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Presentation Overview

Today: Reintroduction and ZOAC Feedback



1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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Presentation Overview
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Background 

Study Background

1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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Intended as Graph Coffee, Elmwood
(D Magazine)

Intended boutique hotel and 
restaurant, Bishop Arts

(Dallas Morning News)

Background 
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

Presenter Notes
Presentation Notes
[RIGHT] Property owners planning a boutique hotel in the Bishop Arts District had to establish a PD (PD 1019), create a new land use, and define new parking regs for this property alone. (Building ended up burning and being demolished.)[LEFT] Graph Coffee in Elmwood was denied a parking variance on August 16, 2022 because “the physical character of this property is such that a literal enforcement of the provisions … would NOT result in unnecessary hardship to this applicant.” (BDA 212-031)

https://www.dmagazine.com/frontburner/2023/02/this-dallas-coffee-shop-wants-to-build-community-the-city-wanted-it-to-build-parking-spaces/
https://www.dallasnews.com/news/2019/08/30/how-many-parking-spaces-are-enough-dallas-council-member-wants-to-overhaul-antiquated-city-code/


Background

Request from Councilmember 
Chad West – 8/28/19
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Initiated by the City Plan 
Commission – 10/3/2019

1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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Background
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

Presenter Notes
Presentation Notes
Commercial land uses tend to have parking stall per square footage ratios.Residential land uses tend to have parking stall per dwelling unit or per bedroom ratios.Also: stalls per stalls for stables; stalls per gallons of capacity for sewage treatment plants.This is usual across American cities.
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Background
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A



• Exceptions for tree 
preservation, bicycle 
parking, appeals to BDA, 
etc.

• Delta credits – historic 
exemption
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Background
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

Presenter Notes
Presentation Notes
Any new development must provide these, unless…Staff time calculating, tracking , REcalculating, and enforcing these is outsized compared to the rest of our development review activities
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Background
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

25 ZOAC meetings from March 2020 – August 2021

3/5/2020
Introduction

11/5/2020
Case Studies

2/25/2021
Ratios & Regulations

5/19/2021
Public Meeting

8/26/2021
Transportation Demand Management

6/18/2020
Current regulations

11/19/2020
Review Public Input

3/11/2021
Parking Management

5/20/2021
Public Meeting

Fall of 2021
Testing of Redbird Mall*

7/9/2020
PD regulations

12/3/2020
Review Public Input

4/1/2021
Scenario Testing

6/3/2021
Discussion of Public Forum

8/6/2020
Peer City Review

1/21/2021
Parking Framework

4/15/2021
Management Mechanisms

6/17/2021
Design Standards

9/3/2020
Studies, BDA, City Plans

2/4/2021
Parking Ratios

4/22/2021
Q&A with Dr. Eric Johnson

7/15/2021
Design Standards

10/15/2020
Public Input

2/18/2021
Ratios & Regulations

5/6/2021
Additional Scenario Testing

8/12/2021
Design Standards

https://dallascityhall.com/departments/pnv/Pages/parking-archive-timeline.aspx

*Testing of Redbird Mall was not brought back to ZOAC.

https://dallascityhall.com/departments/pnv/Pages/parking-archive-timeline.aspx
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Background
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

2021 Framework
• Reduced parking minimums for low-density residential plus a 

buffer; no minimums elsewhere; exceptions included;
• Transportation Demand Management;
• Design Standards;
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Background

2021 Framework – revised parking minimums
• Revised parking mandates only 

for R, D, and TH districts plus a 
buffer around them (~330 feet);

• Exemptions:
• Age (built prior to June 26, 1967)

• Historic or cultural landmarks

• Size of non-residential (< 5,000 
square feet)

1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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Background

2021 Framework – TDM
• Intended to reduce single-

occupant vehicle trips;
• Required for larger development 

projects (by dwelling units or 
square footage);

• Select a number of prepared 
strategies to reach a point target.
• Ex. Additional pedestrian 

improvements, transit subsidy, etc.

1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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Background

2021 Framework – Design Standards
• Intended to improve the 

pedestrian experience and 
mitigate the environmental 
impact of parking lots.

“In all multi-modal trips, the user
at some point is a pedestrian…”
- Dallas Sidewalk Master Plan

1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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Background

Redbird Mall Framework Testing
• 237 fewer parking spaces;

• Design and TDM strategies 
implemented:

• Bioretention facilities;

• native plants;

• EV charging stations;

• transit stop improvements and info;

• delivery and loading management;

• bike storage and new bike path; 
etc.

1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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Parking and City Plans
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

Parking and Council-Adopted City Plans
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Parking and City Plans
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

Presenter Notes
Presentation Notes
A note on the chicken or the eggness of the situation.Right now we’re in a land use and transportation system. The parts are interdependent.We build our cities around our transportation options and we choose our transportation options around how we’ve built our city.If our plans identify a change that’s needed to our current system, there is no comprehensive, all-at-once way to do this. There’s not enough money to fix all the sidewalks at once or provides high frequency bus service to all areas of Dallas at the same time. So, we’re talking about parking right now, making a code amendment that at its greatest impact will simply allow more opportunity for a slow maturity into the City we’ve envisioned Dallas to be.We’re not talking about removing the roads, removing all the cars, turning into New York or even Amsterdam, or penalizing driving.We’re talking about designing our city so that those of us who don’t need cars have other options, which will remove us from the road and allow the parents with kids, the elderly, and those with mobility impairments to drive a less congested street.
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Parking and City Plans
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

2021 UCLA study showing the causal relationship between having 
parking and owning and using vehicles.
(https://people.ucsc.edu/~jwest1/articles/MillardBall_West_Rezaei_Desai_SFBMR_UrbanStudies.pdf)

2015 Transportation Research Board study showing the causal relationship between 
having parking and owning and using vehicles.

(https://www.bloomberg.com/news/articles/2016-01-12/study-the-strongest-evidence-yet-that-abudant-parking-causes-more-driving
https://ssti.us/wp-content/uploads/sites/1303/2016/01/TRB_2016_Parking_causality_TRB_compendium.pdf)

Guidepost: Parking causes more driving.

Presenter Notes
Presentation Notes
Central tenet: parking causes more driving.When we talk about parking, we’re talking about driving.Not just a byproduct; it is a producing condition.We can assume this with common sense – when something is easy and convenient, we’ll do more of it.But its causal relationship is also beginning to be shown empirically as much as causality can be shown in modern science.

https://www.bloomberg.com/news/articles/2016-01-12/study-the-strongest-evidence-yet-that-abudant-parking-causes-more-driving
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Parking and City Plans
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

Guidepost: Poorly designed parking is unsafe, 
unhealthy, and ugly.

Intersection of South Polk Street and Camp Wisdom Road – beautiful neighborhood within walking distance of neighborhood shops, except that the neighborhood shops are 
isolated from the residents they serve within vast, hot parking lots, set apart by numerous dangerous curb cuts, and accessed by sidewalks next to a six-lane road.

Presenter Notes
Presentation Notes
This is South Polk and Camp Wisdom. Delightful green neighborhood, high “walk appeal”, all of life’s necessities only a short trip away. This is basically a mixed use neighborhood, except that we’ve isolated all of the destinations in a molten lava parking lot at this intersection, away from the resident’s they should be serving. When we’re in this landscape, we just want to make our purchase and leave.Get out of the heat. Away from the cars. Even the closest residents on the coolest day will get in their cars to go to a restaurant or nail salon here.This makes no one fall in love with Dallas. (Geography of Nowhere by James Howard Kunstler)And this is not a necessity. This is not an inevitability. We designed this and we can design differently.
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Parking and City Plans
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

Presenter Notes
Presentation Notes
Most of these plans discuss walkability so I won’t focus on that. I will focus for a second on the plans that specifically discuss automobile dependency.
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Parking and City Plans
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

CECAP
Reduce vehicle miles

“Dallas County fails to meet federal air quality standards for 
ground level ozone… [T]his is a direct result of internal 
combustion engines, especially gasoline and diesel burning 
engines. Air quality will therefore worsen as temperature rises if 
overall vehicle miles continue to increase.”

“Solutions are aimed at shifting the dominant commuting mode 
away from single-occupancy, gasoline-powered vehicles. These 
actions have high potential to reduce overall emissions, reduce 
rush hour congestion, and improve air quality. Improving access 
to jobs through changes to land use and transit-oriented 
development reduces the need to commute long distances and 
enhances quality of life.”
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Parking and City Plans
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

“Growth over the past several decades has strained the City’s 
existing transportation network to its breaking point, resulting in 
increasing congestion, longer travel times, and safety risks for all 
involved. … Connect Dallas represents a major shift from the 
auto-centric traditional model to a multimodal, strategic model of 
planning.”

The transportation vision “promotes compact growth and transit-
oriented development”

…AND…
“emphasizes more development around transit stops and on 
vacant or underutilized land in already developed areas. In 
general, there would be a greater intensity and mix of land uses.”

Connect Dallas
Reduce vehicle modal share
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Parking and City Plans
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

Connect Dallas
Reduce vehicle modal share

“…compact growth and transit-oriented development…”
“…In general, there would be a greater intensity and mix of land uses.”

Mockingbird Station East conceptual drawing Live Oak and Skillman – two HF bus routes

Tyler and Twelfth – four HF and LF bus routes Single-family and four-family homes (Goodwin Ave)
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Parking and City Plans
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

DART 2045
Shift to high ridership model

“The new bus network is designed to spend a greater share of the budget 
on high-ridership services, to make the network more useful to a larger 
number of people.”

Presenter Notes
Presentation Notes
DART is prioritizing areas with high ridership demand, so those of us in single-family neighborhoods waiting for a bus or rail to come through before supporting a new direction in land use and transportation may be waiting in vain. 
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Parking and City Plans
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

Connect Dallas
Reduce vehicle modal share

“…vacant or underutilized land in already developed areas…”

Big box store parking lot built for unused peak demand. Lost opportunity for new homes.

Competition for space in infill development.Urban heat island effect in full force.
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Parking and City Plans
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

“Smart growth and development foster walkable and accessible communities
that are attractive to live, work and play. This could lead to stronger 
communities, an increase in property value, tourism and firm recruitment and 
retention … [w]hile at the same time conserving energy and reducing commuter 
costs. ... By concentrating on building more livable communities, Dallas will be 
able to reduce its reliance on the already congested highways and take 
advantage of city living at its best.”

“Decrease reliance on single-rider automobile trips by 30%”
…AND…

• “Decrease greenhouse gas emissions by 15% annually with greater emphasis 
on creating walkable communities and transit-oriented development.”

• “Foster the creation of homegrown business at the neighborhood level.”
• “Increase transportation mobility aligned with land use direction in support 

of transit-oriented development.”
• “Foster walkable communities through zoning, land use, design and the 

integration of transportation planning with housing and redevelopment 
activities.”

ED Policy
Reduce vehicle trips

Presenter Notes
Presentation Notes
This isn’t just about walking, biking, and transit.This is about a better driving experience by reducing congestion and making our destinations more appealing and enjoyable.Nothing in here points to detached single-family homes as good for the economy.“Foster the creation of homegrown business at the neighborhood level.” – needs expendable dollars nearby – (Urban Village TOD)



27

Parking and City Plans
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

Housing
Pursues more 
homes; parking 
blocks homes.

Sidewalks
Prioritizes high-use 
areas for investment; 
parking and 
separation of uses 
lowers sidewalk 
usage.

Bike
Prioritizes short 
connections between 
heavy trip generators 
– mixed-use 
neighborhoods.

Land Use
Pursues desirable 
and efficient land 
use; parking 
encourages 
undesirable and 
inefficient land use.

Curb Mgmt
Targets on-street 
parking impacts of 
our land use and 
transportation 
systems.
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Parking and City Plans
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

Sidebar:
Taxable value for parking-oriented design
vs. transit- and walking-oriented design.



Use of finite land for Taxes:
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Study Premises and City Plans
1. Study Background
2. Study Premises and City Plans
3. Staff Proposal
4. Timeline
5. ZOAC Feedback

Presenter Notes
Presentation Notes
Auto-oriented design brings in much less tax revenue than transit- and ped-oriented design.



Use of finite land for Taxes:
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Study Premises and City Plans
1. Study Background
2. Study Premises and City Plans
3. Staff Proposal
4. Timeline
5. ZOAC Feedback

Presenter Notes
Presentation Notes
Auto-oriented design brings in much less tax revenue than transit- and ped-oriented design.$622k X 12.5 acres is about $7.8 million in taxes$3.2 million X 12.5 acres would be about $40 million in taxes
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Reduced vs. User-Oriented

Reduced vs. User-Oriented
1. Study Background
2. Parking and City Plans
3. Reduced vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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Reduced vs. User-Oriented
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

2021 Framework – revised parking minimums
• Revised parking mandates only 

for R, D, and TH districts plus a 
buffer around them (~330 feet);

• Exemptions:
• Age (built prior to June 26, 1967)

• Historic or cultural landmarks

• Size of non-residential (< 5,000 
square feet)

Presenter Notes
Presentation Notes
In 2021 we left off with a framework including TDMP, Design standards, and revised parking minimums. TDMP and design standards are still being considered and refined.If we accept that parking is  actually a barrier to the direction we’ve agreed on in our City plans, the next question in addressing this barrier: how far to role it back?Practically the entire second year of the study was spent minutely tweaking geographies, counting parking spaces, considering individual intersections and imagining human behavior based on a conceptual framework. The levers we were pulling weren’t really producing quantifiable, measurable change; it is similar best guesses by city planners that produced our current parking minimums in the first place.



33

Reduced vs. User-Oriented
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

Partial reduction
• Low and short-term impact
• Limited geography
• Will require future parking code 

amendments as city grows
• Channels benefits to areas already 

supporting multi-modal mobility.
• Bifurcates the city into “urban” and 

auto-dependent without transition.

User-oriented
• Slow but consistent impact
• Long-term code amendment
• Disperses impact sustainably, 

gently, and organically as cultural 
preferences and built form evolves

• DOT Curb Management Policy 
offers tools to manage right-of-way 
challenges

Presenter Notes
Presentation Notes
Staff considers full removal the moderate tool in our tool belt compared to taking steps like imposing parking maximums that will truly limit the amount of vehicle trips that are directly or indirectly caused by parking minimums.Not just removing complex codes and time-consuming bureaucracy, but removing government from artificially subsidizing a development pattern that our City has identified as undesirable.
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FAQ

FAQ
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

Presenter Notes
Presentation Notes
We are all on the same side. Any step that we take will be a step in the right direction.It’s tough to project out from year 2023 because we’ve never been here before, we’ve never been in the year 2040 before…
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FAQ

We’re all in this together.

FAQ
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

Presenter Notes
Presentation Notes
We are all on the same side. Any step that we take will be a step in the right direction.It’s tough to project out from year 2023 because we’ve never been here before, we’ve never been in the year 2040 before…
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“The report estimates that DFW’s population could be
as high as 33.9 million by the year 2100, making it the
largest metropolis in the country ahead of estimates
for other Texas cities including Houston and Austin
and even massive metropolitan areas like New York,
Atlanta, and Los Angeles.”

FAQ
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

Presenter Notes
Presentation Notes
…or the year 2100.We’re not trying to be New York City or Tokyo or anything else. We’re trying to be better than those cities by making very smart, very moderate investments in the City right now.https://www.dallasobserver.com/arts/dallas-fort-worth-could-become-americas-most-populated-metropolis-by-the-end-of-the-century-17010334#:~:text=The%20report%20estimates%20that%20DFW's,York%2C%20Atlanta%20and%20Los%20Angeles.
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 I need to drive to carry kids around or because I have mobility 
impairments that prevent me from using other forms of transportation. 
How am I supported?
• Reforms like this allow those who can get off the road to choose other 

transportation options, which leaves you with a less congested driving 
experience.

• ADA requirements for accessible parking exist in our building code, 
so those with mobility issues will still be provided for under the law.

• Resulting change from this amendment will be slow. Most of us will 
likely not see an impact to our driving environment.

FAQ
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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 Even if I want to use other transportation options, my life is based around 
driving for the foreseeable future.
• Because we’re not proposing maximums, your usual destinations will 

still provide as much parking as they want to provide. 
• Change from this will be slow – on the scale of generations – giving 

us time to adjust if and when we see fit. 
• DOT’s Curb Management Policy offers appropriate tools and options 

for ensuring open parking spaces in the more compact areas that we 
visit.

FAQ
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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 I live on a low-density block right next to a popular commercial corridor 
where parking minimums act as barrier to growth along that corridor and 
limits vehicles parked along the curb in front of my house.
• The appropriateness of land uses can be targeted with land use 

regulations and amendments.
• DOT’s Curb Management Policy offers the best tools to manage 

curbside parking and maintain a quality public right-of-way for 
everyone as mixed use neighborhoods like this see housing and 
economic maturity according to adopted City plans.

FAQ
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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 We’re not New York City and I like it this way.
• Dallas is evolving to the beat of its own drum. The goal is not for us to 

be carbon copies of New York City or any other city – it’s to create the 
safest, healthiest, most sustainable, most beautiful, most equitable, 
and most prosperous Dallas for ourselves and for our children that we 
can.

FAQ
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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 This will be a disaster. Developers will build with no parking at all, and 
my quiet block will be overrun with strangers’ cars.
• Developers face immense pressure from lenders, commercial 

tenants, and residential tenants to build plenty of parking. Getting the 
government’s one-size-fits-all, “best guess regulations” out of the way 
frees up businesses and residents to decide what’s right for them 
uniquely.

• DOT’s Curb Management Policy is designed to strategically handle 
an outlier situation where the spillover parking onto public curb space 
truly constitutes a public problem.

FAQ
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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Feedback & Timeline

Feedback and Timeline
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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Feedback from listening sessions polling 
exercises – “How do you identify?”

Feedback and Timeline
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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Feedback from listening sessions polling 
exercises – “What transportation mode do you 
prefer?”

Feedback and Timeline
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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Feedback from listening sessions polling 
exercises – “What are you interested in?”

Feedback and Timeline
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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Feedback from listening sessions comments 
and chat
 Let’s remove minimums altogether.
 This will be a disaster.
 We should implement maximums.
 Might work for downtown but not my neighborhood.
 Finally coming into the 21st century.
 I want or need to drive and this will make my life harder.
 From a developer: I will still provide parking. Careful with TDM.

Feedback and Timeline
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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Timeline
1. Today: ZOAC feedback.
2. Staff: refine TDM with developer and DOT input; complete redlines and 

report; pursue interdepartmental review, including the Office of Equity 
and Inclusion; continue engagement.

3. Bring report to ZOAC in around two months. Determine ZOAC’s 
recommendation for CPC.

4. CPC in the fall; form CPC recommendation to City Council
5. City Council by end of 2023/early 2024

Feedback and Timeline
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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ZOAC Q&A

ZOAC Q&A
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A
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ZOAC Feedback
1. Study Background
2. Parking and City Plans
3. Reduction vs. User-Oriented
4. FAQ
5. ZOAC Q&A

 What concerns should we address in the report we bring 
back to ZOAC?

 What would you like more data on?

Questions for consideration:

Presenter Notes
Presentation Notes
Remind ZOAC: scope is off-street parking minimums, off-street loading, design requirements, and other things (TDM) pertaining to land use requirements.



Michael Wade, Senior Planner
Planning & Urban Design

City of Dallas

Off-Street Parking & 
Loading Code 

Amendment
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Committee (ZOAC)
August 15, 2023
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