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Background
City Plan Commission authorized a public hearing on 9/5/2019 to consider amending
Chapters 51 and 51A of the Dallas Development Code for off-street parking and
loading requirements not limited to:
• hotel, restaurant, multifamily, and alcoholic beverage establishment uses,
and transit-oriented development.
ZOAC briefings held:
• 3.05.2020 - City of Dallas Parking Code Amendment Outline
• 6.18.2020 - City of Dallas Current Parking Regulations
• 7.09.2020 - City of Dallas Planned Development Districts
• 8.06.2020 - Index Cities and Other Cities Research
• 9.03.2020 - Local and National Parking Studies + Board of Adjustment Parking
Reductions + Citywide Plans – Vision/Goals
• 10.15.2020 Public and Interdepartmental Outreach – Input
• 11.5.2020 - 4 Case Studies
• 11.19.2020, 12.3.2020 - Discussion with Departments
• 1.21.2021 - Proposal Framework Option
• 2.4.2021 - Parking Ratios Table
• 2.25.2021 - Parking Ratios Table and Regulations Options
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General
ZOAC 12.3.2020:
direction to staff to begin to work on recommendations to eliminate parking minimums with
exceptions as to when it would not be appropriate to eliminate minimums, as well as
implementing other tools as suggested by experts, in particular parking management and
design standards, to support no parking minimums on a site.
FRAMEWORK:
Quantitative requirements (parking ratios) for 2 categories:
- In an R, D, TH, district and in a buffer around them
No quantitative requirements (parking ratios) for 2 categories:
- Outside the buffer (location)
- Exemptions (for old, historical, small buildings (and units)
Proximity to transit
Support for special parking
Qualitative requirements (parking design standards) for all, regardless of
location and exemptions IF they provide parking
Additional tools:
• Transportation Plan/Checklist or upgrade DIR;
• Transportation Management Districts; Parking Benefit Areas
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General
PILLARS of the FRAMEWORK:
1. Areas with required parking + Exemptions
2. Parking required ratios (table) + Regulations
3. Proximity to transit
4. Parking Management Tools
5. Parking Design Standards
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2. Required Parking
It will apply:
• within R, D, TH, and
• within a 330-foot distance around
It will NOT apply:
• Outside the 330ft distance
• Designated historical and cultural landmarks (buildings
and districts) or endangered – any use, in any location
• Buildings prior to March 17, 1965 – any use, in any location
• No requirements for the first 5,000 sf of business buildings –
non-residential, in any location
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2. Parking Required Ratios _proposed
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2. Parking Required Ratios _proposed
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2. Parking Required Ratios

Use categories with NO required parking ratio
Agricultural*
Commercial and Business Service
Industrial
Institutional and Community Service
Lodging
Office*
Miscellaneous
Recreational*
(some) Retail and Personal Service*
(some) Residential*
Transportation
Utility and Public Service
Wholesale, Distribution and Storage
Accessory
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2. Parking Required Ratios

Use categories with parking ratio required
Use category

Proposed

Ch 51 & Ch 51A

Agricultural: retail portion in an urban garden

1/300sf (?)

1/200sf

Lodging: meeting space, event space,
restaurant in excess 50sf/room

1/300sf

1 per each unit (1-250); 0.75 per each unit (251-500) ;
0.5 per all units above 500;
1/200sf of meeting rooms (Ch 51A)

Office in a shopping center

1/300sf

1/333sf

Residential (some)

1/DU**

Per sleeping room; per bedroom; 1/DU and 2/DU

Retail and Personal Service

1/300sf (?)

1/300sf; 1/500sf; 1/200sf; 1/100sf; 1/25sf; 1/600sf

When in a shopping center:
Office
Recreation
Animal shelter of clinic (?)
Nursery, garden shop, or plant sales
Furniture store

1/300sf

Retail…: nursery, garden shop, or plant sales;
furniture store

1/1,000sf

1/500sf +1/2,000sf outside sales and display
1/500sf + 1/1,000sf storage
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2. Parking Required Ratios

Use categories with parking ratio required – discussion
Use category

Proposed

DISCUSSION

Agricultural: retail portion in an urban garden

1/300sf (?)

Is this needed?

Lodging: meeting space, event space,
restaurant in excess 50sf/room

1/300sf

DIR – new

Office in a shopping center

1/300

Residential

1/DU**

Discuss scenarios

Retail and Personal Service

1/300sf (?)

Adequate ratio?

When in a shopping center:
Office
Recreation
Animal shelter of clinic (?)
Nursery, garden shop, or plant sales
Furniture store

1/300sf

Definition for shopping center
Animal shelter or clinic (1/300sf now, adequate?)

Retail…: nursery, garden shop, or plant sales;
furniture store

1/1,000sf

Adequate ratio / needed?

10

2. Parking Required Ratios _Appendices
1. Comparative table with ratios:
Chapter 51A, Chapter 51 ratios

how uses are allowed, proposed ratio,

2. Code excerpts for parking regulations:

special exceptions (BDA),
administrative parking reductions, reductions for bike parking, special parking – remote and
shared parking

3. Table - development regulations for residential districts:
density, side and rear setbacks, lot coverage

4. Scenarios for parking requirements for residential uses:
5 scenarios + general criteria to be considered

5. (Few) other cities: Portland, Seattle, Minneapolis, Atlanta
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2. Parking Required Ratios _ Residential
Criteria for discussing and considering each scenario __ Pros:
•
•
•
•
•

•
•
•
•
•
•
•

Allows flexibility and opens us the entire range of options for housing choices regardless of the location.
Creates a variety in zoning districts.
Allows flexibility for design for the gentle densifiers – encourages the missing middle housing.
Includes housing options for categories with different needs (ageing in place, multigenerational
neighborhoods, …).
Supports different types of infill housing and has the potential to bring housing, jobs, supporting services,
and commercial closer freely – a crucial structure for different, gently denser, development patterns and
communities; hence shortening the distances and possibly eliminating the need for long-distance
commuting – 15-minute city (live-work-play).
Allows solutions for efficient use of existing parking supply, thus supporting walkability and bike-ability.
Allows site design options that support a good street presence and activation, walkability, bike-ability.
Allows all modes of transportation to be considered by the user, in the context of the housing-job
relationship, for the long-distance commutes.
Support and relief for older building sites that encounter design constraints to comply with parking
requirements.
Helps the preservation of the older neighborhood character.
Incentivizes additional tools necessary in transportation management and start partnerships with the
community at all levels.
The timing and potential to implement citywide approved goals at a faster pace.
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2. Parking Required Ratios _ Residential
Criteria for discussing and considering each scenario ___ Cons and unintended consequences:
•
•
•
•
•
•
•
•
•

Short term impact (strong perception).
One-size-fits-all approach.
Does not include an option for single-family housing - limits housing choices.
Degree of correlation between access to transportation and unequitable outcomes in unstable
neighborhoods.
Necessitates a transition period and may require periodic assessment and adjustment together with
strong and clear assessment metrics of the impact.
Will need a larger framework for access to transportation citywide.
Will force a different approach to public right-of-way management to address potential overburden of
on-street parking.
Will need additional tools to support an efficient use of public right-of-way and existing parking supply on
private property.
Relies on additional tools and mechanism that are not in place fully but are starting to manifest (shared
parking options).
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2. Parking Required Ratios _Residential

Ryan Behring, ZOAC Member

https://www.sightline.org/2020/12/14/oregon-big-parking-reform/
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2. Parking Required Ratios _Residential

https://parkingreform.org/2020/09/03/portland-has-eliminated-residential-parking-requirements-your-city-should-be-next/
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2. Parking Required Ratios _Residential

https://www.sightline.org/2020/12/14/oregon-big-parking-reform/
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2. Parking Required Ratios _ Residential
Additional tools needed
− Tools to regulate on-street parking and support additional mobility needs:
o Residential Permit Only (RPO) process streamlined, updated metering and curb
management tools.
o New parking (transportation) management tools: Parking Benefit Districts, Parking
Management Districts where applicable.
o Correlation with priority investment areas to ensure supporting infrastructure, street
design, or other necessary programs.
− Possible updates to the current site access standards.
− Impact analysis metrics to help supervise the outcomes and collect data that will enable
future necessary adjustments.
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2. Parking Required Ratios _ Residential
Residential districts – districts that allow single-family (not all)
A, R-1Ac, R-1/2Ac, R-16, R-13, R-10, R-7.5, R-5, D, TH-1, TH-2, TH-3, CH, MF-1,
MF-2, MF-3, MF-4
Lot coverage: 40% (A to R-5) and 60% (D to MF-3)
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2. Parking Required Ratios _ Residential
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2. Parking Required Ratios _ Residential
SCENARIO 1: No minimum (or further reduced) required parking for all
housing types within all districts where residential uses are allowable,
regardless of location.
What districts will apply:
− All districts where residential use (single family, duplex, multifamily) is allowed (R, D, TH, CH,
MF, MU, CA, UC).
Ratios that will still apply in this scenario:
− Only certain non-residential uses located in the 330-foot buffer will have minimum parking
requirements.
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2. Parking Required Ratios _ Residential
SCENARIO 2: No minimum (or further reduced) required parking for all housing types
within some selected districts (R-7.5, R-5, D, CH, TH, MF-1, MF-2), regardless of location.

What districts will apply:
− All housing types (single family, duplex, multifamily) allowable within R-7.5, R-5, D, TH, MF-1, MF-2, CH.
Ratios that will still apply in this scenario:
− Residential uses: 1 parking space/DU within R-1Ac, R-1/2Ac, R-16, R-13, R-10, and
− Certain uses located in the R, D, TH districts and within the 330-foot buffer around them will have minimum
parking requirements.

2.1 Variation or combination: No minimum (or further reduced) required parking for
certain housing types (between 2DU/lot and 10DU/lot) where allowable.

What districts will apply:
− Housing types from 2DU/lot to 10DU/lot (duplex and low-density-multifamily) as allowable within D, TH, MF-1,
MF-2, CH, MU, CA, UC.
Ratios that will still apply in this scenario:
− Residential uses 1 parking space/DU within R-1Ac, R-1/2Ac, R-16, R-13, R-10, R-7.5, R-5, and
− Certain non-residential uses located in the R, D, TH and within the 330-foot buffer will have minimum
parking requirements.
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2. Parking Required Ratios _ residential
SCENARIO 3: No minimum (or further reduced) required parking for all types of
housing types within all districts, including all types of residential districts,
in certain locations:
a. Proximity to transit, and
b. Within a certain buffer around certain commercial districts - retail,
office, mixed use, multiple commercial, and central area (or)
b.1 Within the 330-foor buffer around R, D, TH
What districts will apply:
− All zoning districts restricted to certain locations.
Ratios that will still apply in this scenario:
− Residential uses 1 parking space/DU outside the specified location, and
− Certain uses located in the R, D, TH and within the 330-foot buffer will have minimum parking
requirements.
*discussion: long-distance vs short-distance
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2. Parking Required Ratios _ residential
SCENARIO 4: Exceptions for parking requirements for building sites prior to
March 1965 and less than X feet in width.

(*The proposed framework includes exceptions for historical districts and buildings, and for all buildings built prior to
March 1965 that will apply to residential uses too)

What districts will apply:
− All zoning districts restricted to very specific criteria.
Ratios that will still apply in this scenario:
− Residential uses 1 parking space/DU within all R, D, TH and within the 330-foot buffer around
them, and
− Certain non-residential uses located within the R, D, TH and within the 330-foot buffer will have
minimum parking requirements.
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2. Parking Required Ratios _ Residential
SCENARIO 5: Overall parking ratio of 1 parking space/DU for all
residential types in R, D, TH and 330-foot buffer
What districts will apply:
− All R, D, TH districts and within the 330-foot buffer where the use is allowable.
Ratios that will still apply in this scenario:
− Residential uses 1 parking space/DU within all R, D, TH and within the 330-foot buffer around
them, and
− Certain non-residential uses located within the R, D, TH and within the 330-foot buffer will have
minimum parking requirements.

24

2. Parking Required Ratios _ Residential
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2. Parking Required Ratios _ Residential
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2. Parking Required Ratios _ Residential
Other cities
Portland: 2002: proximity to transit no mins + very reduced ratios for certain districts
Oregon state law: residential lots:
under 3,000sf 1ps/ for the first 4 attached DUs
Up to 5,000sf max 2ps
Up to 7,000sf max 3ps
All: 1ps/DU per code
Seattle: 2012: urban centers + proximity to transit no min; affordable housing
outcome: more units at lower prices
Minneapolis: 2009 and 2015: max citywide, proximity to transit
Atlanta: proximity to transit, land use intensity ratios
Will follow full zoning code reform to support density
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2. Parking Required Ratios _Residential
Minneapolis:

2009 parking reform: max citywide among other
things
2015 parking reform: no mins near transit for
multifamily

https://railvolution.org/wp-content/uploads/2019/09/B15-Parking-Requirement-Policies-for-TOD-Wittenberg.pdf
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2. Parking Required Ratios _Residential

https://metrocouncil.org/Communities/Planning/TOD/Files/Residential-Parking-Reform-Presentation.aspx
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General - Recap
PILLARS of the FRAMEWORK:
1. Areas with required parking + Exemptions
2. Parking required ratios (table) + Regulations
3. Proximity to transit
4. Parking Management Tools
5. Parking Design Standards
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Schedule to ZOAC
January 21
February 4 – Parking Ratio Table recommendation
February 18/25 – Parking Ratio Table recommendation –
continuation
March 4 – Additional parking regulations
(remote parking, shared parking, passenger loading area, etc.)
March 25 – Comprehensive recap and public input
(a cohesive look at the recommendations tied together before
moving into design standards and their application)
April 8 – Management tools
April 8 – Proximity to transit
May 6 - Design standards and application
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