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agenda
W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

I. Staff Updates

II. Community Development Recommendations

III. Transportation + Infrastructure Recommendations

IV. Land Use + Development Recommendations

V. Next Steps

VI. Adjourn
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WEST OAK CLIFF AREA PLAN

DRAFT RECOMMENDATIONS
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Proposed plan structure
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WEST OAK CLIFF AREA PLAN

INCLUSIVE COMMUNITY DEVELOPMENT 
+  QUALITY OF LIFE
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: inclusive community development + quality of life



8
8

Affordable housing
W E S T  O A K  C L I F F  A R E A  P L A N N I N G

• Increasing population, driven by new jobs being created or relocating 
to the Metroplex, is leading to an increasing demand for housing 
across the region.

• Although new housing is being constructed (in Dallas largely 
consisting of multifamily and townhomes; regionally consisting of all 
product types), new supply cannot keep up with demand.

• This has resulted in increasing values for all property types, but 
increasing valuation is particularly large for single-family homes in 
established neighborhoods in Dallas due to a high demand for single-
family homes near job centers.

• Compounding issues is the sheer cost of new construction, driven by 
increasing costs for labor, materials, and slowed permitting processes. 
In general, a new single-family home cannot be constructed for less 
than $300,000 in 2021. That doesn’t include land value/land cost.

What’s 
the 

problem?
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Affordable housing
W E S T  O A K  C L I F F  A R E A  P L A N N I N G

• The City and Federal Government defines affordability based 
on area median income (AMI) determined by household income 
and the number of total residents in a household

• Rent-burdened or housing-burdened is often defined as 
spending 30% or greater of a household’s income on housing. 
Additionally, housing + transportation burdened is defined as 
spending 45% or more on housing and transportation monthly.

• In Dallas, 100% AMI is defined as
• 1-Person Household: $60,340
• 2-Person Household: $68,960
• 3-Person Household: $77,580
• 4-Person Household: $86,200
• 5-Person Household: $93,096

What does 
affordable 

mean?
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Affordable housing
W E S T  O A K  C L I F F  A R E A  P L A N N I N G

• Reducing regional demand and growth is not something that is achievable 
(or even desirable) from the City’s perspective.

• The City of Dallas does have a City-Council adopted Comprehensive 
Housing Policy that serves as a policy guide for numerous strategies relating 
to housing issues. The West Oak Cliff Area Plan should support this, and 
other, citywide policies in achieving their Council-adopted goals.

• Very generally, the City can work to:
• Increase housing supply across the City, focusing on areas near jobs and transit to 

minimize the burden such growth will have on our infrastructure (i.e. encouraging 
people to take transit or walk/bike to work, which aligns with City Climate Goals 
(CECAP) and ConnectDallas (Strategic Mobility Plan). 

• Create new affordability by ensuring a certain percentage of new construction is 
dedicated to be “affordable” (set-aside for 80% AMI or less)

• Preserve “natural affordability” by ensuring that existing housing stock is 
maintained and remains in good condition

What are 
the 

possible 
solutions?
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Affordable housing
W E S T  O A K  C L I F F  A R E A  P L A N N I N G

• Different census block groups in West Oak Cliff have varying 
median household income levels (see map on next page).

• Averaging the census block groups that comprise West Oak 
Cliff, average household income is roughly $52,700. This is 
roughly 70% AMI for a household of 3.

• With this as a general guide, an average household would need 
to spend no more than $1,300 per month on housing costs to 
not be considered housing-burdened. 

What does 
this mean 

in west oak 
cliff?
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Median household income in west oak cliff
W E S T  O A K  C L I F F  A R E A  P L A N N I N G

Reminder: Dallas 100% AMI 
for a 3-Person Household: 
$77,580
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Housing conditions* in west oak cliff
W E S T  O A K  C L I F F  A R E A  P L A N N I N G

* Data derived from 2021 
DCAD Property Desirability 
Scoring 
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Affordable housing
W E S T  O A K  C L I F F  A R E A  P L A N N I N G

• Land values in West Oak Cliff, along with the rest of the region, will continue to 
increase in value. Areas in West Oak Cliff with higher median-incomes, better 
schools, and access to transit are likely to see higher increases in valuation sooner 
than other areas.

• As prior slide shows, many homes in West Oak Cliff are in poor or fair condition, 
with many likely requiring substantial investment to bring up to modern standards. 
Some homes may not be financially-viable to save through repairs.

• Poor housing conditions + increasing land values + increasing demand are likely to 
drive desire to redevelop these properties into new, higher quality (and thus more 
expensive) housing.

• Based off existing land values (which range from $30,000 to $80,000 for a standard 
single-family lot but are likely to sell for much more) and current construction costs 
($170+ sf), new single-family home construction in West Oak Cliff is likely to be 
priced at $450K or higher ( $2500+ monthly payment, only affordable to 130%+ 
Dallas AMI, Household of 3).

What does 
this mean 

in west oak 
cliff?
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Affordable housing
W E S T  O A K  C L I F F  A R E A  P L A N N I N G

What does 
this look 

like?
Mount Auburn Neighborhood – East Dallas

Elmdale Place – West Oak Cliff

Estimated Value*:
$226K

*Derived from Zillow

Estimated Value*:
$798K

Estimated Value*:
$154K

Estimated Value*:
$480K
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

Tactics dallas
can employ to 
address issues 

citywide
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

• LIHTC Housing
• Set-aside units managed by Housing Dept.
• Dallas Housing Authority
• Mixed-Income Developments via TIF, Tax 

Abatements
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Existing “set-Aside units” in west oak cliff
W E S T  O A K  C L I F F  A R E A  P L A N N I N G

• In West Oak Cliff there are only 2 
properties with dedicated 
affordable units (both LIHTC 
projects)

• 510 Westmount: 100 units 
(expired Dec 31, 2021)

• 2803 W. Illinois: 46 Units 
(expires in 2025)

• 46 Total Units 

• 0.3% of West Oak Cliff’s 11,554 
total units are protected to be 
affordable

• These 46 units comprise 0.16% of 
Dallas’ 28,005 dedicated 
protected units

* Data derived from Dallas Housing Department Data (2021)
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

• LIHTC Housing
• Set-aside units managed by Housing Dept.
• Dallas Housing Authority
• Mixed-Income Developments via TIF, Tax 

Abatements

• “Up-zone” areas to allow for more density
• Allow missing middle housing types in certain 

areas to increase housing type/choice
• Expedited review for projects dedicating 

affordable units
• Provide incentives in zoning that make 

development in certain zoning areas easier 
(such as bonuses for more height, density, etc)
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

• LIHTC Housing
• Set-aside units managed by Housing Dept.
• Dallas Housing Authority
• Mixed-Income Developments via TIF, Tax 

Abatements

• “Up-zone” areas to allow for more density
• Allow missing middle housing types in certain 

areas to increase housing type/choice
• Expedited review for projects dedicating 

affordable units
• Provide incentives in zoning that make 

development in certain zoning areas easier 
(such as bonuses for more height, density, etc)

• Programs to help families to become 
homeowners, such as access to low-
interest loans, down-payment assistance, 
etc. 



2

2 22

W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

• LIHTC Housing
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

• LIHTC Housing
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Affordable housing
W E S T  O A K  C L I F F  A R E A  P L A N N I N G

The only effective solution to implement real change is to employ strategies 
on both the “offensive and defensive side of the ball”

• Why?
• If we only focus on creating new supply (new market rate units AND dedicated 

“set-aside” affordable units), then there will be no protections for existing 
homeowners. Property taxes will continue to go up, forcing people to spend more 
on existing housing. This will force many to sell and/or will lead to spending income 
on taxes/mortgage and not repairs/upkeep. This will result in lower-quality housing 
stock, resulting in outside investors flipping and/or tearing down existing homes to 
create new housing stock which will be $450K+ in value.

• If we only focus on protecting existing homeowners, then market demand will 
continue to increase due to no new supply. This will further escalate land values, 
increasing property taxes and reinforcing the existing problem, while offering no 
housing alternatives for existing or new residents. When new multifamily is 
constructed in and around West Oak Cliff, it will be priced at $2000+ per unit/ 
month due to high land values. 

• **City-initiated protections for existing homeowners can help slow but not stop 
increasing taxes. The area plan cannot freeze property taxes for the area. 

What does 
this mean 

in west oak 
cliff?
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So What does new supply 
[“offense”] look like?

W E S T  O A K  C L I F F  A R E A  P L A N N I N G
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Prices per unit for new housing
W E S T  O A K  C L I F F  A R E A  P L A N N I N G

Single-Family House
2000+ sf

$450,000+
$2500+/month

*Assumptions: 
1. Land Value= $60,000+ per lot
2. Construction Costs= $170+ sf
3. Overhead Costs= $25,000+

Accessory Dwelling Unit
500 +/- sf

$100,000 + 
$700+/month

Duplex
1600 +/- sf
$350,000 +

$1,900+/month 

Triplex/ Quadplex
1000 +/- sf
$200,000 +

$1,200+/month 

Cottage Homes
1000 +/- sf
$220,000 +

$1,200+/month 
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Prices per unit for new housing
W E S T  O A K  C L I F F  A R E A  P L A N N I N G

*Assumptions: 
1. Land Value= $60,000+ per lot
2. Construction Costs= $170 - $225+ sf depending on product type
3. Overhead Costs= $25,000+

Market-Rate Apartment
1000 +/- sf (2-BR)

$2,000+/month 

80% AMI Apartment
1000 +/- sf (2-BR)

$1,350/month 

Townhouse
1600 +/- sf
$325,000+ 

$1,800 / month
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Examples of missing middle housing in dallas
W E S T  O A K  C L I F F  A R E A  P L A N N I N G

OAK LAWN

PEAKS ADDITION

KINGS HIGHWAY

NORTH CLIFF SUNSET HILL
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Examples of mixed-income housing in dallas
W E S T  O A K  C L I F F  A R E A  P L A N N I N G
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Possible multifamily mixed-use redevelopment sites
W E S T  O A K  C L I F F  A R E A  P L A N N I N G

•

•

•

•

•
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TIF District? Neighborhood Empowerment Zone?
W E S T  O A K  C L I F F  A R E A  P L A N N I N G

•

•

•

•

•

•

•



3

2 32

Potential recommendations

W E S T  O A K  C L I F F  A R E A  P L A N N I N G
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“offense” draft recommendations
W E S T  O A K  C L I F F  A R E A  P L A N N I N G
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“DEfense” draft recommendations
W E S T  O A K  C L I F F  A R E A  P L A N N I N G
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discussion

W E S T  O A K  C L I F F  A R E A  P L A N N I N G
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: inclusive community development + quality of life
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: inclusive community development + quality of life
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: inclusive community development + quality of life

•

•

•

•

•
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: inclusive community development + quality of life
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

What types of cultural/arts programming would the 
community like to see in west oak cliff?

• "makers day" where we can provide opportunities for local and regional 

artists, cooks, bakers, chefs, crafters, and makers to sell goods

• Live performance (music and dance)

• Open sourced/ grassroots

• Satellite partnerships with the Oak Cliff Cultural Center & expansion of 

the center that serves all of Oak Cliff
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: inclusive community development + quality of life
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: inclusive community development + quality of life

•

•

•

•

•

•

•

•
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: inclusive community development + quality of life
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: inclusive community development + quality of life
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: inclusive community development + quality of life

•

•

•

•

•

•



46

WEST OAK CLIFF AREA PLAN

TRANSPORTATION +  INFRASTRUCTURE
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: transportation + infrastructure
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

proposed bike network

On-Street Facility

Off-Street 

Facility/ Existing

Trails
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

New sidewalks + sidewalk repair
• Repairs to S Vernon Avenue between 

Clarendon and W Illinois Ave

• Repairs W Illinois Ave between Cockrell Hill 

Rd and Westmoreland

• Installation of sidewalk on S Vernon Avenue 

between Clarendon and Illinois

• Installation of sidewalk on Burlington from 

Hampton to Tyler

• Installation of sidewalk on Wright Street from 

Hampton to Edgefield (see 3.a)

• Installation of sidewalk on Jefferson between 

Plymouth and Westmoreland

• Hampton from Wright to Illinois

• Illinois between S. Franklin and Rugged Dr

• Hollywood between Elmwood Blvd and Illinois

• Hampton Road between West Davis and 

Wright

• Coombs Creek Drive between Clarendon and 

Jefferson

• Pierce Street between W 12th and Stockard

Junior High School

• Clarendon between Chalmers and Hampton

• Nolte between Montclair and Clarendon

• Lebanon between Edgefield and Tyler

• Tyler between Vernon and Illinois
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

Action Items: transportation + infrastructure
• Edgefield/Clarendon

• Polk/ Page/12th

• Downtown Elmwood

• Schooldell/Irwindell/ 

Westmoreland

• North Cliff 

Neighborhood Center

• Clarendon/Ravinia

• West Davis

• Hampton/Clarendon

• Westmoreland Heights 

Village
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

Action Items: transportation + infrastructure
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: transportation + infrastructure
• Additional traffic signals on Edgefield seems unnecessary. "B" (tree plantings) seems great.

• For (a), can it (sidewalk improvements on Hampton) go all the way to Wright St instead of Brandon?

• Suggest closing median openings where possible. There are too many openings along Hampton that only serve a 
limited number of homes. Access points into/through these neighborhoods should kept to a minimum. The 
median openings enable this unwanted traffic through our neighborhoods. 

• I would also suggest modifying Clarendon on the Thoroughfare plan down to a 2 lane roadway that expands to 
have dedicated left turns at the larger intersections.

• Great ideas--need to let residents know these options! (if we decide on them!)

• Add:Traffic Calming, lighted cross walks and/or traffic lights at intersections on Vernon Ave. between Illinois Ave 
and Clarendon - specifically Monssen/Elmdale Pl and Vernon Ave.

• Boyd street sidewalks to Illinois Ave.

• Closing the access to Tyler St. at the Vernon Split for traffic calming and to create walkability to Tyler Station.

• A trail path on Coombs Creek, spanning from Jefferson Blvd to Clarendon. Maybe some Speed bumps by Martin 
Weiss on Clarendon to deter speeding.
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: transportation + infrastructure
• Why aren’t there any [bike lanes] on Jefferson Blvd? Cockrell Hill added bike lanes on Jefferson both ways, and 

heading towards oakcliff, they end off Gilpin Ave. Bikes ride through OC from CH along Jefferson and I think it 

would be beneficial to add bike lanes down Jefferson.

• Ravinia busy street and path to 3 schools.  – Traffic calming needed. 

• Superior  (between Emmett and Falls) need sidewalks, bike lanes and traffic calming needed for speeders. 

Emmett to Falls dr. - no sidewalks curbs or gutters

• Pierce @ Clarendon long stretch very close to Arturo Salazar Elementary To Falls:  No sidewalk curbs or 

gutters 

• Wright starting @ Ravinia to Hampton -No sidewalks along Stockard Middle School. Could be used for walking, 

biking, or access to train.

• Improvements needed near Martin Weiss recreation Center, including crosswalk with stripping and blinking light 

for pedestrian crossing to park at following: W. Clarendon 3300 and 1100 block of Martindell and W. Clarendon 

at 1000 Combs Creek 

• Sidewalks needed on Shasta between Emmett and Falls
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: transportation + infrastructure
Highest rated sidewalk priorities (total score): 

1. Clarendon between Chalmers and Hampton (4)
2. Nolte between Montclair and Clarendon (4)
3. Lebanon between Edgefield and Tyler (3.83)
4. Hampton between West Davis and Wright (3.83)
5. Tyler between Vernon and Illinois (3.6)
6. Pierce between W 12th and Stockard Junior High (3.33)
7. Coombs Creek Between Clarendon and Jefferson (2.8)

Highest rated public realm/design enhancement priorities (total score): 

1. Downtown Elmwood (4.67)
2. Hampton (between Brandon and 12th) (4.33)
3. Schooldell/Irwindell/Westmoreland (3.67)
4. Falls/Searcy (3.5)
5. Pierce/Catherine (3.33)
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WEST OAK CLIFF AREA PLAN

LAND USE +  DEVELOPMENT
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

Draft Future land use map
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: land use + development
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: land use + development
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: land use + development
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: land use + development
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W E S T  O A K  C L I F F  A R E A  P L A N N I N G  T A S K F O R C E

objectives: land use + development
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WEST OAK CLIFF AREA PLAN

NEXT STEPS



Area plan
West oak cliff

• Monday, January 24th
OR
• Monday, January 31st

We will work through final 
recommendations and finalize focus 
area recommendations

Goal: Have draft recommendations 
ready to be vetted by the public in 
February

Next taskforce meeting



Area plan
West oak cliff

• IN-PERSON: Saturday, February 5th, 2022 
• VIRTUAL: Monday, February 7th, 2022

• Will present rough draft of West Oak Cliff Area Plan and recommendations

• Will provide residents, neighborhood associations, and stakeholders  60 
days to provide input. (Input will be due April 5th)

• Input can be provided online and in-person 

• Staff is happy to set up individual meetings as needed

• Once comments and input is received, the rough draft will be updated.

• The Final draft will then begin the briefing process to City Plan Commission

Upcoming community meetings

TENTATIVE



West oak cliff area plan

http://www.nike.com/

