substantial number of residential properties in poor condition.
What is needed is a strong code enforcement program designed to assure that
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property owners are meeting their individual responsibilities. Also needed are
market rate and below market rate rehabilitation loan programs that give
property owners access to funds for necessary improvements.
Poor Development and Management Commitments
At the root of many of the problems facing multi-family developments in
Southeast Oak Cliff is the fact that most of the developments reflect poor initial
plpnning as well as poor maintenance and management.
Poor development commitments reflect themselvésin the quality of design
and construction of the development. They are also reflected b3~ higher densities,
less open space, and the absence of notable arnénitiés~ While it is understood
that these are also factors of project economics, it seems clear that some
developers have created better quality products under the same or similar
economic circumstances. This suggests that the commitment to quality
housing has taken a back seat to the objective of maximizing profit While the
profit motive may be a boon to the developer, it does not foster the stabilization of
the residential character of Southeast Oak Cliff Rather, it may lead to vacant
properties, a decline in the property value of contiguous properties, and may
stifle future investment
Poor manageent commitments reflect themselveS in the poor working
relatiOnships:1~Otweèrrtenáñts a
xx anàgemènt, in the failure to evict problem
tenants, and ih the ~failüre to carry out appropriate and routine maintenance
procedures. Poor management can be seen’ clé~ly in the: 4uality of landscape
management, the deterioration ofbuildings and in poor security provisions.
The community and the City need an action agenda which can address
this problem in a forthright manner. This agenda should provide incentives for
multi-family property owners to imprOve the quality of the living environment
through low interest loans and technicél asäistànce. The agenda should also
encourage and facilitate cooperative working relationships between
owner/managers and tenants.
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1~ Market Outlook
The residential potential of Southeast Oak Cliff will be dependent upon
household growth from either new households moving into the area or from
new households forming within the area. and. staying. To a large extent, this
will depend upon the increased desirability of the area as a residential location.
Thi&is likely. to occur dueV.to a number of factors:
o’

The ~onstru~ioñ of the DART Line along Lancaster Road,
creating better access to downtown 2and other employ Vent
nodes.
V

V

V

V

o

The construction of the Supercollider facility in Waxahachie.

o

The implementation of the economic development and housing
strategies set forth in this document.

If all of these assumptions are realized, then household growth within the
area could occur as projected in Scenario II which has been outlined in the
Technical Document to this report: DeveloDment Demand and CaDacity
Analysis.
As shown on Table 1, household growth would generate 1,760 new
residential units between 1990 and 2000 and an additional 2,700 units by the year
2000. There also will be a need to replace occupied units lost to deterioration or
for public purposes such as the construction of the DART line. This
replacement has been estimated at one percent of the current housing stock or
approximately 340 units per ten-year period. In addition, a vacancy allowance of
five percent for new units needs to be included.
The total residential potential for Southeast Oak Cliff from 1990 to 1999 is
estimpted at 2,190 units and from 2000 to 2010 an additional 3,175 units.
Table 1.

-

1990 1999
1,760
340
90
2,190
-

Household Growth
Replacement
Vacancy Allowance
Total
.

2000 -2010
2,700
340
135
3,175

Source: Hs~nimer, Suer, George Associates.
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Not all of this demand will necessarily be accommodated through new
construction. There is a substantial supply of vacant single family and multi
frnnily urnts that can be rehabilitated to satisfy a portion of this demand.
The area needs a full range of housing products. It iscurrentlylacking
both higher priced single family units and ~good quality multifamily units (with
the exception of Cliff Park Village). Approximately 10 percent of~ the units
should be developed as single family homes priced in the $80,000 to $120,000
range; 4O percent should be developed and marketed to households who can
qualify for homes in the $60,000 to $79,999 range. The other fifty percent of the
units should be developed as rental units or affordable ownership
condominiums.
There is a minimum number of public housing units in Southeast Oak
Cliff. Brackins Vifiage has 102 units of multi-family housing, and there are 381
units of single family turnkey housing in the Simpson Stewart area. However,
Southeast Oak Cliff does have many vacant single family houses that could be
rehabilitated for public housing. The proper rehabilitation, management and
maintenance of these scattered sites should eliminate their blighting influence.
This will be achieved by bringing the vacant property back into use and by
providing families decent neighborhoods in which to live.
There should be a concerted effort not to impact any one neighborhood
with low income residents, but rather, to socio-economically integrate them into
various neighborhoods We do not r~eco~nmend any currently vacant multi
family properties with more than 30 units be used for public housing History
has taught that large “projects” are too difficult to manage, with insufficient
maintenance budgets ,an4 the ~attendant. social .:problems of under-and
unemployment, education, drugs, Crime, etc. Rather,. scattered sites. and small
multifamily developments are more likely to remain viable as public housing,
provided efficient. and:. effe~tivé mnn~agèment are a part of the program.
.

A settlementof the federal desegregation lawsuit against the city has the
potential to make available millions of aollars (both federal and local) to improve
the city’s public housing stock. Because the settlement will include local funds,
the city will have the opportunity to plan the use of some of the funds without
federal restrictions. The settlement, therefore, provides maximum flexibility in
determining the use of these funds.
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The virtual one-time availability of such a large amount of funds for
housing and community development should result in a plan designed to:
1.

improve the physical and human quality of life in public
housing developments; and

2.

reduce public housing densities by integrating residents into
other neighborhoods.

The prudent investment of settlement dollars could result in the long term
viability of public, housing develópmentá, sqcio-economic. integration of public
housing residents throughout the Dallas area, and the stabilization of some
Dallas neighborhoods, including Southeast Oak C]ifl. ThQi4ea is to achieve long
term systematic. improvements as opposed, to short term beautification projects
which, in three to five years, would be difficult, if not impossible, to identif~y. For
example,, a ,p.qrtion of the settlement,;,’funds could possibly be used for below
market ‘rate rehabilitation loans.~ This would improve the’ housing stock and
would result in.. repaid, loan funds which could be recycled into additional
community development projects.
‘~

•.‘

,

,

.•,

‘

To the extent the desegregation settlement will provide home ownership
opportunities for public housing residents, including the appropriate
public/private financing, some of the moderately priced homes could be
designated for these new homeowners Ideally, the locations would be scattered
and not grouped.
‘

~ s~nr1 O~~~f~ye.c of fh~ TFom~ini S~fEov

The goal of the housing strategy is to improve the overall quality of
housing in Southeast Oak Cliff such that it im~roves the quality of life and
contributes to the compctitive posture.. of the community in retaining and
attracting businesses and residents. ~An explicit goal, within this context, is to
bring all substandard hóüsing up to ~i~’L~m stái~’dardg within fifteen years.
Further, a strong diversified residential base is needed in order to insure an
adequ~ate. labor supply for businesses ~ may qome into ;the area., Those
emplOyed from this ~1abor “pool would iiOt only: hélp~to ‘keep wage earnings in the
community, but also to expand the demand for local retail services. The, pursuit
of these goals requires a set of well defined objectives and strategies which can
be étated as fOllows:
,
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Objective#1:
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that are presently abandoned.
Strategies:
1.

Identify those developments which5 have the potential to be
recaptured for residential reuse through• the conducting of feasibility
studies.

2.

Develop a s~t àf cr1 er-ia which defines square footage allocations,
including’ living, open’ ‘and recreation space,. with basic security
measures
,.
.~.

3.

~•.

~.

V•

Dèvelóp specific criteria ‘to deteñnine’ the càrn’inftmént of the new
ownèrs~ Make these’-:a precondition to qualify for the incentive
• package.
Dëvelöp a Special package ‘of incentives designed to assist the new
,.•.••

V

•V

V

owner/redeveloper-in making the development flnancially~ feasible.
5.

Encourage the involvement of residents from the cOmmunity or
groups such as Community Development Corpórations:to participate
in the renovation and management of muiti-f~imi1y projects.

6

Develop operating procedures ~o include tenant responsibilities and
participation with management.
‘~

7.

V

V

Encourage the local banking ~cornmunity to provide furds for the
renovation of multi-family units, utilizing community reinvestment
funds.
V

V

V..

8.

Use,the full force ofth e City’s code enf9rcement program and taxing
pOwers” tO t~ät~e di~in~c~efltiv~êS for residential properties to remain in
an abandoned state.

9.

Caiclat the. amount qf.r~venue which could, be gcne~ated with a
full scale cOde enforcé’mênt program. Deterrniüe if the amount to be
deri’~Od w’ärrants’the study of legislation which would permit this
revenue”. to be. placed i~, a dedicated- fund for low interest
rehabilitation lpan~ used to bring SoutheastOak Cliff properties up to
codO:’”
“

Ol~jec1i’ve#2
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which areincompatible with contiguous and surrounding uses.
Strate~ies:
1.

Identify multi-family projects which are not compatible with
surrounding land uses or for which renovation is not cost effective.
46

2.

Create joint venture development teams comprised of private
developers and community development corporations (or other non
profit groups) to undertake property feasibility studies.

3.

Provide technical assistance to the development teams in their
deliberations to identi& cost effective alternative uses.

4.

Create a pool of public/private funds to provide low interest
construction loans for development teams to produce alternative
uses.

Objective #3: To ensure that ‘cuñentlv occuviéd muiti-fainilv housing is
I
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Strategies:
1.

Increase the City’s capacity to conduct code enforcement on multi
family developments in Southeast Oak Cliff.

2.

Develop’ a technical assistance program, for property owners to
impréve management and rent collection and• to develop effective
tehant relatiohships.

3.

Develop a technical and financial assistance program for property
owners to use in specific fin~ancial crisis~ conditions so the properties
are not abandoned.

4.

Develop a community awards program for those multi-family
housing developments that best exemplify cooperation between
tenants and management in’ maintaining the value and beauty of the
property. Study the feasibility of providing a modest, one-time
reduction in property taxes if the winner meets specified criteria.

5.

Develop workshops for tenants to educate them on how they can
report problems and violations to the City.

6.

Publish a “report card” on the performance of h using development
management in maintaining their properties. Release this to the
public on an annual basis through a formal press release.

Objective #4: To eliminate residential buildings which constitute a hazard to
the public health. safety and welfare.
Strategies:
1.

Utilize the minimum standards set forth in the Housing Assistance
Plan as a basis for evaluating multi-family projects in Southeast Oak
Cliff which appear marginal or dilapidated.
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2.

Give notice to owners indicating that unless they take action to
improve such conditions, the city may take action under the Texas
Local Government Code S211.004 (1990). Should the owner(s) not
improve the property, the City may take action to vacate, secure,
remove, or demolish the structure and relocate the occupants.

Objective 415: To encourage owners of single family units to maintain their
properties.
Strategies:
1.

Increase the city’s capacity to implement its code enforcement
program in single f~imi1y residential areas in Southeast Oak Cliff.

2.

Implement neighborhood “best block” campaigns in~~ •~~ch the best
maintained blocks in Southeast Oak Cliff are given community
• awards, for their.maintenance and beautification efforts.

3.

Develop demonstration projects which contract out to Homeowner
• Associations,)the function of reporting building code violations to the
city This contract also would provide the Homeowner Associations
with the resources to publish and distribute a community newsletter
describing how they will be implementing the program.

4..
5.

Develop fi~anciäl iñceñtivés, such as a property tax credit, for a
portion of the annual housing m intenánce cost...
.

Target available CD funds to all eligible census tracts in Southeast
Oak. Cliff. These rehabilitation public finance programs are for
eligible low and moderate income households

6

Develop an incentive program, perhaps with city deposits as
leverage, to encourage private lenders to provide conventional home
repair loa~is in Southeast Oak Cliff.

7.

Undertake an aggressive public awareness public campaign citing
the long term benefits .of property m~intenance.

8.

Conduct. a~ series of consumer, education workshops on the code
enforcement process on a regular basis throughout the Southeast
Oak Cliff community.

9.

Expand city services in SôütheaSt Oak Cliff as an incentive for
property owners to maintain and increase their property values.
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Objective #6: To encourage the development of new affordable housing in the
Southeast Oak Cliff community.
Strategies:
1.

Target all eligible census tracts in Southeast Oak Cliff for use of
Community Development Block Grant funds.

2

Create a pool of public (CDBG and settlement) funds to be leveraged
with private dollars to encourage housing ~productiàn.

3.

Create joint venture development teams with private developers,
community development corporations and other non-profit
organizations to produce housing.

4.

Petition for the use of city, county and state pension funds to provide
below market rate loans for the production of affordable housing.

5.

Selectively place city deposits with private lenders willing to make
loans for affordable housing.

6.

Lease or sell city-owned properties that are inappropriately zoned at
discounted prices to encourage the development of affordable
housing.

Objective #7:

To encourage the development of upper-middle income housing.

Strategies:
1.

Designate specific locations in the land uáe Plan f( the development
of uppe~middle income housing in the $80,00Q-$130,000 range.

2.

Create zoning designations and lot sizes ~designed to attract uppermiddle income housing.

3.

Build the proper amenities such as golf courses or lakes within close
proximity of the sites in order that these values can be captured.

4.

Provide low interest loans to developers to underwrite the site
development costs.

5.

Provide grant assistance for project infrastructure costs.

6.

Study the feasibility of a graduated property tax program to
encourage housing development.

7.

Utilize zoning to prohibit the development of housing or industry that
might have a blighting influence on designated upper-middle income
housing areas.
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Objective #& To encourage housing renovation as an economic develoiment
opportunity for residents of the community.
Strategies:
1.

Develop a technical assistance program for local residents to
undertake the renovation of small scale rental projects.

2.

Use the resources of the business development program identified in
the economic development strategy to develop a cadre of home
remodeling and renovation specialists.

3.

Identify bonding sources for home remodeling and renovation
specialists.

4.

Work with local banks and seek commitments from them to provide
debt capital for the purchase and renovation of small scale rental
development projects by residents of the community.

5.

Insure that business loan programs established by the city may use
venture capital funds to help finance housing ventures for apartment
buildings of less than 20 units where the developer is a community
resident and where total project costs do not exceed $400,000.

Objective #9: To create a dedicated source of funds for housing develovment.
renovation and code compliance.
Strategies:
1.

Study the feasibility of utilizing revenues generated from code
enforcement on Southeast Oak Cliff.

2.

Target all eligible census tracts in Southeast Oak Cliff for
Community Development Block Grant funds.

3.

Study the feasibility of establishing a tax district in Southeast Oak
Cliff with a surtax on land purchases for commercial and industrial
development.
Creation of a Housing Rehabilitation Industry

In 1980 there were 2,633 vacant units of housing or apartments in the
Southeast Oak Cliff community representing a vacancy rate of about seven
percent. While there is no accurate count yet available for 1990 we have reason
to believe that the number of vacant housing units in Southeast Oak Cliff has
escalated over the past decade. This factor, combined with a projected demand
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for over 5,000 units between 1990 and 2010, creates an opportunity to form a
small housing rehabilitation industry in the Southeast Oak Cliff community.
In order to accomplish this, the City of Dallas should immediately proceed
with the following.
1.

Determine the extent of incentives presently and potentially
available to stimulate demand for rehabilitated housing, to
attract developers, and to develop an effective labor supply. The
goal should be to renovate 200 units of housing a year for the
next 10 years.

2.

Develop a series of funding proposals which would provide the
financial resources necessary to fund the incentives required
and to build the rehabilitation capacity. These should include
the allocation of resources in the Housing Assistance Plan.

The City cannot rely totally on the private sector to take this initiative.
Front end public investments are needed to provide sufficient incentives to
attract private sector interest. The City and community acting as partners must
therefore intervene in the process.
•.,

Two key areas of intervention are required to create a housing
rehabilitation industry in Southeast Oak Cliff. They are as follows:
1.

Demand. Utilize existing federal financial programs, local
government CDBG resources and a portion of the settlement
fund to maximize demand.

2.

D e v e 1 p p m e n t.
Provide incentives to private
developers/contractors as a means of directing their efforts
and experience to the housing rehabilitation market.

Adequate precedents have been set by federal, state and local governments
for the use of these market intervention tools. What is different in the context of
this concept, is its single focus is to develop a specialized industry in a local
economy. Each area of intervention involves problems and policy decisions
which must be addressed as part of the whole.
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The key incentive areas which must be addressed as

they relate to demand are:
1.

Mortgage financing for prospective homeowners.

2.

Rent subsidies sufficient to provide a fair return on investment
for rental units.

3.

Home rehabilitation financing for existing homeowners.

Many of these demand tools already exist but are not viewed as tools to
stimulate demand. They must be packaged and then promoted as effective
demand creation tools. These tools include Section 8 Moderate Rehabilitation,
the Texas Housing Multifamily Mortgage Revenue Bond Program, the Texas
Housing Single Family Mortgage Revenue Bond Program, the Mortgage Subsidy
Program, as well as FHA and VA programs. These tools should be evaluated
and where problems exist they should be amended so that they can be made
more effective as demand creation tools.
Develoument Factors. The critical incentive areas which must be
addressed as they relate to rehabilitation construction capability are:
1.
2.
3.
4.

Construction loan financing
Working capital financing
Mortgage financing
Bonding

The entrepreneurial aspect of any housing rehabilitation industry will
likely be supplied by private developers or general contractors. These
entrepreneurs will require some incentives to enter into the housing
rehabilitation market. In some cases, new capabilities will have to be developed.
This could be a significant new opportunity for minority contractors that have
home remodeling and renovation skills.
A major problem is that of obtaining construction financing for housing
rehabilitation efforts, especially for small contractors with little “net worth.”
Net worth tests often limit the extent of bonding available to such contractors.
Avenues therefore need to be explored which will provide sufficient bonding
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capability and adequate sources of construction loans to assist such contractors
in expanding their production.
Working capital and fixed asset financing sources will have to be
expanded. Lines of credit should be explored as a possible alternative. Long
drawn out processes to obtain capital when needed are costly and disrupt
production. As important as mortgage financing is to the potential owner of a
residential property, it is also important to the developer/contractor as the
takeout for a construction loan.
The City of Dallas already has several tools in place which can assist in
increasing development capacity. These include the Rental Rehabilitation
Program, Rental Repair Program, and the Housing and Economic Development
Revolving Loan Fund. The designation of all eligible census tracts in Southeast
Oak Cliff for CDBG funds will make these programs accessible; currently, only
census tract 88.02 is targeted in this community.
These tools should be joined with tools from a business development
program, such as working capital loans, construction loans or bond guarantee
programs, to adequately respond to the need for increased development capacity
for housing rehabilitation, especially in the Southeast Oak Cliff community.
Local funds can be leveraged with private dollars to create low interest loans.
Policies Governing Project ImDlementation
The following represents a list of policies that should be taken as
assumptions underlying the program recommendations:
1.

Intervention by the City of Dallas should be limited to a scale of
effort required to attract the private sector to this market
opportunity.

2.

Intervention tools should be utilized as an action of last resort,
where it has been demonstrated that the private market is not
responding.

3.

An average of 200 units per year for the next ten years would be
the target level of effort required to generate a rehabilitation
housing industry in Southeast Oak Cliff~
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4.

At least fifty percent of the developer/contractors should be
minority developer/contractors for small scale projects in
Southeast Oak Cliff.
The Need for UpperMiddle Tn~me Housing

This plan recognizes both the nee& for better quality affordable ~housing
and new upper~middIe income housing~ One of Southeast Oak Cliffs strengths
is that it offers a variety of housing~products at different pricc ranges. This
enables a diverse group of people to live in the. community. In order to assure
that this quality remains and in order to. assure that upwardly mobile
households will have an option to remain in Southeast Oak Cliff, the plan calls
-for the development of upper middle income housing as part of the total housing
thiic oitered. This is an ~porta~ t~ objective of the plthi which shóiildnót get lost
as the plan rnoves•~tówardimplementation.
:
~.
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Section V. PHYSICAL IMPROVEMENTS AND INFRASTRUCTURE
Land Use
Southeast Oak Cliff is primarily a single family area with industrial uses
and zoning along its easterly edge, adjacent to the Trinity River. The strength of
the area is ii~s single family neighbórhoàds, which contain a large number of
good housingunits.
V

Two key problems exist for the stability of these residential neighborhoods:
commercial and industrial land uses which, by definition in the Zoning
Ordinance, should not be located adjacent to low density residential areas; and
the large number of multi-family complexes which are scattered throughout
residential neighborhoods.
.

..

~

.

....

V

Increases in zoning rights were often granted, inCluding multifamily,
commercial and industrial zoning, in a sincëre~ effort to achieve good quality
affordable housing and to stimulate economi devëloprnènt. Unfortunately, this
has had the opposite effect, much of the land has been over-zoned, and
consequently has resulted in the marginal use of commercially and industrially
zoned parcels. Additionally, the large number of vacant and abandoned
apartments and intrusion of commercial zomng has led to the destabilization of
single family neighborhoods in the commumty Reversal of this trend and the
creation of stable neighborhoods will ultimately lead to good retailmg and an
attractive place for busi~iess~s.
.

V

There are some ten linear miles of boundaries between low density
residential land uses and zoning that inéludOs Regional Retail (RR),
Commercial Service (CS), Industrial research (IR), and Industrial
Manufacturing (IM). These adjacencies are specifically declared incompatible
because of the nature of uses allowe4, including, such things as outside storage,
vehicle repair, welding and high traffic generators. The presence of land with
these zoning districts poseá an ongoing threat to stable residential areas, and
the presence of these uses works towards destabilization of neighborhoods.
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The higher density residential zoning and land uses, including duplex,
townhouse and multifamily, can be spotted throughout the community and are
inconsistent with the area’s development. Some expmples of pockets of multi
family housing in single family neighborhoods include the complex on illinois
at Arizona Street, the Sand Piper apartments on Kiest between Kellogg and
Sunnyvale, and the complex on Overton west of Bonnie View.
Higher density residential can play an important role in the community.
It can provide affordable housing and provide a buffer use between single family
areas and more intense non-residential uses like Commercial Service and
Industrial. (See the Housing Section).
In order to accomplish these goals, a Generalized Land Use Plan, shown
on the following page, has been developed, and a Zoning Plan has been set out.
Generalized Land Use Plan
Specific goals for the Generalized Land Use Plan include:
o

To stabilize residential neighborhoods from intrusions of
incompatible land uses; and

o

To develop a rational pattern for future commercial and
industrial growth in the area.

The Economic Development sçction of this report sets out the need to
reduce the amount of strip commercial in the itudy area, and the Housing
section sets out the need for higher income residential neighborhoods and the
fact that there is an overabundance of apartments in Southeast Oak Cliff. This
is the context in which the Generalized Land Use Plan was developed.
Some of the key elements of the Plan include:
1.

Building on existing single family residential areas by reducing
incompatible land uses.

2.

Allowing multifamily uses only where there are adequate services,
and where they are appropriate, such as adjacent to transit
stations, and providing a buffer to commercial and industrial uses
which are incompatible with low density uses.

3.

Consolidation of commercial uses in order to strengthen retailing
in the area.
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4.

Retail, service and, in some cases, higher density residential uses
located adjacent to DART transit stations in order to provide riders
with convenient services and increase patronage.

5.

Identifying locations for near and long term development of office,
commercial and industrial activities.

The Land Use Plan is intended to provide general guidance on all future
land use decisions. It shows the majority of the area- between I-35E and South
Central Expressway as single family residential. Within that arca are
concentrations of retail commercial at major roadway intersections.
Multifamily is shown as a buffer between low density residential and both
industrial and retail centers.
V

Industrial land is concentrated .along South Central ~xpressway/I-45
corridor and the Trinity River flood plain, which has historically been industrial
in use. Though much of the area- is’s cu~réntly
the flood plain, if the levee is
extended by the Corps. of Engineers, some 2,500 acres of usable industrial land
will be added to the. niarket....~..
V

.~Vfl

V

V

V:

One exception in the industrial corridor is the Central Addition
residential area east of Carbondale between Liafield and Ledbetter. This area of
low income homes maintains a very strong sense of community and a low crime
rate.
The area south of 1-20 is shown as office/warehouse/distribution uses.
This takes advantage of the high level of regional accessibility offered by the
surrounding freeway system. •The area has a slightly rolling terrain and is
largely undeveloped except for the Truck City trucking center, a small
residential development east of Lancaster Road and the Cedar Valley
Community College.
At the northeast corner of I-35E and 1-20, a higher income housing area is
proposed It is located m an extremely picturesque part of the study area and
provides the opportunity to create a recreation are.a and golf course along the
flood plains. Striking views of this site are afforded from Landcaster Road,
Camp Wisdom Road, 1-20 and I-35E. It also has ‘direct access to the freeway
system. A private school, along with the recreational amenities, and
accessibility could create an attractive upper income residential community to
-
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support quality retailing in the area, and to provide for upward mobility of
Southeast Oak Cliff residents.
Zoning Plan
Changes in land use and zoning should occur in Southeast Oak Cliff if it
is to become a desirable community in which to live and work. A Zoning Plan is
recommended which will serve to implement the Generalized Land Use Plan.
It is primarily comprised of zoning policies which will be implemented as part
of neighborhood and corridor plans. Because of the strongly negative impact of
some existing zoning on neighborhoods in the study area, it is very important
that the following policies be implemented in the near term. Area Plans will
ensure that they are applied sensitively.
The proposed Zoning Plan includes the following key policies:
1.

Zoning in and adjacent to residential neighborhoods should be
consistent with single family residential use.
An exception to this policy is the neighborhood called the Central
Addition, located north of Ledbetter and east of South Central
Expressway. This area has been traditionally surrounded by
industrial uses, but it has survived with a strong sense of
community and a high level of maintenance for such a moderate
income area.

2.

Zoning for commercial areas adjacent to single family
neighborhoods should be compatible with low density residential
uses.
For example, there are several areas with Commercial Service (CS)
zoning which are bordered largely by single family residential
neighborhoods illinois east of Bonnie View, the Monroe Shops at
illinois and Corinth, and Lancaster Kiest Shopping Center south of
ICiest Blvd.
-

a.

The strip commercial area along Illinois east of Bonnie View
contains junk yards, outdoor storage and other uses which
have served to depress the neighboring residential
neighborhoods. This area should be low to moderate density
residential and Community Retail.

b.

The Monroe Shop site between Corinth and Denley north of
Illinois is zoned Commercial Service (CS) and is bordered by
single frnnily residential on its north and west, across the
Texas Utility right-of-way.
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c.

The Lancaster Kiest Shopping Center southeast of Lancaster
Road and Kiest Boulevard is zoned for Commercial Service
uses which allows outside storage and other uses
incompatible with the adjacent residential neighborhood.
Current uses in the center do not appear to require this level
of zoning. They would be consistent with the more
appropriate Community Retail (CR) zoning which covers the
portion of the center located north of Kiest Blvd.

3.

Strip retail should be consolidated in order to strengthen its health
and quality.
An excess amount of commercially zoned land exists along major
roadway corridors. Where possible, land should be zoned for
residential uses, and obnoxious uses should be located away from
neighborhoods. The creation of an Auto Service Park, as
recommended in the Economic Development section of this report,
would serve both to strengthen commercial development in the area
and to help improve neighborhood quality.

4.

Reduce the amount of apartment zoning, especially where it is
located in single family neighborhoods.
Several neighborhoods contain large multifamily zoned tracts of
land, many of which are already developed, and some of which are
abandoned. Some examples include:

5.

o

The Sand Piper Apartments located on Kiest across from
Oliver Wendell Homes Junior High School, which is vacant,

o

A large apartment complex located on Overton west of Bonnie
View which is surrounded on three sides by single family
development and zoning.

Areas for near and long term industrial and office/warehouse
distribution should be zoned in order to encourage the location of
new businesses and jobs in the community.
Two areas should be rezoned expeditiously in order to provide an
incentive for new development in Southeast Oak Cliff:
a.

East of Cedar Crest and Kiest This area is predominantly
industrially zoned, but there is a small area of homes in poor
condition which are surrounded by industrial and
commercial development. Rezoning this area to Industrial
Research (IR) would create a consistent industrial area
boundary and would encourage redevelopment of the small,
isolated and poorly maintained residential area, while
providing land for near-term development which is out of the
flood plain.
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b.

East of Bonnie View and South of 1-20/635 This area is
proposed by the consultant team to be the site of a new
office/warehouse, distribution center. The area is largely
vacant with apartment, single family and agricultural
zoning. it should be zoned to accommodate 150 acres of office,
primarily in an MO-i District (Midrange Office), and 150
acres of industrial warehouse with a combination of IR
(Industrial Research) and IM (Industrial Manufacturing) to
provide a variety of opportunities fOr new businesses.
However, there should be a strong buffer provided against
future residëntiäl development~
V

6.

V

The remaining rezonings whidi: are indicated by this Zoning Plan
should be undertaken in response to ‘Náighborhood or Corridor
Plans and in response to applications for rezoning.
High priority areas for detailed Plans include:
a.

•
This:woiilçlVaddress the large
amount of unproductive cômmërcial land in the corridor and
would establish’:zoning and tr nsition plans for DART
stations.
V
:.
-

V

V

b.

V

V

‘•

V

Tenth Street Historic District This area has been found to
hold a high level of Vclilturaj: :and historic significance for the
black community. However, the existing Regional Retail
(ER) and Commercial Service (CS) zoning in the area could
destroy :the neighborhood. Recent designation by the city will
bring attention VtOtheV:area; which it deserves, but it also could
ultimately destroy it through inappropriate development.
V

V

V

:.~

.VV~CV

illinois Retail Corridor “Along illinois and Bonnie View

adjacent to the Census.Tract 88.02 study area, there is a wide
vanety of vacant buildings, outdoor storage, junk yards, auto
repair~ad:,Other.uses which are a marginal use of land and
which haveVa strongly:negati~e effect on adjacent residential
areas. Much of this area is zoned Commercial Service (CS)
which allowS :SU± use8, but this zoning is inappropriate
with single family neighbOrhoo’dSVVi
V ediately adjacent on
both sides.
V

d.

Cedar Creek This area provides a long term redevelopment
opportunity, and should be zoned to encourage
comprehensive mixed use development.
Cedar Creek is located’ at’ the f~V.fl&tl~exn corner of Southeast
Oak Cliff adjacent to i-35E. This area is just north of the
Tenth Street Historic District and contains buildings in
extremely poor structural condition. The type and quality of
its redevelopment Will :havé’ & stréng impaét on the Historic
District. It also has a hodgé podge of zoning, IR, RR, CS and
V
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R-7.5. It could provide an attractive entry to Southeast Oak
Cliff, and a unique opportunity for redevelopment on a
comprehensive basis, mixed use housing, retail and office
development would be appropriate for this area.
e.

7.

Census Tract 88.02 This area has been designated as a
Target Neighborhood by the City of Dallas. A Land Use Plan
is currently underway.

As specific neighborhood plans are undertaken, additional
properties with inappropriate zoning and land use may be
identified as having a distinctly negative effect on the community;
these should be corrected.
For example, there is an area of Town House zoning in Census
Tract 88.Q2, east of Lancaster and south of Kiest. The area is
completely built as Single Family and Düplexes. Therefore the
zoning adds a level of uncertainty as the fütur~ of the homes and
discourages maintenance and reinvestment. This uncertainty also
encourages an increase in the rental of uiiits.

8.

Ensure that existing legal uses of property will be allowed to
continue, but that new occupancies or uses which are inconsistent
with new zoning will not be allowed.

Recommendations
1.

Adopt the Generalized Land Use Plan as a guide for future
rezonings and land uses.

2.

Adopt policies embodied in the Zoning Plan.

Next Steps
1.

Initiate Neighborhood and Corridor Plans.

2.

Initiate rezoning of land for near and long term industrial and
office/warehouse distribution development.
lb_S iiI~I

The frequent flooding of Southeast Oak Cliff takes a seasonal toll on
homes, businesses, traffic and lives every year. It must be solved.
The Five Mile Creek/Trinity River flood plain is the major cause of
flooding in the area. The City. is currently proceeding with an extension of the
Trinity. levee system on the east side, in order to provide protection to the
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community of Rochester Park. An extension of the levee on the west side would
cost approximately $52 million, but would accomplish two things. It would
remove a major source of flooding north of 1-20, and it would remove
approximately 2,500 acres of industrial land from the floodplain.
There are two basic ways to deal with flooding problems: acquire the
property which is being flooded, or alter the drainage pattern to prevent flooding
on those properties. In Roosevelt Heights, the City acquired all the homes, and
along Five Mile Creek, the City has decided to solve the problem with a
combination of the two alternatives.
The City should undertake a process with the Corps of Engineers to
develop alternatives for resolving the flooding problem and to evaluate their
impacts with the community. The proposed solution should then be
programmed as soon as possible for the Capital Improvement Program.
Also, although we were not required to conduct an environmental
assessment to determine possible effects from environmental limitations,
particularly marshlands and wetlands, we strongly recommend such an
analysis be done on a project by project basis.
Recommendations
1.

Resolve the flooding problem for businesses and residences of the
area as a high priority item.

Next Steps
A process to resolve the flooding problem should be immediately identified
and undertaken. This should involve neighborhood representatives and
property owners, as well as the Corps of Engineers.
Adequate funds to resolve the flooding problem should be programmed on
the next bond election.
~
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The transportation review of the study area made some important
findings that were reflected in the Development Demand and Analysis report.
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1.

The Southeast Oak Cliff community is well served by regional
highway facilities. There is currently no significant congestion and
constraints to travel on these highways.

2.

Levels of service, along the internal arterial and collector roadway
network are well within the standards adop~d.Jy the City of Dallas
for planning purposes. The roadway improvements which are
prograrnmed for the next six years are important to maintaining
this level of service.

3.

The study area is ‘rea~sonably well ser~éd ‘by local bus service.
Studies have shown that residents in the area are more transit
dependent than any oth~ér c
unity in the city.

4.

DART has adopted an implementation plan which calls for light
rail ‘transit service in’; the~ study aréä. There will likely be seven
stations in the area.

‘

‘

.‘‘

.

...

A key goal is to continue to ensure that there is easy mobility both within
the area and to other destinations in the region. This will help to maintain one
of the most important advantages to attracting economic development.
DART Light Rail System
Two alignments for the’ DART rail transit system are being considered for
the study area. They are the “Lancaster Median” and, the ,‘~.ancastçr East”
alignments. The two alternatives are a necessary part of the Environmental
Impact Assessment process which DART is mvolved ~ith in order to obtain
Federal funding for that line of the system. Another required option is the
“Improved Bus” alternatiye.
‘

‘

,

The Lancaster East alternative would run, for the ‘most part, one block
east of Lancaster Road. It would require the reloéation of 63-86 homes, 3-4
churches and 15-17 businesses The Lancaster Median would run down the
median of Lancaster Road, and would require relocation of some 12-27 homes, 01 church, and 32-45 businesses. These numbers include relocations necessary
for the stations along their route. The increase in relocations of homes and
churches in the Lancaster East alternative largely would be due to its route
along residential streets.
For the most part, the right-of-way already exists for the Lancaster
Median alternative. Also, in terms of land use and economic development, it
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would be far superior to the Lancaster East alternative.
Lancaster Median alternative would:

Selection of the

1.

Place the transit system along the area’s main travel corridor,
m~ikhig it easy to locate and access.

2.

Reduce the number of homes and churches that would be relocated.

3.

Minimize vehicular intrusion onto residential streets.

4.

Provide greater opportunity for providing retail/service uses
adjacent to transit stations.

Though the planned system extends to Camp Wisdom, the first phase
may end at fllinois or Ledbetter, depending on the availability of funding.
However, transit is such an important incentive to development and
revitalization, consideration should be given to extending it further.
Extension of DART to Camp Wisdom would facilitate the development of
new residential in that area. Extension to 1-20 would allow excellent regional
access to the end of the line station, and it would provide an important stimulus
for the development of an employment center.
Recommendations
1.

Implement the roadway capital improvements now programmed,
and continue to maintain a high level of service on roadways in the
area.

2.

Support DART. It is a key ingredient to revitalization of the area’s
neighborhoods, retail and employment.

3.

Avoid the disruption of placing an industrial use like the vehicle
assembly plant and major maintenance facility in a residential
area (existing or future).
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Section VI. iMPLEMENTATION: THE ACTION PLAN
The first step in the implementation process is to obtain support for the
plan. Since this plan has been weighted towards coin unity participation, the
community must nQw obtain..:support for the plan.,from the City. In most
instances this means that it should be approved by the Planmng Commission
and the City Council It should, however, mean much more
It should mean that as a matter of city policy no decision relating to
development or the use of public financial resources in Southeast Oak Cliff
should.~~e madewithout~consultationof..the plan or without an evaluation of the
effect that any decision will have on the plan!s objectives. If this level of public
support is not 1achieved, this plan wll l~aye been little more than an academic
exercisewith little or.no real. value tothecomniunity.
Obtaining support forthe plan from the City of.Dallas local government is
the first step in the, inplementation process. ~]e recommendations contained
in this Master Plan are without force until they have been debated and adopted.
The community leadership should work with appropriate city representatives
during the :review and.approval process~ to assure swift action in approving a
final plan.
,.

.

Questions of Role and. Function
A legitimate question that you may be asking, if you are part of the city
staff, is: is~this óurràle ordo we even have the auhority? If you are a member
of the àorn~unity, you may ask: how do we gét this done given our limited
knowled~e of development and our limited resources~ These are legitimate
questions which are fundamental to ‘.~the process of community economic
development, for these questions help’ to define’ clearly the appropriate roles for
the City and Community in the economic development process.
It is a rare occasion when either the city or the community adopts the role
of handling the “nuts and bolts” of putting the projects together This function is
generally left to the private sector developer who will ultimately own the
economic activity. What the city and community can do is~ create the incentives
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to attract the private developer and undertake actions that will make the
development process less difficult.
Community
The community can facilitate this process by:
1.

Developing and adopting a’ plan which lays out what can and cannot
be done in the community. Once agreement is reached between the
city and the community on the, types of uses which will be permitted,
this can be incorporated into the zoning codes. As long as developers
comply with the codes, conflict will be avoided.

2.

Promoting the community:, the community can sell the fact better
than anybody else that it is agàôd place to do business.’ Their support
of projects will give developers a secure feelingthat they have made
the right decision.
r.

3.

Identif~ying entrepreneurs to take on certain projects. Whether they
be medical office buildings or supermarkets, office parks or shopping
centers, an active community can generally find the right developer
to do a project in their community.

4.

Generating resources to advance the process:

5.

a.

merchants can invest in improving their stores.

b.

civic organizations can raise funds for specific projects and can
lobby local banks to make more investments in their
community.

c.

churches can sponsor projects.

Getting involve4 in the “nuts and bolts” of project development
through the formation of a community development corporation.
CDC’s help the community learn and understand what is really
required to get a project off the ground.: To be effective they usually
require,, at a minimum, a small staff knowledgeable about
development and’ management. CDC’s, however, are generally
limited in the number of projects they can do and should therefore be
perceived as the developer of last resort.

City
On the other hand, the city as the community’s partner also has a major
resource and facilitator role. The city is generally faced with two questions. The
first is whether the city has the authority to get involved in this process. The
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second is who in the city is responsible to deal with this issue. Sometimes the
answers to both of these questions are unclear.
The authority issue has generally been cleared up through the fOrmation
of quasi-public organizations such as the Southern Dallas Development
Corporation. However, if authority is not the issue and if there.. are overlapping
functions between planning, economic development,., housing, public works etc.,
the lead agency responáible is whomever the City Manager desig~iates.
The city’s role as a facilitator of the economic development process is
leveraged by its police powers and its ability to bring powerful resources to the
negotiations with the private sector development community. For example,
1.

The city has the “po’~er to’ zo”ne a~id to tax~ ~nd, in certain
circumstances, to ‘use.~emi.nent: dOmain.” These are powerful tools
which can be. used to helpjacilitate a development.
,..

2.

The city can also subsidize new projects thro~agh acquiring and
selling land back, to the developer .u.si~g. a .~iand writedown, or
thro~gh loans or grants from recycled UDAG, funds, or other special
financing programs adopted by the city.

The role and function of both the community and the city should therefore
be clear They serve to facilitate the process Each project requires a developer
who will tak~ the responsibility to carry the project”foi~ward. A key function
required of the community and the city is to find the developer.

Who Should be Resnonsible for What?
While the roles of the community and the city are clear as they relate to
the economic development process, it is not as clear as to which City agency or
economic development organization should” have the.~ lead function for the
activities outlined in this report. Our recommendations are based upon our
understanding of the available resOurceS’ and’ our perception of community
needs.
.

‘‘

V
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‘
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We begin with the need for additional technical studies. These are key
studies to be done in order to get a better handle on the issues. These studies
include the following, which should be conducted within the next three years,
with our recommendation of the Lead Agency that should be responsible.
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Technical Study
Safe Neighborhood Plan
3 NCR Plans
Lancaster Corridor Plan
Office/Distribution Park

Estimated Cost
$350,000
$150,000
$150,000
$ 50,000

Lead Agency
Department of Planning
Department of Planning
Department of Planning
Dept. of Economic Dev.

The. Neighborhood Commercial Revitalizatjon Plans include
Lancaster/Kiest; Census Tract 8&02 along illinois and Bonnie View, but
excluding the LancasterfKiest section; and a third project which should include
new development, such as a supermarket, along with the revitalization.
TheSe agencies should work closely with the community in the
formulation of scope ofwork for each of these technical studies and in working
out the spec cs of how they will be conducted. Because no city has unlimited
resources, a. schedule should bd. developed as to when these technical studies
can be conducted ba~ed on the expectation of available funds. We would hope
that the NCR.plans and the OfficefDistribution Park study could be funded over
the next two years.,. Hopefully, the~Safe Neighborhood Plan can be funded within
a oné-tó thi~ée-year period. The statiôñ area development plans should be
coordinpted with the progress of the transit system.
For the projects, we have taken into consideration the size of the project
and its characteristics. As a result we are recommending the following lead
agencies or organizations.
Projects

Lead A~encv

Lancaster/ICiest Mixed Use
Office/Distribution Park
Auto Service Park
Supermarkets
Medical Office Building
New Regional Shopping Center

SDDC
Dept. of Economic Development
SDDC
CDC or SDDC
CDC or SDDC
SDDC

The economic development strategy also proposes that certain specific
programs be put into place to foster the development of economic activity. Below
are our recommendations on the appropriate organizations which should be
responsible for implementing these programs.
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Pro~’rams

Lead Agency

New Business Development Program
Business Improvement Program
Neighborhood Commercial Revitalization

CDC or SDDC
CDC or SDDC
CDC or SDDC

At present there ‘is né community capacity to implement the projects or
programs identified. The community will have to develop ‘this capacity with the
help and resources of the City. We envision ‘a’ small staff of two professionals
and a’ receptionist1secretary as being sufficient’ to handle the community
programs and projects~.. This staff could be a branch office of the Southern
Dallas Development Corporation with an Advi~ory Board’from:the community
or it could be tied to a community development corporation if the community
elects to organiie one. The point ‘i~ that nothing gets accon’iplished without staff
and therefore the city’ should be prepared’ to” provide the initial ,financial
resources to assure that these programs and projects are carried throukh.
Aside from obtaining the support of the City, the community must also
begin to organize in order to address problems that can best be handled by the
local community. Many of these problems are ones that impact the development
climate of Southeast Oak Cliff.
Mobi1i~rnr the Community
Mobilizing the community is an integral ‘part of the revitalization plans
for Southeast Oak Cliff. It is through this resident mobilization that city-wide
awareness and support for issues that affect the region can be achieved. In
addition, some problems, ‘suëh as apathy and drug abi~se,”càn only be solved
with the páiticipätion of the members of the’ community. “Finally, ‘mobilization
will help avoid the burnout that tends to ‘occur when the same few people
participate over’ and over in community based initiatives.’
‘

Apathy has traditionally been a problem in Southeast Oak: Cliff. This
planning process has laid the foundation for mobifization by the community in
order to overcome this apathy: newsletters have been sent to 15,000 people, the
area’s city council members have become involved, and over 300 people have
been interviewed or have attended public meetings. From this process, a core
group has emerged to form the base for future community leadership. This
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project has identified groups, initiated contacts and linkages with city
resources, and has formulated a plan of action.
The key to mobilization is building capacity in the many homeowner and
civic groups that exist within the community. Currently, none of these groups
are linked to each other, resulting in fragmentation of the community
leadership. In order to strengthen the cohesiveness of the Southeast Oak Cliff
community by uniting the various groups, an umbrella organization should be
formed. The membership of the organization would be composed of the
presidents of the participating neighborhood groups. This would provide a
unified front to better represent resident interests outside of the community.
It would also be possible that this group could initiate the founding of a
community development corporation (CDC). Through this CDC, revitalization
efforts, including, financing opportunities, might be organized and developed.
The CDC would be able to form partnerships with various groups, including the
city government, non-profit organizations, developers, and financial institutions
in order to provide the means necessary to undertake revitalization and other
community projects.
One final strategy to mobilize the community would be the development of
a city-funded resource center. This center would have a library and staff person
to assist community leaders by identif~ying possible strategies that have worked
elsewhere in addressing problems such as drug abuse and declining
neighborhoods.
Further, the center could support the need for better communication by
offering administrative services such as the printing of meeting notices for the
various homeowner groups. Next, leadership training workshops might be
offered to assist community leaders in more effective and efficient leadership.
Finally, a Speakers’ Bureau could be established to bring in various public
officials or other persons to enhance communication and knowledge of local
issues for the residents.
i~r-

•

~

Given the limited resources available today for community development
and revitalization it will become important to establish priorities for activities
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which should be undertaken in the first year. The first year of the process is
extremely important since residents of the neighborhood need to be rewarded for
their participation in the planning process. At the same time, the Vision of 2010
should not be expected overnight.
Priorities for the first years activities should include the following:
1.
2.
3.
4.
5.

Adoption of the Plan (with possible amendments)
Funding of Community Resource Center
Implementation of Lancaster/ICiest Shopping Center Package
Development of the Lancaster Corridor Plan
Expand residential Code Enforcement activities in Southeast Oak
Cliff.

If these five actions can be accomplished over the next twelve to eighteen
month period it would represent a solid effort to begin plan implementation.
The City should continue to work with the Southeast Oak Cliff Advisory
Committee in prioritizing activities on an annual basis.
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