
Pepper Square Redevelopment

Working Group Meeting No. 2 – January 22, 2024



Site

2Site Location



3Pepper Square – New Phasing

PARK A

PHASE 1

PHASE P

PHASE N



4Pepper Square – 5-story Phase 1 Option– View from Alexis Dr



5Pepper Square – 7-story All Phases Option– View from Alexis Dr



6Pepper Square – 5-story Phase 1 Option – View from Preston Rd



7Pepper Square – 7-story All Phase Option – View from Preston Rd



8Pepper Square – 5-story Phase 1 Option – Preston/Beltline View



9Pepper Square – 7-story All Phases Option – Preston/Beltline View



10Pepper Square – 5-story Phase 1 Option – Beltline View



11Pepper Square – 7-story All Phases Option – Beltline View



12Pepper Square – 7-story All Phases Option – Beltline View



13Pepper Square – 7-story All Phases Option – Beltline View



14Pepper Square – 5-story Phase 1 Option – Beltline Aerial View



15Pepper Square – 7-story All Phases Option – Beltline Aerial View



16Pepper Square – 5-story Phase 1 Option – Aerial View



17Pepper Square – 7-story All Phases Option –Aerial View





Estimated Phasing Timeline

• Phase 1 (approximately 2026)
• 350 multifamily units (Mid-rise)
• High-Turnover (Sit-Down 

Restaurant) (7,000 sf)
• Public Park (90,000 sf) 

• Phase P (approximately 2028)
• 750 multifamily units (High-

Rise/Condos)
• High-Turnover (Sit-Down 

Restaurant) (20,000 sf)
• Retail/Shopping Center (20,000 sf)
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• Phase N (approximately 2033)
• 450 multifamily units (7-story or High-

Rise)
• High-Turnover (Sit-Down Restaurant) 

(10,000 sf)
• Retail/Shopping Center (10,000 sf)

• Totals
• 1,550 multifamily units (full build-out)
• High-Turnover (Sit-Down Restaurant) 

+ Retail/Shopping Center (67,000 sf)



Why Rezone?

• Revitalize aging (significantly vacant) shopping center
• Walkable mixed-use destination for residents and surrounding community
• Large 90,000 SF publicly accessible park
• Curated mix of high-quality restaurants 
• Opportunity for pedestrian/trail connectivity to White Rock Creek Trail and Kiowa 

Parkway
• Add value to property and surrounding area
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Zonda Market Study

• Analyzed project viability and market 
conditions

• Addison/North Dallas submarket has high 
occupancy rates: 94.6% occupancy rate in 
Q4 2022

• Average effective rent of $2,089/month
• Target renter segment is 33 years old 

earning an average household income of 
$117,953
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Kimley Horn Traffic Analysis

• Existing conditions 
• 20,000 vehicular trips per day

• Entitled buildout (under CR zoning) 
• 41,772 vehicular trips per day

• Proposed mixed use development 
• 9,559 vehicular trips per day
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Next Steps

• City Plan Commission – TBD (Fall 2023)

• City Council – TBD (Early 2024)

• Project webpage: 

https://masterplantexas.com/peppersquare/
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Overall Shared Themes

• High-Quality Mixed-Use Project
• Ample open space
• Traffic solutions
• Outdoor dining options
• Redevelopment to increase viability of site and 

surrounding area

24



Vision Statement

"Our vision is to breathe life into a new Pepper Square, transforming it into a 
vibrant, sustainable, and inclusive mixed-use community that enhances the quality 
of life for all residents, customers, and visitors. We aim to create a harmonious 
blend of luxury apartments and condos, fine dining, curated shopping experiences, 
office spaces, hospitality, and recreational areas, all designed to respect the unique 
character and scale of our neighborhood.”
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Traffic Impact Analysis (TIA)

• Traffic study analyzed full build-out conditions with relation to existing 

access points to Pepper Square and surrounding major intersections

• Required traffic-related improvements

• Signalized intersection of Berry Trail and Belt Line Road

• Right-turn deceleration for northbound traffic at Preston Road and Belt 

Line Village
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Community SWOT Analysis – 5/17/22



Community Visual Preference Survey – 5/24/22



Community Visual Preference Survey – 5/24/22



Community Charette Themes – 5/24/22



Mixed Use Zoning Districts
Mixed Use Zoning District Maximum Height Maximum Density Maximum Floor Area Ratio 

and Lot Coverage

MU-1 120 feet (nine stories) 25 units/acre 1.1 FAR / 80%

MU-2 180 feet (14 stories) 100 units/acre 2.25 FAR / 80%

MU-3  * 270 feet (20 stories) No maximum 4.5 FAR / 80%

Retail Zoning Districts
Residential Maximum Height Maximum Density Maximum FAR

NS(A) - Neighborhood Service 35 feet N/A .5 FAR/ 40%

CR – Community Retail  * 54 feet N/A .75 FAR / 60%

RR – Regional Retail 70 feet N/A 1.5 FAR / 80%

https://dallascityhall.com/departments/sustainabledevelopment/planning/Pages/zoning-districts.aspx

Base Zoning District Comparison



Preston Road Corridor Study

• Project Kick-off/Open House (June 2023)
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Rebekah Gongora

North Central Texas Council of Governments

Transportation Department

Public Involvement and Government Relations

rgongora@nctcog.org | 682-433-0477

www.nctcog.org

We want to hear from you!
Provide your comments on our 

online mapping tool.
Map Your Experience:  
www.nctcog.org/mye 


