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Assistant Director of Development Services
Town of Addison

Principal/Studio Director
Gensler

Principal/Design Director
Gensler

Senior Master Planner/Urban Designer
Gensler

TONIGHT’S PRESENTERS
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Preview

Next Steps & Adjourn (All)

Meeting Begins: Introduction

Summary: Scope, Schedule & Progress (Pobiner)

Discussion: Project Goals (Pobiner)

Discussion: Draft Development Plan (Hand & Conway)

TONIGHT’S AGENDA

Discussion: Implementation Strategies (Pobiner)
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STUDY AREA

 Defined by:

‒ Belt Line Road (to the north)
‒ Inwood Road (to the east)
‒ Beltway Drive (to the west)
‒ City Limit (to the south)

 Approx. 59.4 acres

 Essentially 100% developed

 29 parcels

 24 owners

 Addison’s southern gateway
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PROJECT SCOPE

TASK 2.2

Alt. Dev.
Scenarios

Phase 2
Summary

TASK 2.1

Charrette #1:
Visioning

(25 Aug 2016)

TASK 2.3

Charrette #2:
Alt. Scenarios

(08 Sep 2016)
completed

 

TASK 3.1

Draft 
Development 

Plan

TASK 3.4

Revise with 
Staff

TASK 3.6

Prepare
Final

Products

FINAL
REPORT

TASK 3.2

Community
Meeting #2

06 Oct 2016

TASK 3.3

Revisions to 
Draft Plan

TASK 3.5

Present to 
Council

Fall 2016 07 Oct 2016 17 Oct 2016 Fall 2016

TASK 1.1

Project
Kickoff

Phase 1
Summary

TASK 1.3

Base Map
& Data

TASK 1.2

Review  of 
Prior Studies

TASK 1.4

Data
Analysis

TASK 1.7

Opportunities
& Constraints

TASK 1.5

Condition 
Analysis

TASK 1.8

Market 
Analysis

TASK 1.6

Site Area
Tour

TASK 1.9

Community 
Meeting #1

(17 Aug 2016)
completed




(project began 
06 July 2016)
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DRAFT GOALS

T-1 Make Inwood Road safer, especially for northbound left-turn movements.

T-2 Improve east/west access connectivity.

T-3 Improve pedestrian linkages, sidewalks, and walkability.

T-4 Allow on-street parking along Beltwood Parkway and Beltway Drive.

T-5 Allow shared parking as appropriate.

T-6 Incentivize denser development through the provision of publicly-funded parking facilities (surface 
lots and/or structures).

Agree Disagree

ED-1 Improve financial revenue to Town through encouragement of new and diverse development.

ED-2 Promote redevelopment of vacant and underused parcels.

ED-3 Consider new forms of zoning to encourage economic investment and greater density.

ED-4 Consider publicly-funded catalyst projects as a means to encourage new development.

ED-5 Encourage adaptive reuse of existing buildings as appropriate.

Agree Disagree
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DRAFT GOALS

UD-1 Make the Study Area safe and attractive.

UD-2 Provide a unique and diverse collection of uses.

UD-3 Promote human-scale development.

UD-4 Create a memorable and brandable district/neighborhood.

Agree Disagree

OS-1 Salvage mature trees.

OS-2 Create green spaces.

OS-3 Create a system of pathways that connect to public spaces and private developments.

OS-4 Provide sidewalks and associated amenities (landscaping, street lighting, etc.) throughout the 
Study Area.

Agree Disagree
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PLAN EVOLUTION

#2 – Adaptive Reuse #3 – Districts #4 – Grand#1 – Baseline

Draft plans for information and discussion purposes.
They are subject to revision and modification before being presented to the Town of Addison for consideration of approval.
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Draft plans for information and discussion purposes.

They are subject to revision and modification before being presented to the Town of Addison for consideration of approval.

Scenario #1: Civic Square
Option A

Scenario #1: Civic Square
Option B

Scenario #2: Village

PLAN EVOLUTION
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CHARACTER DISTRICTS

Draft plans for 
information and 

discussion purposes. 
They are subject to 

revision and 
modification
before being

presented to the 
Town of Addison for 

consideration of 
approval.

 Districts apply only within the Study Area

 District boundaries generally follows parcel lines 
(and City limits)

 Allows for organic and evolutionary growth of 
the Study Area

 District edges can be flexible based on how an 
implementing ordinance is written:

‒ Example: allow a Minor Modification if a boundary 
moves no more than 20%

 Districts are walkable within and between each 
other

 Allow for a variety of architectural styles and 
materials which are complementary between 
Districts

 Coordinate design elements including 
pedestrian linkages, street furniture, 
landscaping, signage, etc.
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CHARACTER DISTRICTS

Land Uses:
 Dining/Retail

 Office

 Hotel

Character:
 Builds on the success of restaurant development along Belt 

Line Road

 Over time, existing buildings may transition from mostly 1 
story to 2-to-4 floors (governed by Airport height 
restrictions)

 Mixed-Use buildings could have street-level Dining/Retail 
with upper-level Office

 Recommends Shared Parking between compatible uses to 
encourage a Park-and-Walk environment

 Surface parking may transition to parking garages as density 
increases

Draft plans for 
information and 

discussion purposes. 
They are subject to 

revision and 
modification
before being

presented to the 
Town of Addison for 

consideration of 
approval.
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CHARACTER DISTRICTS

Draft plans for 
information and 

discussion purposes. 
They are subject to 

revision and 
modification
before being

presented to the 
Town of Addison for 

consideration of 
approval.

Land Uses:
 Office/Flex

 Medical Office/Retail

 Retail

 Mixed-Use (vertical and horizontal)

Character:
 Builds on existing pattern of Office development

 Existing buildings may transition to 2-to-6 floors

 Designate portions of Beltway Road East Beltwood Parkway 
for on-street parking

 Allow some Retail to stretch down Beltwood

 Recommends Shared Parking between compatible uses to 
encourage a Park-and-Walk environment

 Surface parking may transition to parking garages as density 
increases
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CHARACTER DISTRICTS

Draft plans for 
information and 

discussion purposes. 
They are subject to 

revision and 
modification
before being

presented to the 
Town of Addison for 

consideration of 
approval.

Land Uses:
 Destination Dining & Retail

 Mixed-Use (vertical and horizontal)

 Hotel

 Office

Character:
 Office, Dining/Retail, and Hotel in a walkable area

 Existing buildings may transition from mostly 1 story to 2-to-
4 floors (governed by Airport height restrictions)

 Improve pedestrian access along and across Inwood

 Room to add some channelized left-turn lanes on NB Inwood

 Recommends Shared Parking between compatible uses to 
encourage a Park-and-Walk environment

 Surface parking may transition to parking garages as density 
increases
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CHARACTER DISTRICTS

Draft plans for 
information and 

discussion purposes. 
They are subject to 

revision and 
modification
before being

presented to the 
Town of Addison for 

consideration of 
approval.

Land Uses:
 Office/Industrial

 Medical Office/Retail

 Hotel

Character:
 Serves as the Southern Gateway into Addison

 Possible unique gateway lighting and signage

 Existing buildings may transition from mostly 1 story to 
multi-level (6 floor maximum)

 When appropriate, existing industrial buildings could be 
redeveloped as large-floorplate uses for multi-tenant Office, 
Professional Services, and other compatible uses

 Improve pedestrian access along and across Inwood

 Surface parking may transition to parking garages as density 
increases
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DRAFT PLAN

Draft plans for 
information and 

discussion purposes. 
They are subject to 

revision and 
modification
before being

presented to the 
Town of Addison for 

consideration of 
approval.
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DRAFT PLAN

Draft plans for 
information and 

discussion purposes. 
They are subject to 

revision and 
modification
before being

presented to the 
Town of Addison for 

consideration of 
approval.
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DRAFT PLAN

Draft plans for 
information and 

discussion purposes. 
They are subject to 

revision and 
modification
before being

presented to the 
Town of Addison for 

consideration of 
approval.



22

DRAFT PLAN

Draft plans for 
information and 

discussion purposes. 
They are subject to 

revision and 
modification
before being

presented to the 
Town of Addison for 

consideration of 
approval.
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DRAFT PLAN

Draft plans for 
information and 

discussion purposes. 
They are subject to 

revision and 
modification
before being

presented to the 
Town of Addison for 

consideration of 
approval.
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DRAFT PLAN

Draft plans for 
information and 

discussion purposes. 
They are subject to 

revision and 
modification
before being

presented to the 
Town of Addison for 

consideration of 
approval.
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DRAFT PLAN
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IMPLEMENTATION – ZONING

Planned Development (PD) District:

 Proven zoning approach (used throughout Addison)

 Allows for development flexibility

 Creates a distinctive look for an area through the use of 
District-specific design guidelines

 Does not discourage existing uses

 Market-driven development changes without rezoning

Existing PD Districts in Addison

Other options include:
 Overlay District – new guidelines on top of existing zoning

 Form-Based Coding (FBC) – prioritizes appearance over use

 Standard Zoning – current conditions
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IMPLEMENTATION – FINANCE

Tax Increment Finance/TIF District
(Tax Increment Reinvestment Zone/TIRZ):

 Based on existing property tax (does not create a new tax)

 Requires revenues to be spent in a defined District

 Successful experience with TIF/TIRZ in Texas

 Typically generates significant revenue over a long period

Typical TIF Revenue Calculation

Other options include:
 Capital Improvement Program (CIP) – general-revenue based

 Special Improvement District (SID) – assessment-based

 Public/Private Partnership (P3) – works best with a single master developer

 Tax Abatement – encourages private reinvestment but decreases tax revenue

 Texas Enterprise Fund (TEF) – used mostly to attract new employers from out-of-state

 Grant Programs – competitive with other communities
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1) 07-15 Oct 2016:
 Revise as needed

2) Week of 17 Oct 2016:
 Review with staff

3) Fall 2016:
 Present to Town Council for review and consideration;
 Revise (if needed) and prepare final document; and,
 Final deliverables shortly thereafter

DISCUSSION & NEXT STEPS
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