040781

25508

0z SEX ° 2170 ) asnydessep UMOLIAIEM | . £01.90 WO *
O e ohechuy ‘poampon ; S s w__uom% Ipjeseg S vk

Moday jeuyy

kO;m&m_Q‘mem< SVIIVa

NN NN
XXX XN NN

X XXX X XXX RN

V_4
TH O ¥ XX KX XXX N XX XX
P . B | -
TF X X X X X ¥ ¥ X X ¥ ¥ X X ¥ y
K < . | ._ .
¥ ¥ ¥ X X X ¥ X X X X -¥X ¥ ¥
¥O¥ ¥ X x ¥ ¥ X ¥ ¥ ¥ x ~
® o | @



040781

EXHIBIT 145A
PAGE 2 OF 109

25508

i

86
88
L8
Y8
z8
z8

8L
8¢
8L

k{2
1L
89
LS
(A9
[49

SUOT3IRIIPTISUO) Bursva]
SUOTIPPUIMIOIIY IJudwoIevusy
adusuazuler 20vdg uadp

sjuamaacaduy acedg uadg jo Suyseyyq
JJsWIISH 380D UOTIONIIBUO) LxpurWITIA]

uonejudruajdusy

sauyjaping adoyaauy Burpying
82UITIPINY IOTAISIQ FOo Lavwmng

saupping judwdoganaq /ulisaqg

81BIIUIJ04 Bursnol

w108y o1a3091%

BurumeaBoag s3jay

wel%013 JIPISY PUR IDTAIAS POOI PIPUIWMODOIY
w31y £q Bursipueydasy

wesfosd sMy ‘pejay ‘adiAsg pooy

01
01

uoI3eINOIT) pue Juryxeq

8108y 21239919 By

=0uuovw 392235 339001 [EOTdL]
UoYIIIAF IOPIIA0) IdUBIIUY [EO1dL]
UoIIOAG 3IIIIIS BAOT4 TBO1dL]
wca>m&

uo13dixdsaq ueyd

uejd uisag ueqan

Bur3y317

Surjueryg

sng puB JTSUBIL

RI0MIIN ITSUBIL PUE UBTIIBBPIAG
saydroutrag Buistpueyosaay
uoI3IB2TUR3daQ STIBWIYY

s3decuoy asp pueq

s)dasuo) apim—usia

83731unlz0ddg 39yreK [IBISY pur 8d1a33§ POOY
dgd 9y 03 suoxIddUUC)

aanjonajiseajuy 3uraassurdug

J1suea], pue Surjaed ‘speoy

Bur3laes

X3u0) ufisag ueqin

3daduo) jo juomdoiaaaq :punoaBiyoeg
:cmwu:—uc._uc_

Areunung aannoaxy

S)uluo) J0o 3Jjqel






V40781

EXHIBIT 145A
PAGE 4 OF 109

25508

. ww ciou e 2w - - ey T L e 2 ow e w e

Dallas Arts District
Urban Design Plan

‘Dallas, Texas

Submitted to
Dr. Philip O’Bryan Montgomery

Arts District Coordinator

Dallas Arts District Consortium
and

The City of Dallas

Prepared by
Sasaki Associates, Inc.

64 Pleasant Street
Watertown, Massachugsetts 02172

Planning/Architecture/Landscape’ Architecture
Urban Design/Civil Engineering/Environmental Services

Halcyon Ltd.
55 High Street
Rartford, Connecticut 06103

Commercial Concepts

Lockwood, Andrews & Newnam, Inc.
2710 North Stemmons Freeway

Suite 306

Dallas, Texas 75207

Civil Engineering

August 1982



10781

U

[

2550 8

EXHIBIT 145A
PAGE 5 OF 109

ity e R e e a D . «

Executive Summary

This summary presents a synopsis of the plan
for the Dallas Arts District, which is detailed
in this report.

Objectives

The formation of the Dallas Arts District
Consortium comprised of district property
owners, arts groups, and other interested
parties, signalled the first coordinated
efforts to advance the concept of an "arts
district" for Dallas. The consortium wishes
the district to reflect a multinational
atmosphere, and contain mixed uses--arts
facilities, office, retail and residential
spaces, and cultural eveats--and feature Flora
Street as a physical and visual link within the
district.

Algso requested have been outdoor/indoor spaces
of sufficient size and versatility to
accommodate various arts groups, integrating
them as much as possible with the streetscape.
Provigion of a human scale pedestrian
environment through use of planting, street
furniture, building heights and setbacks, and
facade design is seen as essential.

Planning Process

The plan for the Dallas Arts Distriet has been
formulated in response to the Dallas Arts
District Consortium objectives, and is the
result of a participatory planning/design
process. At crucial decision-making points in
the formulation of the plan, the Consultant
Team held workshop sessions and review meetings

with the consortium and other interested
parties to build a comsensus for, and
understanding of, the plan.

Urban Design Context

As one of six major land-use districts in down-
town Dallas, the Dallas Arts District
repregents redevelopment of a significant
portion of downtown. The district is a
17~block area in the northeast section of
Dallas, bounded by the Woodall Rodgers Freeway,
Roes Street, and St. Paul Street. The
relationship of the Dallas Arts District to the
rest of downtown is illustrated in the Dallas
Arts District location Map, which follows.

Growth and expansion in downtown Dallas is
occurring primarily on a northeast/southwest
axis, indicating that eventually most of the
district will be surrounded by high-rise
development. This extension of a more dense
urban fabric will integrate the Dallas Arts
District physically and visually into the area
perceived as “downtown."

Traffic and circulation issues have been
resolved in initial planning stages to provide
a suitable transportation framework. The need
for parking spaces is estimated at 10,000 to
12,000, which will be distributed in garages
throughout the district.

The plan provides for the accomnodation of
transit bus stops, as well as a possible
underground station at Pearl Street for a
proposed light rail transit sys:em.
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-Service/vehicular access as well as driveways
should be prohibited from Flora Street. An
extension of public transit service will be
necessary to serve the increased employment
densities associated with new development in
the district.

Plan for the Dallas Arts District

The design plan is based on district-wide
design and land-use concepts, which include the
creation of a green, vmaoonnwnnnonmn=nom
macﬂnosaoan. and the provision of a mncnnsonw<o
visual image for the district.

The Flora Street urban design plan is a
physical development scenario that utilizes the
street as the major pedestrian corridor and
unifying element for the various uses within
the Dallas Arta District. The right-of-way
includes two moving traffic lanes (one in each
direction), two drop~off lanes, and 30' wide
sidewalks. Distinctive paving patterns
distinguish the three zones, and bollards
separate vehicular and pedestrian traffic.
Closure of Flora Street for special events or
on weekends and at noontime would extend this
pedestrian orientation.

Flora Street is lined with triple rows of trees.
Beuches, kiosks, and sidewalk cafes are located
in the pedestrian area beneath the trees.
Illuminated bollards, up—and-down lighting of
trees, and illumination of special features and
landmark building facades create the desired
ambiance while ensuring pedestrian safety.

. W e

v . ane LR U [OREEN . . L el ;e e e

Three zones, "Museum Crossing,” "Coucert
Lights," and "Fountain Plaza," each associated
with major attractions in the district, provide
a point of referemce and space for art,
cultural, and entertainment activities.

Museum Crossing is the area associated with the
Museum of Art and the Harwood/Flora intersection
reflects the Museum’s presence by echoing the
canopy trees, circular fountain, and bollards

at its entry.

Concert Lights is the area related to the
Concert Hall, "the Arbor," and the section of
Flora Street up to the Fairmount intersection.
the Arbor, a park at Flora Street on the
Santurio de Guadalupe site, features a lawm,
water garden, and rows of trees, and with
Crockett Street (which is tree-lined), provides
a formal entry for the Concert Hall. The
Electric Agora, an electronic information
board, is part of an arcade that runs along the
periphery of The Arbor along Flora Street.

The Electric Agora presents a range of display
devices, from backlit photos and posters and a
message signband to state-of-the-art video
technology introducing events and participatory
activitities.

With unique capabilities, the Electric Agora
holds opportunities for corporate and public
support of components such as The Event
Horizon, Dallas Adventurer, World-wide Cities
Spotlight, The World Board, In Texas Now: The
Opinion Poll, immediate interactive
communication, and artistic display.



040781

25508

A LTy

P W

. ’ w s . o .. " ..|.\ - ntl..u.l . .
Y o Yo i Bl
17 f L- - AN

-~ et - — A
e
-~

1] :
D 1
&1
.-

EXHIBIT 145A
PAGE 7 QF 109 :

ANIS
\\.\.@ i} MM\\V\\Q T
. J .VO@ S 3 U mm“.\..& aom. @ !
3 A - 7 u. F O, o .
R N/ LN //\C.,.\
. .o, \.\.\ % \...\n ..n ..-.“ A Y .

b T
( N ) 7 y LA

/ it . ..l....... \.o ..rMnWVQ

W TE TR e s

Dallas Arts District
V&J Location Map

-d
0 500 1000 2000




040781

25508

’
E
v

EXHIBIT 145A
PAGE 8 OF 109

é

Fountain Plaza forms the terminus for the
Dallas Arts District at the Flora/Routh
intersection and includes the area south of

~ Fairmount Street. A large fountain, remini-
. 'scent of Crand Army Plaza Fountain in New York,

is the focal point of the area, with a
horseshoe of trees and a single vehicular lane

rwnmmzmsm the perimeter of the site.

" "Additional aspects of the plan have been
formulated to reinforce the district's

pedestrian orientation. Many of the new
developments feature through-building
connections and/or arcades to facilitate
weather-protected pedestrian movement, and two
of the planned buildings will connect to the
proposed extensions of the pedestrian skywalk
system. A below-grade concourse at the .
intersection of Pearl and Flora Streets, as
recommended in a study by De Shazo, et al.,
Traffic Engineers, will enable pedestrians to
cross the street without confronting traffic
and could serve as a transit stop in a future
transit system.

Market and Program

The Dallas Central Business District shows
unprecedented office development. Northward
expansion suggests in excess of 2.8 million
square feet for the Dallas Arts District site
through 1986, with one or two hotels, a new
facility for the Dallas Museum of Art and a new
Dallas Concert Hall.

From years 1987 ~ 2000 the addition of close to
10 million square feet of office space, a third
hotel, and possible residential development has
been projected. Current development projects
occur independently on the Flora Street spine.

@

i S o ot

v Apanes

Major retail frontage and presence should be on
Flora Street. Mutual intrests would suggest an
integrated development plan with projects
directly across Flora Street, to advance a
compatible, actively integrated streetscape.

A 152 - 20% commercial arts and related uses
allocation (is recommended) in the retail
program.

The site is an appropriate setting for retail
and food service growth, based on area
population increases, real growth in income
levels, and continued influx of downtown
employment. Demand projections for food
service and retail follow:

Food Service 1986 58,000 sf
1987-2000 149,000 sf

207,000 sf

Retail 1986 55,000 sf
1987-2000 239,000 sf

294,000 of

The Consultant Team has established the
potential for a specialty center, focused on
the arts and anchored by a mini-department
store and craft collection.

An entertainment complex presents opera,
legitimate theatre, dance and chamber music
performances, as well as "cineplex" theatres
for film showings.

A second or third visual arts facility would
enhance the concentration of artistic
activities, incorporating D-Art, the Craft
Guild of Dallas, or the Dallas County

i A e s ) oy
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Historical Society. By location and
integration, they become adjuncts to commercial
deve lopment. ’

The Dallas Arts District offers the physical
frame and amenities for residential
development. Proposed are living spaces for
arts~-in-residence and studios for the
teacher/instructor. Strategies incorporating
the City of Dallas, area financial
institutions, and private development entities
ghould be considered.

The Dallas Arts District can capitalize on a
growing downtown renaissance. New urban market
segments can be created with targeted marketing
and retailing with clear identity, well
designed physical frame and features, critical
mass and directed merchandising. Zoning by
retail use, maximizing the advantage of Flora
Street frontage, and incorporating
destinational uses, together with cohesive
design criteria and integrated promotion,
projects a clearly defined public image and
increases the district's drawing power.

The retailing of art requires a special
approach. 1In addition to “one-of-a-kind"
merchandise and personal service, retailers
must feature popular art forms including
crafts, small-scale art pieces, prints,
posters, photography and quality reproductions
of original work.

Incorporating local artistic talent recognizes
the Dallas Art District's goal of community
outreach and takes advantage of a special
opportunity in Dallas for creating new
retailing concepts. Art appreciation is

P . - e e SR e ke Ciew e as

spreading in popularity from individual
collectors to corporate sponsors and from the
sophisticated to the uninitiated.

Design Guidelines

To ensure that the Dallas Arts District retains
its pedestrian orientation, and that the
development occuring over time maintains a
sensitivity to an arts district theme, design
and development guidelines have been formulated.

The development guidelines address building
heights and setbacks, and present standards
which should be adopted for part of the formal
building review process. Design guidelines are
presented to assist developers and designers
with choices in building materials, facade
treatments, entry and streetscape treatments.

Open Space Improvement Costs

Public improvement costs for the Dallas Arts
District have been divided into three areas
representing the major categories of
recommended improvements:

Flora Street and Special Features $18, 768,300

Eotry Corridors (Trees, lighting

and graphics) 1,909,400

Perimeter Streets (Trees only) 350,600
$21, 028,300

Because the estimates are based on the
conceptual design, they are preliminary and
must be confirmed or revised as more detailed
design progresses. Detailed estimates, which
are in 1982 prices, are presented in the final
report.
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Phasing of Open Space Improvements

Improvements to Flora Street and cross streets
should coincide with adjacent development of
private parcels and cultural facilities. Each
phase can occur independently, although
realization of the Dallas Arts District plan is
dependent upon completion of all phases.

Phase 1 includes improvements to Harwood
Street, which provides access to the Museum of
Art. Phase 1l completes the construction of
Flora Street from the Museum parcel. Phase II1
improvements extend from Pearl Street to
Fairmount Street and would occur with the
construction of the Concert Hagll and parking
garage around 1986. Phase IV completes the
Flora Street improvements to Routh Street,
including Fountain Plaza.

Open Space Maintenance

The ongoing success of the Dallas Arts District
will be dependent in part on high quality,
efficient maintenance of the public open
spaces. The anticipated need for maintenance
in the district surpasses the capacities of
existing manpower and resources, so alternative
methods and a secure long term funding source
are essential.

Delineation of responsibilities for maintenance
and security should be made by the district
management organization, following a detailed
maintenance plan. Estimates of maintenance
costs should include both repair and regularly
scheduled functions.

@’

Management Recommendations

A concerted marketing and public relations
effort will reinforce a cohesive district
identity, amplifying the arts focus of a
broad-based commercial program. This effort
must first establish goals and objectives,
undert ake market vesearch, develop activities
and uses for public areas, and evaluate
advertising possibilities.

A Dallas Arts District governing authority,
including representatives of developers,
owners, art institutions and retail
associations, should charter a management
organization to establish a public relations
philosophy, promote merchandising activities,
develop cooperative programs with other urban
"neighborhoods" and institute an ongoing
publicity program with regional and national
focus. Although this report should not
preclude the further consideration of
management options, the Consultant Team
recommends a management contract approach. The
Dallas Arts District governing authority should
be empowered to hire an outside professional
team. Budget and fee are then raised by
individual "memberships" or "shares" assessed
by governing authority participants

themselves. Initial staff efforts through the
year 1986 require three to four persons, two on
a part-time basis, and a beginning annual
budget of $350,000.

As part of its promotional and public relations
tasks, the typical management team oversees
public space programming: scheduling events,
solicitation activities and gponsorship,
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maintaining an inventory of available spaces
and use procedures, serving as the ally of
local arts and performing entities.

Public space programming also serves to improve
media recognition and coverage, increase
commercial activity, and contribute to the
success of a new arts and entertainment focus
in the City of Dallas.

Leasing Strategy

The commercial leasing team should be gkilled
in the language of the restaurateur and
shopkeeper. A merchandising plan, which
reflects market voids and addresses the
.public's needs and desires, establighes leasing
goals and aids in pre-marketing to prospective
merchants. The leasing team should understand
the synergistic benefits to specific use
adjacencies, and responsibily guide prospects
to the right decision,

This process may involve assistance with the
tenants internal financing and operational
congiderations to prove the viability of the
location and financial soundness of the lease,
Tenant allowance and other forms of developer/
owner participation such as loans and
syndication, are useful tools for attracting
the most desirable tenants and filling key
locations. Often this initial investment in
construction of the store will yield higher
rents and more successful tenants in the
long-term.

o
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maintaining an inventory of available spaces
and use procedures, serving as the ally of
local arts and performing entities.

Public space programming also serves to improve
media recognition and coverage, increase
commercial activity, and contribute to the
success of a new arts and entertainment focus
in the City of Dallas.

Leasing Strategy

The commercial leasing team should be skilled
in the language of the restaurateur and
shopkeeper. A merchandising plan, which
reflects market voids and addresses the

public's needs and desires, establishes leasing

goals and aids in pre-marketing to prospective
merchants. The leasing team should understand
the synergistic benefits to specific use
adjacencies, and respongibily guide prospects
to the right decision.

This process may involve asgistance with the
tenants internal financing and operational
congiderations to prove the viability of the
location and financial soundness of the lease,
Tenant allowance and other forms of developer/
owner participation such as loans and
syadication, are useful tools for attracting
the most desirable tenants and filling key
locations. Often this initial investment in
construction of the store will yield higher
rents and more guccessful tenants in the
long-term.

[N
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development. The existing water mains will
need to be enlarged to ensure adequate pressure
and volume for witer usage and fire protection
within the district,

2 Sanitary Sewer System - The existing
sanitary sewer system is not adequate for any
proposed development within the district.
Larger diameter sewer lines must be installed
to replace the existing system. A new trunk
main outfall is also required to intercept the
wastevater and transport flow out of the area.

3 Storm Water Sewer - For the most part, storm
water sewer trunk lines appear adequate in the
district. Supplemental storm sewers may be
necessary by adding a 42~inch relief system in
Pearl Street and a 39-inch relief system in
Leonard Street. Possible construction
constraints are located at the intersection of
Pearl Street and Flora Street and in the
nrorthwest gection of the district. 1In these
areas, existing storm water gewers may be
required to be relocated for construction of an
.underground pedestrian walkway and underground
parking garage.

4 Dallas Power and Light - Existing service to
the district area is by overhead power lines,

A new system of underground power conduit will
be required to serve future development.
Possible conatruction constraints may develop
when existing streets are abandoned. Existing
underground conduit passes through the district
for downtown service. When a street is
abandoned, DPSL retains easement rights until g
new route for the conduit is provided, and the
developer pays for relocation costs.

15

5 Southwestern Bell Telephone - Development in
the Dallas Arts District will require a major
telephone conduit undertaking. Service to the
district area will require extensive conduit
reinforcement under Ross Avenue. Conduit will
thea branch off from the Ross Avenue conduit to
provide the required telephone service in the
district,

6 Lone Star Gas ~ The existing gas system is
inadequate for any development in the district
area and requires a major system reinforcement
with larger diameter feeder lines. 1In the
event Crockett Street is asbandoned from Flora
Street to Woodall Rodgers Freeway, the
Tegulator station at Crockett Street and Flora
Street must be relocated,

7 Cable Television - Cable television conduit
in the district area does not exist except for
one line currently being installed to service
the museum. Cable television conduit has been
installed by using existing DP4L duct and
manholes. No future development is plamned for
the area at this time.

This preliminary analysis recommends that a
master study of all utilities be conducted for
the Dallas Arts District area. A master study
will locate all existing utilities and
determine the required sizes and alignment of
all future utilities. Routing of all existing
and future pipelines and conduit should be
analyzed to coordinate with proposed under—
ground parking garages for the district.
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10 Strive to create a human scale in the
district through the use of landscaping, water
displays, sculpture and street furniture,
setbacks, plazas, and building siting and
facade design.

11 Create distinct edges for the district
(i.e., Ross Ave.) yet allow for distinctive
gateways and entries into the districts.

12 Assure that building siting and site
planning is sensitive to micro-climatic
conditions, especially the impact of the sun,
shadows, and wind.

13 Encourage designs that enable the arts to
utilize space outside of the buildings as well
as indoors. The arts should be as much a part
of the streetscape as possible and mix with the
ugers and other activities.

In conjunction with the workshop sessions, the
Consultant Team made pregentations to the
Dallas Institute of Humanities and Culture,
city staff, the Park and Recreation Board, and
the City Plan Commission as well as a public
presentation held at the Dallas Museum of Art.
These presentations provided a forum for
progress reports and input from these groups
and individuals. In addition, twenty-nine
Dallas cultural organizations responded to an
Arts District questionnaire prepared by Karen
Erxleben of the Dallas Department of Health and
Human Services. ’

11
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Urban Design Context

Planning for the Dallas Arts District has and
will continue to occur within.the stated
objectives for the district, yei within the
framework of existing. vswwnnnu conditions/con-
onnnnanw. The following section examines
uonnnzm. roads, parking, and transit;
m:wwzwonwsm infrastructure, connections to the

CBD, and food service and retail market

opportunities to comprise a framevork of
:wwcoswz from which all planning must proceed.

mmz.sm

The um-~u Arts vuunn~nn aoavupumu,o:o of six
major land-use districts in Dallas, and
therefore represents redevelopment of a
significant portion of the downtown area. The
Core contains most of the CBD's high-rise
office buildings, shops, and hotels. Other
districts are West End, Civic oosnou. wmsspos.
and Famer's Market.

As. 0m um:cmng 1, 1982, the CBD had 28.0 million
square feet of public and private office space,
2.0 million square feet of retail space, ten
hotels with 4700 rooms, and a-252-unit
apacrtment vcmﬁuﬁnm.n Co

1 . prafe report, The CBD Concept Plan, City
of Dallas, January 1982.

.o . -
. . - - -

12
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The site of the Dallas Arts District currently
.includes a mixture of land uses that fall below
the development density of the CBD core area.
Existing ugses include the Dallas Museum of Art
{under construction), Lone Star Cadillac
dealership, Belo Mansion (home of the Dallas
Legal Education Society), the Arts Magnet
School, the Cathedral Santurio de Guadalupe,
and numerous at-grade parking lots. The Flora
Street right-of-way is three lanes, with one
lane for moving traffic.

Roads, Parking and Transit

Traffic and circulation patterns will form a
framework for development in the district which
must be considered early in the planning
process. The following recommendations are
based on the Final Report, "Dallas Arts
District Parking Garage Feasibility Study"
(DeShazo, Starek and Tang, Inc., and
Consultants, June, 1982), which presents
options for roads, parking, and transit in the
Dallas Arts District.

Projected need for parking spaces is 10,000 to
12,000, distributed in garages throughout the
district. Options for service loading include:
(1) individual loading facilities with on-site
access; (2) combined loading facilities with
shared gaccess between adjacent developments;
and (3) construction of a below grade service
spine, which is the option recommended by
DeShazo et al. However, implementation of this
last option is seen as unlikely, due to a number
of constraints, including the required depth of
planting beds for trees along Flora Street,

13

Flora Street should be free of driveways, and
adjacent tracts of land should share vehicular .
access.

The projected employment density makes a high
level of transit service essential. The CBD
route structure of the Dallas Transit Service
should be extensively modified to serve the
district, and the Hop—a-Bus program extended
into the digtrict. A below grade station to
accommodate the selected future transit system
is planned beneath Pearl between Flora and Ross,

DeShazo et al. estimate 330 taxi trips per day
generated by activity during peak times.
Accommodation of taxi queuing should occur off
Flora Street whenever possible, associated with
major entries to hotels and cultural
facilities. During off-peak hours, queuing
could occur on low volume cross streets.

Engineering Infrastructure

A preliminary snalysis was conducted on the
existing utilities in the Dallas Arts District
area. The seven major utilities in this area
that require special consideration are
presented in the existing Utilities Map., A
detailed investigation is necessary, before any
development is initiated, to determine exact
depth and location of each utility. The
following utilities are listed with a general
description and anticipated constraints to the
Dallas Arts District development:

1 Water System ~ The current water system is
adequate for the existing development in the
district., However, significant improve-
ments must be made for the anticipated future
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deve lopment. The existing water mains will
need to be enlarpzed to ensure adequate pressure
and volume for witer usage and fire protection
within the district,

2 Sanitary Sewer System - The existing
sanitary sewer system is not adequate for any
proposed development within the district.
Larger diameter sewer lines must be installed
to replace the existing system. A new trunk
main outfall is also required to intercept the
wastewater and transport flow out of the area.

3 Storm Water Sewer - For the most part, storm
water sewer trunk lines appear adequate in the
district. Supplemental storm sewers may be
necessary by adding a 42~inch relief system in
Pearl Street and a 39-inch relief system in
Leonard Street. Possible construction
constraints are located at the intersection of
Pearl Street and Flora Street and in the
northwest section of the district, In these
areas, exigting storm water sewers may be
required to be relocated for construction of an
.underground pedestrian walkway and underground
parking garage.

4 Dallas Power and Light - Existing service to
the district area is by overhead power lines.

A new system of underground power conduit will
be required to serve future development.
Possible construction constraints may develop
when existing streets are abandoned. Existing
underground conduit passes through the district
for downtown service. When a street is
abandoned, DP&L retains easement rights until a
new route for the conduit is provided, and the
developer pays for relocation costs.

15

5 Southwestern Bell Telephone - Development in

the Dallas Arts District will require a major .
telephone conduit undertaking. Service to the

district area will require extensive conduit N
reinforcement under Ross Avenue. Conduit will

then branch off from the Ross Avenue conduit to

provide the required telephone service in the

district,

6 Lone Star Gas ~ The existing gas system is
inadequate for any development in the district
area and requires a major system reinforcement
with larger diameter feeder lines. In the
event Crockett Street is abandoned from Flora
Street to Woodall Rodgers Freeway, the
regulator station at Crockett Street and Flora
Street must be relocated.

7 Cable Televigion ~ Cable television conduit
in the district area does not exist except for
one line currently being installed to service
the museum. Cable television conduit has been
installed by using existing DP&L duct and
manholes, No future development is planned for
the area at this time.

This preliminary analysis recommends that a
master study of all utilities be conducted for
the Dallas Arts District area. A master study
will locate all existing utilities and
determine the required sizes and alignment of
all future utilities. Routing of all existing
and future pipelines and conduit should be
analyzed to coordinate with proposed under—
ground parking garages for the district,
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Connections to the CBD

Development of the Dallas Arts District will be
complemented and enhanced by concomitant growth
in downtown Dallas.

A 1982 study by the City of Dallas indicated
that as of January 1982, 11 new office
buildings containing 9.3 million square feet
were under constructiom, and six buildings with
1.0 million square feet were being renovated
for offices. Millions of square feet of
additional office space were in various stages
of planning as were two hotels, several
residential projects, and a major retail
center. Public building projects included the
Dallas Museum of Art, the new Central Research
Library, the Majestic Theater renovation,
additions to the Convention Center and Fammer's
Market, and plans for the new Concert Hall,

Prior CBD plans noted that the Core tended to
expand along a northeast/southwest axis.
Currently, the Core is expanding most rapidly
at its northeast end. 1In fact, the district
will soon be surrounded by high-rise

deve lopment. Northward development pressures
are such that the areas north of Woodall
Rodgers Freeway and Oak Lawn are experiencing
significant commercial development. To a
lesser extent, the Core is also expanding to
the east, south, southwest, and northwest.Z

The continuing development of the Core in this
northeast direction will create a more closely
knit urban fabric, carrying the densities from
the Core to other downtown areas. The exten—
sion of this density will help diminish the
perception of geographically separate

17
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"districts” in downtown, encouraging pedestrian
movement through the downtown on a greater
scale than currently exists. This movement of
people, as well as the increased numbers of
workers associated with the new development,
will be a source of vitality for the district,
as the district will provide vitality to the
rest of the downtown areea.

The proposed pedestrian skywalk system will
reinforce the connections between the district
and the Core by providing weather protected
pedestrian access to the Crow and Lone Star
properties. Vehicles using the Woodall Rodgers
Freeway entrance ramps near Routh and Pearl
Street, and exit ramps at Olive Street, will be
driving through the district, affording it high
vigibility and a direct link to the rest of
dowatown.

Food Service and Retail Market
Opportunities

Market development in the Dallas Arts District
will occur in the context of existing market
considerations in the Dallas area. The
following section presents an examination of
current market factors in Dallas, as well as
projected food service and retail market
demand generated within the district.

The Dallas Arts District and
Dallas Central Business District Growth

Dallas office development is proceeding at
rates of record growth, with over 3.3 million
square feet of added comstruction for
completion in 1982 in the Central Business
District. The Central Business District will

2 prafe report, The CBD Concept Plam, City of
Dallas, January 1982,

' ' :
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continue to foster a high proportion of Dallas
office development, with over 4.5 million
square feet in 1983 and over 10 million square
feet of major projects planned or aanounced
but not yet into construction.

The designated Dallas Arts District can
anticipate a number of benefits in this
unprecedented growth. Current building has
exteaded the CBD core northward, so that the
district, at the new boundary of development,
is an inducement to coatiaued northward
expansion,

Projected development potentials for the site
just exceed 2.8 million square feet of offices
through 1986, one, posaibly two hotels, a new
facility for the Dallas Museum of Art
scheduled to open in 1983, and an anticipated
Concert Hall. The economic climate aad local
office absorption rates, in coajunction with
the planned Concert Hall, are determinate
factors in the Dallas Arte District
development forecast. Radical slowing in
office absorption could also stall up to .7
million square feet or 25% in office
development and both hotels through 1986.

Planned development for the district through
1987-2000 includes 10 million square feet of
office space, a third hotel, and the
possibility of residential developument;
(Average FAR of 8:1 for full site.) A
conservative forecast would cut 402 from the
planned components, or an uarealized 4 million
square feet from anticipated office development.
(Average FAR of 4.8:1 for full site).

e . .

In addition to the new arts and cultural
facilities, the Dallas Arts District is home
to the Arts Magnet High School, Cathedral
Santurio de Guadalupe and St. Paul Methodist
Church, the Belo Mansion home of the Dallas’
Legal Education Center, and miscellaneous
ownership interests, Within the new urban-
context of foreseeable CBD expansion, these
organizations will be fundamental to a ’
diversity in community interests and
activities. Included within goals for the
Dallas Arts District are residential
componeats totaling at least 650 units, an
untested but achievable goal in the special
district setting of workplace, cultural
opportunity, retail services and convenience,
carefully landscaped environment and active
night-life with prospects for dining, .
entertainment, and hotel trade.

Food Service and Retail

On the whole, Dallas offers a growth market.
Population projections range from increases of
2X to 4% a year, with concomitant increases in
office employment, including FIRES (Finance, -
Insurance, Real Estate, Services) employment.
Dgllas City Planning estimates the CBD to
capture 30X of this increased workiag ,
population. SMSA Dallas income levels are in
the top quarter of the nation's metropolitan
areas, with & real growth in income levels |
based on shifts into professional employment.

Current growth in food service, excepting fast -
food, has been lower than national averages,
which may have a historical basis in fewer '
eating/drinking establishments in regiouns with'
“dry" regulations. The Restaurant Growth - .~

18
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Index of Restavrant Business cites a high
level of restaurant dining activity, a strong
40-45% above national average, but view
existing operations as capable of absorbing
15% greater volume,

Food Service Demand

Total food service dewand is based primarily
on the lunch time food service requirements of
the anticipated office populations (detailed
projections in Appendix).

Food Service
Market Segments

1986 1987-2000

Office Population 792 822
Vigitors 9% 9%
Hotels 62 5%
Cultural/Arts Facilities 6% k4
Residential — 1Z

The -following tables represent the potential
"capture rate" of existing, under construction
and projected office towers within a three
block (Primary area) to four block (Secondary
area) walk from the Dallas Arts District.
Conservative capture rates are used, depending
on site visibility, distance from the site.
The Dallas Arts District's success in drawing
from surrounding office buildings will depend
on how food service operations meet the market
demands in decor, price points, menu, service
(fast food or business lunch), and quality of
food.

21

A strong demand forecast is both an asset aad

an obligation. An undersized investment in .
food service and convenience facilities would

not fulfill the district's full poteatial

within the marketplace. Should the market's

needs be met, the commercial operators and the

developer prosper in the following ways:

® The full destinational impact will support
the public identity associated with the
individual office complex and the Dallas Arts
District as a whole.

® Exploit a significant capture of the
market's disposable income, fully
complementing existing food service by filling
voids in the curreat market area,

® Variety in menu, price, decor and
entertainment will activate the area as an
updated alternative to the standard food
service operations in downtown Dallas.

Food Service Categories

Within the overail development context of the
district and its Trade Area, the Consultant
Team projects a total of 58,000 square feet of
food service facilities for 1986, with an
additional 149,000 square feet for 1987-2000,
and a grand total of 207,000 square feet,
Based on prefereace profiles, these facilities
should be programmed in the following
categories and percentages:

® Fast Food: 34 g combination of individual,
strategically placed facilities and themed,
international food fair type operations, able
to handle large volumes of traffic with a
limited time for lunch.

’ . "
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