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City of Dallas
REVISED AGENDA

BOARD OF ADJUSTMENT (PANEL A)
JUNE 17, 2025, BRIEFING AT 9:00 A.M. AND

THE PUBLIC HEARING AT 1:00 P.M.
Dallas City Hall, 6EN COUNCIL CHAMBER and Videoconference

Video Conference Link: https://bit.ly/boa0617
Telephone: (408) 418-9388, Access Code: 325527

The City of Dallas will make Reasonable
Accommodations/Modifications to programs and/or
other related activities to ensure any and all
residents have access to services and resources to
ensure an equitable and inclusive meeting. Anyone
requiring auxiliary aid, service, and/or translation to
fully participate in the meeting should notify the
Board of Adjustment by calling (214) 670-4127 three
(3) business days prior to the scheduled meeting. A
video stream of the meeting will be available twenty-
four (24) hours after adjournment by visiting
https://dallastx.new.swagit.com/views/113.

Individuals and interested parties wishing to speak
must register with the Board of Adjustment at
https://bit.ly/BDA-A-Reqister by 5 p.m. on
Monday, June 16, 2025. In Person speakers can
register at the hearing.

La Ciudad de Dallas llevara a  cabo
Adecuaciones/Modificaciones Razonables a los
programas y/u otras actividades relacionadas para
asegurar que todos y cada uno de los residentes tengan
acceso a los servicios y recursos para asegurar una
reunién equitativa e inclusiva. Cualquier persona que
requiera asistencia adicional, servicio y/o interpretacion
para poder participar de forma integra en la reunion
debe notificar a Junta de Ajustes llamando al (214) 670-
4127 tres (3) dias habiles antes de la reunion
programada. Una transmisiéon en video de la reunion
estara disponible dos dias habiles luego de la
finalizacion de la reunion en
https://dallastx.new.swagit.com/views/113.

Las personas y las partes interesadas que deseen hacer
uso de la palabra deben registrarse en Junta de Ajustes
en at https://bit.ly/BDA-A-Reqister hasta las 5 p.m. el
Lunes, 16 de Junio, 2025. Las personas que deseen
hablar en persona se pueden registrar en la
Audiencia.

AGENDA

l. Call to Order

David A. Neumann, Chairman

Il. Staff Presentation/Briefing/Closed Session

1. Public Hearing
V. Public Testimony
V. Miscellaneous Items

VI. Case Docket
- Uncontested ltems
- Holdover ltems

- Individual lItems

VIl.  Adjournment

Board of Adjustment

Board of Adjustment
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Board of Adjustment Agenda
Tuesday, June 17, 2025

Handgun Prohibition Notice for Meetings of Governmental Entities

"Pursuant to Section 30.06, Penal Code (trespass by license holder with a concealed handgun), a person
licensed under Subchapter H, Chapter 411, Government Code (handgun licensing law), may not enter this
property with a concealed handgun.”

"De acuerdo con la seccion 30.06 del codigo penal (ingreso sin autorizaciéon de un titular de una licencia con
una pistola oculta), una persona con licencia segun el subcapitulo h, capitulo 411, cédigo del gobierno (ley
sobre licencias para portar pistolas), no puede ingresar a esta propiedad con una pistola oculta.”

"Pursuant to Section 30.07, Penal Code (trespass by license holder with an openly carried handgun), a person
licensed under Subchapter H, Chapter 411, Government Code (handgun licensing law), may not enter this
property with a handgun that is carried openly."

"De acuerdo con la seccion 30.07 del cédigo penal (ingreso sin autorizacion de un titular de una licencia con
una pistola a la vista), una persona con licencia segtin el subcapitulo h, capitulo 411, cédigo del gobierno (ley
sobre licencias para portar pistolas), no puede ingresar a esta propiedad con una pistola a la vista."

"Pursuant to Section 46.03, Penal Code (places weapons prohibited), a person may not carry a firearm or other
weapon into any open meeting on this property."”

"De conformidad con la Seccion 46.03, Cédigo Penal (coloca armas prohibidas), una persona no puede llevar
un arma de fuego u otra arma a ninguna reunién abierta en esta propriedad."

EXECUTIVE SESSION NOTICE

A closed executive session may be held if the discussion of any of the above agenda items concerns one of the following:

1. seeking the advice of its attorney about pending or contemplated litigation, settlement offers, or any matter in which
the duty of the attorney to the City Council under the Texas Disciplinary Rules of Professional Conduct of the State
Bar of Texas clearly conflicts with the Texas Open Meetings Act. [Tex. Govt. Code §551.071]

2. deliberating the purchase, exchange, lease, or value of real property if deliberation in an open meeting would have
a detrimental effect on the position of the city in negotiations with a third person. [Tex. Govt. Code §551.072]

3. deliberating a negotiated contract for a prospective gift or donation to the city if deliberation in an open meeting
would have a detrimental effect on the position of the city in negotiations with a third person. [Tex. Govt. Code
§551.073]

4. deliberating the appointment, employment, evaluation, reassignment, duties, discipline, or dismissal of a public
officer or employee; or to hear a complaint or charge against an officer or employee unless the officer or employee
who is the subject of the deliberation or hearing requests a public hearing. [Tex. Govt. Code §551.074]

5. deliberating the deployment, or specific occasions for implementation, of security personnel or devices. [Tex. Govt.
Code §551.076]

6. discussing or deliberating commercial or financial information that the city has received from a business prospect
that the city seeks to have locate, stay or expand in or near the city and with which the city is conducting economic
development negotiations; or deliberating the offer of a financial or other incentive to a business prospect. [Tex
Govt. Code §551.087]

7. deliberating security assessments or deployments relating to information resources technology, network security
information, or the deployment or specific occasions for implementations of security personnel, critical infrastructure,
or security devices. [Tex Govt. Code §551.089]

Page 2 of 4
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Board of Adjustment Agenda
Tuesday, June 17, 2025

CLOSED SESSION

o Attorney Briefing (SEC. 551.071 T.0.M.A.) Seeking the advice of the City Attorney
regarding - PDT Holdings, Inc. and Phillip Thompson Homes, Inc. dba Phillip Thompson
Custom Homes v. City of Dallas and the Board of Adjustment of the City of Dallas

MISCELLANEOUS ITEM(S)

o Approval of Panel A Minutes — May 20, 2025

|BOA-25-000008_FR1 2402 GARDEN DRIVE 1
REQUEST: Application of Anish Thakrar for a fee
reimbursement for fees paid for (1) a variance to the front-yard

setback regulation.

UNCONTESTED CASE(S)

BDA245-058(CJ) 1615 ALHAMBRA STREET 2
REQUEST: Application of Delia Ledezma for (1) a special

exception to the single-family regulations, and for (2) a

variance to the floor area for structures accessory to single

family use regulations.

BOA-25-000003(BT)| 7215 CORTLAND AVENUE 3
REQUEST: Application of Maria Perez for (1) a special

exception to the single-family use regulations, and for (2) a

variance to the floor area for structures accessory to single

family use regulations.

BOA-25-000005(CJ) |10806 CAMELLIA DRIVE 4
REQUEST: Application of Robert Baldwin for (1) a variance

to the front-yard setback regulation, for (2) a special exception

to the fence height regulations, for (3) a special exception to

the fence opacity regulation, for (4) a special exception to the

20-foot visibility obstruction regulation.

BOA-25-000008(CJ)| 2402 GARDEN DRIVE 5
REQUEST: Application of Anish Thakrar for (1) a variance to
the front-yard setback regulation.

HOLDOVER

BDA245-049(BT) 1201 OAK LAWN AVENUE 6
REQUEST: Application of Jonathan Vinson for (1) a special
exception to the parking regulations.

BDA245-050(BT) 1500 DRAGON STREET 7
REQUEST: Application of Jonathan Vinson for (1) a special
exception to the parking regulations.

Page 3 of 4
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Board of Adjustment Agenda
Tuesday, June 17, 2025

BDA245-061(CJ) 5514 ROYAL LANE 8

REQUEST: Application of Jennifer Hiromoto for (1) a special
exception to the required front-yard fence height regulations;
and for (2) a special exception to the required side-yard fence
height regulations.

INDIVIDUAL CASES

BOA-25-000001(CJ) |17776 DALLAS PARKWAY 9

REQUEST: Application of Tommy Mann to appeal the
decision of an administrative official in the revocation of a
certificate of occupancy.

Page 4 of 4
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BOARD OF ADJUSTMENT

Panel A Minutes

May 20, 2025
DRAFT

Council Chambers 6EN
24923176153 @dallascityhall.we
bex.com

David A. Neumann, Chairman

PRESENT:  [5]

David A. Neumann, Chairman
Kathleen Davis

Rachel Hayden

Jay Narey

Michael Hopkovitz - Virtual

ABSENT: [0]

Chairman David A. Neumann called the briefing to order at 10:00 A.M. with a quorum of the Board of
Adjustment present.

Chairman David A. Neumann called the hearing to order at 1:00 P.M. with a quorum of the Board of
Adjustment present.

The Chairperson stated that no action of the Board of Adjustment shall set a precedent. Each
case must be decided upon its own merits and circumstances, unless otherwise indicated, each
use is presumed to be a legal use. Each appeal must necessarily stand upon the facts and
testimony presented before the Board of Adjustment at this public hearing, as well as the Board's
inspection of the property.

PUBLIC SPEAKERS

The Board of Adjustment provided public testimony opportunities for individuals to comment on
manners that were scheduled on the posted meeting agenda.

e We had no speakers for public testimony during this hearing.


mailto:24923176153@dallascityhall.webex.com
mailto:24923176153@dallascityhall.webex.com

BOARD OF ADJUSTMENT

May 20, 2025

MISCELLANEOUS ITEMS

Approval of the Board of Adjustment Panel A, April 15, 2025, Meeting Minutes.

Motion was made to approve Panel A, April 15, 2025, Public Hearing Minutes.

Maker: Kathleen
Davis
Second: Jay Narey
Results: 5-0 Motion to approve

unanimously

David A. Neumann, Kathleen Davis, Rachel
Hayden, Jay Narey, Michael Hopkovitz (V)

Ayes: -5

Against: -10

> Approval of the amended Board of Adjustment Rules and Procedures changes.

Maker: Rachel
Hayden
Second: Kathleen
Davis
Results: 5-0 Motion to approve

unanimously

David A. Neumann, Kathleen Davis, Rachel
Hayden, Jay Narey, Michael Hopkovitz (V)

Ayes: -1 5

Against: -10

UNCONTESTED ITEMS

1. 3111 W. LEDBETTER DRIVE

BDA245-054(BT)

BUILDING OFFICIAL’S REPORT: Application of Camilo Duarte, represented by Kathy Yee, for (1)
a special exception to the fence height regulations at 3111 W. LEDBETTER DRIVE. This property
is more fully described as Block A/6041, Lot 6A-R, and is zoned R-10(A), which limits the height of
a fence in the front-yard to 4-feet. The applicant proposes to construct and/or maintain a 6-foot-high
fence in a required front yard, which will require 1) a 2-foot special exception to the fence height
regulations.

LOCATION:

3111 W. Ledbetter Drive
APPLICANT: Camilo Duarte

REPRESENTED BY: Kathy Yee

REQUEST:

(1) Arequest for a special exception to the fence height regulations.

STANDARD OF REVIEW FOR A SPECIAL EXCEPTION TO FENCE HEIGHT REGULATIONS:
Section 51A-4.602(a)(11) of the Dallas Development Code states that the board may grant a spec?l
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BOARD OF ADJUSTMENT
May 20, 2025

exception to the fence regulations when in the opinion of the board, the special exception will not
adversely affect neighboring property.

STAFF RECOMMENDATION:

Special Exceptions (1):

No staff recommendation is made on this request.

BACKGROUND INFORMATION:

Zoning:
Site: R-10(A)
North: R-10(A)
East: R-10(A)
South: R-10(A) and IR
West: R-10(A)

Land Use:

The subject site along with surroundings properties are developed with single-family homes, vacant
lots and to the south Dallas Executive Airport.

BDA History:
No BDA history found within the last 5 years

GENERAL FACTS/STAFF ANALYSIS:

The application of Camilo Duarte represented by Kathy Yee for the property located at 3111
W. Ledbetter Drive focuses on one request relating to the fence height regulations.

The applicant is proposing to construct and maintain a 6-foot-high fence and gate in a
required front-yard, which will require a 2-foot special exception to the fence height
regulations.

As illustrated on the submitted site plan and elevations, the proposed 6-foot-high fence and
gate is a combination of brick columns, wrought iron gate, and fencing.

The applicant has the burden of proof in establishing that the special exception to the fence
regulations relating to height will not adversely affect the neighboring properties.

Granting the special exception to the fence regulations relating to height, with a condition
that the applicant complies with the submitted site plan and elevations, would require the
proposal to be constructed as shown on the submitted documents.

200’ Radius Video: BDA245-054 at 3111 W Ledbetter Dr

Timeline:

March 20, 2025: The applicant submitted an “Application/Appeal to the Board of Adjustment”
and related documents which have been included as part of this case report.

April 3, 2025: The Board of Adjustment Secretary assigned this case to Board gf


https://youtu.be/EdfsJbADl5U

BOARD OF ADJUSTMENT
May 20, 2025

Adjustment Panel A.

April 18, 2025: Planning and Development Department Senior Planner emailed the
applicant the following information:

° an attachment that provided the public hearing date and panel that
will consider the application; the April 23, 2025, deadline to submit
additional evidence for staff to factor into their analysis; and May 9,
2025, deadline to submit additional evidence to be incorporated into
the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

. the Board of Adjustment Working Rules of Procedure pertaining to
documentary evidence.

April 24, 2025: The Board of Adjustment staff review team meeting was held regarding this
request and other requests scheduled for the May public hearings. Review
team members in attendance included: The Board of Adjustment Chief
Planner/Board Administrator, the Board of Adjustment Senior Planner,
Project Coordinator, Board Secretary, Conservation District Chief Planner,
Chief Arborists, Zoning Senior Planner and Transportation Engineer.

Speakers:
For: Kathy Ye, 1618 Lansford, Dallas TX 75224
Against: No Speakers

Motion

I move that the Board of Adjustment GRANT the following applications listed on the uncontested
docket because it appears, from our evaluation of the property and all relevant evidence that the
applications satisfy all the requirements of the Dallas Development Code and are consistent with
the general purpose and intent of the Code, as applicable to wit:

BDA 245-054 — Application of Camilo Duarte for a special exception to the fence height regulations
in the Dallas Development Code is granted subject to the following condition:
Compliance with the most recent version of all submitted site plans is required.

Maker: Jay Narey
Second: Rachel
Hayden
Results: 5-0 Motion to grant

Unanimously

Ayes: -5 David A. Neumann, Kathleen Davis, Rachel
Hayden, Jay Narey, Michael Hopkovitz (V)

Against: -10




BOARD OF ADJUSTMENT
May 20, 2025

2. 3025 W. LEDBETTER DRIVE
BDA245-055(BT)

BUILDING OFFICIAL’S REPORT: Application of Camilo Duarte, represented by Kathy Yee for (1)
a special exception to the fence height regulations at 3025 W LEDBETTER DRIVE. This property
is more fully described as Block A/6041, Lot 6B, and is zoned R-10(A), which limits the height of a
fence in the front-yard to 4-feet. The applicant proposes to construct and/or maintain a 6-foot-high
fence in a required front-yard, which will require (1) a 2-foot special exception to the fence height
regulations.

LOCATION: 3025 W Ledbetter Drive
APPLICANT: Camilo Duarte

REPRESENTED BY: Kathy Yee

REQUEST:
(2) A request for a special exception to the fence height regulations.
STANDARD OF REVIEW FOR A SPECIAL EXCEPTION TO FENCE HEIGHT REGULATIONS:

Section 51A-4.602(a)(11) of the Dallas Development Code states that the board may grant a special
exception to the fence regulations when in the opinion of the board, the special exception will not
adversely affect neighboring property.

STAFF RECOMMENDATION:

Special Exceptions (1):

No staff recommendation is made on this request.

BACKGROUND INFORMATION:

Zoning:
Site: R-10(A)
North: R-10(A)
East: R-10(A)
South: R-10(A) and IR
West: R-10(A)

Land Use:

The subject site along with surroundings properties are developed with single-family homes, vacant
lots and to the south Dallas Executive Airport.

BDA History:

No BDA history found within the last 5 years



BOARD OF ADJUSTMENT
May 20, 2025

GENERAL FACTS/STAFF ANALYSIS:

The application of Camilo Duarte represented by Kathy Yee for the property located at 3025
W Ledbetter Drive focuses on one request relating to the fence height regulations.

The applicant is proposing to construct and maintain a 6-foot-high fence and gate in a
required front-yard, which will require a 2-foot special exception to the fence height
regulations.

As illustrated on the submitted site plan and elevations, the proposed 6-foot-high fence and
gate is a combination of brick columns, wrought iron gate, and fencing.

The applicant has the burden of proof in establishing that the special exception to the fence
regulations relating to height will not adversely affect the neighboring properties.

Granting the special exception to the fence regulations relating to height, with a condition
that the applicant complies with the submitted site plan and elevations, would require the
proposal to be constructed as shown on the submitted documents.

200’ Radius Video: BDA245-055 at 3025 W Ledbetter Dr

Timeline:

March 20, 2025: The applicant submitted an “Application/Appeal to the Board of Adjustment”

and related documents which have been included as part of this case report.

April 3, 2025: The Board of Adjustment Secretary assigned this case to Board of

Adjustment Panel A.

April 18, 2025: Planning and Development Department Senior Planner emailed the

applicant the following information:

. an attachment that provided the public hearing date and panel that
will consider the application; the April 23, 2025, deadline to submit
additional evidence for staff to factor into their analysis; and May 9,
2025, deadline to submit additional evidence to be incorporated into
the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

. the Board of Adjustment Working Rules of Procedure pertaining to
documentary evidence.

April 24, 2025: The Board of Adjustment staff review team meeting was held regarding this

request and other requests scheduled for the May public hearings. Review
team members in attendance included: The Board of Adjustment Chief
Planner/Board Administrator, the Board of Adjustment Senior Planner,
Project Coordinator, Board Secretary, Conservation District Chief Planner,
Chief Arborists, Zoning Senior Planner and Transportation Engineer.

Speakers:

For: Kathy Ye, 1618 Lansford, Dallas TX 75224

10
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BOARD OF ADJUSTMENT
May 20, 2025

Against: No Speakers
Motion
I move that the Board of Adjustment GRANT the following applications listed on the uncontested
docket because it appears, from our evaluation of the property and all relevant evidence that the
applications satisfy all the requirements of the Dallas Development Code and are consistent with
the general purpose and intent of the Code, as applicable to wit:

BDA 245-055 — Application of Camilo Duarte for a special exception to the fence height regulations
in the Dallas Development Code is granted subject to the following condition:
Compliance with the most recent version of all submitted site plans are required.

Maker: Jay Narey
Second: Rachel
Hayden
Results: 5-0 Motion to grant

Unanimously

Ayes: -15 David A. Neumann, Kathleen Davis, Rachel
Hayden, Jay Narey, Michael Hopkovitz (V)

Against: -10

3.7 GLENSHIRE COURT

BDA245-056(CJ)

BUILDING OFFICIAL’S REPORT: Application of Rajat Deb represented by Law Offices of La Susa
& Deb, PLLC for (1) a special exception to the handicapped for a 45 percent maximum lot coverage
at 7 Glenshire Court. This property is more fully described as Block 10/5454, Lot 21, and is zoned
R-7.5(A), which allows a 45% maximum lot coverage. The applicant proposes to construct and/or
maintain a single-family residential structure with 3,114 square-feet of lot coverage, which will
require a (1) 343 square foot special exception for the handicapped to the maximum allowed lot
coverage.

LOCATION: 7 Glenshire Court
APPLICANT: Rajat Deb
REPRESENTATIVE: Law Offices of La Susa & Deb, PLLC
REQUEST:

(1) A request for a handicapped person(s) for a special exception to the
maximum allowed lot coverage.

STANDARDS OF REVIEW FOR A SPECIAL EXCEPTIONS FOR THE HANDICAPPED:
Section 51A-1.107(b)(1) of the Development Code states that (1) the board of adjustment shall

grant a special exception to any regulation in this chapter if, after a public hearing, the board finds

that the exception is necessary to afford a handicapped person equal opportunity to use and enjoy
a dwelling. The term “handicapped person” means a person with a “handicap,” as that term is
defined in the Federal Fair Housing Amendments Act of 1988, as amended.

(2) The board may impose reasonable conditions upon the granting of this special exception

consistent with the purpose stated in this section 7
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BOARD OF ADJUSTMENT
May 20, 2025

(3) This section does not authorize the board to grant a change in the use of a building or structure.
STAFF RECOMMENDATION:
1. Special Exception (1):

No staff recommendation is made on this request.
BACKGROUND INFORMATION:

BDA History:
No BDA history found at 7 Glenshire Court within the last 5 years.

Square Footage:

This lot contains 7,448.76 of square feet or .171 acres.
This lot is zoned R-7.5(A) which has a minimum lot size of 7,500 square feet per dwelling unit.

Site:
North:
East:

South:

West:

Land Use:

R-7.5(A) Zoning District
R-7.5(A) Zoning District
R-7.5(A) Zoning District_
R-7.5(A) Zoning District_
R-7.5(A) Zoning District

The subject site and areas to the north, south, east, and west are zoned R-7.5(A)

GENERAL FACTS/STAFF ANALYSIS:

The application of Rajat Deb for the property located at 7 Glenshire Court focuses on
one request for the handicapped relating to the maximum allowed lot coverage
regulations.

The applicant proposes to construct and/or maintain a single-family residential structure
with 3,114 square-feet of lot coverage, which will require a 343 square foot special
exception for the handicapped to the maximum allowed lot coverage.

e The applicant has stated that the additional lot coverage, if granted, will be utilized to
construct and maintain an elevator for an individual with a handicap.

The subject site sits in a cul-de-sac and has single street frontage along Glenshire Court.

e The subject site along with surrounding properties to the north, south, east, and west are
zoned with uses permissible in R-7.5(A) zoning district.

The subject site is currently developed with a single-family residential structure and is
located within an established neighborhood.

If the board were to grant this request and impose conditions that compliance with the
most recent version of all submitted plans are required, and that the special exceptions
expire when a handicapped person no longer resides on the property, the additional lot
coverage of 343 square foot may be maintained for as long as the handicapped person
resides on the site.

e 200’ Radius Video: BDA245-056 at 7 Glenshire Court
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BOARD OF ADJUSTMENT

May 20, 2025

Timeline:_

March 21, 2025: The applicant submitted an “Application/Appeal to the Board of Adjustment”
and related documents which have been included as part of this case report.

April 3, 2025: The Board of Adjustment Secretary assigned this case to Board of

Adjustment Panel A.

April 18,2025: The Planning and Development Senior Planner emailed the applicant the following
information:

. an attachment that provided the hearing date and panel that will
consider the application; the April 23, 2025, deadline to submit
additional evidence for staff to factor into their analysis; and May 9,
2025, deadline to submit additional evidence to be incorporated into
the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

° the Board of Adjustment Working Rules of Procedure pertaining to
documentary evidence.

April 24, 2025: The Board of Adjustment staff review team meeting was held regarding this
request and other requests scheduled for the May public hearings. Review
team members in attendance included: The Board of Adjustment Chief
Planner/Board Administrator, the Board of Adjustment Senior Planner,
Project Coordinator, Board Secretary, Conservation District Chief Planner,
Chief Arborists, Zoning Senior Planner, and Transportation Engineer.

Speakers:
For: Troy D. Nelson, 6440 N. Central Expwy # 211, Dallas TX
75206
Against: No Speakers
Motion

I move that the Board of Adjustment GRANT the following applications listed on the uncontested
docket because it appears, from our evaluation of the property and all relevant evidence that the
applications satisfy all the requirements of the Dallas Development Code and are consistent with
the general purpose and intent of the Code, as applicable to wit:

BDA 245-056 — Application of Rajat Deb for a special exception for the handicapped to 45%
maximum lot coverage regulations in the Dallas Development Code is granted subject to the
following condition:

Compliance with the most recent version of all submitted site plans are required.

Maker: Jay Narey
Second: Rachel
Hayden
Results: 5-0 Motion to grant
Unanimously
Ayes: -5 David A. Neumann, Kathleen Dauvis, Rachgl
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BOARD OF ADJUSTMENT
May 20, 2025

Hayden, Jay Narey, Michael Hopkovitz (V)

Against: -10

INDIVIDUAL CASES

4. 5514 ROYAL LANE
BDA245-061(CJ)
*This item was moved to Individual Cases*

BUILDING OFFICIAL’S REPORT: Application of Jennifer Hiromoto for (1) a special exception to
the required front-yard fence height regulations; and for (2) a special exception to the required side-
yard fence height regulations at 5514 Royal Lane. This property is more fully described as Block
A/5518, Part of Lot 7 and is zoned R-1ac(A), which limits the height of a fence in the front-yard to
4-feet and limits the height of a fence in the side-yard to 9-feet. The applicant proposes to construct
and/or maintain a 10-foot-high fence in a required front-yard, which will require (1) a 6-foot special
exception to the fence height regulations; and to construct and/or maintain a 10-foot 6-inch-high
fence in a required side-yard, which will require (2) a 1-foot 6-inch special exception to the fence
height regulation

LOCATION: 5514 Royal Lane
APPLICANT: Jennifer Hiromoto
REQUEST:

(3) A request for a special exception to the fence height regulations (front yard).
(4) A request for a special exception to the fence height regulations (side yard).

STANDARD OF REVIEW FOR A SPECIAL EXCEPTIONS TO FENCE HEIGHT REGULATIONS:
Section 51A-4.602(a)(11) of the Dallas Development Code states that the board may grant a special
exception to the fence height regulations when in the opinion of the board, the special exceptions
will not adversely affect neighboring property.

STAFF RECOMMENDATION:_

Special Exception (2):

No staff recommendation is made on these requests.

BACKGROUND INFORMATION:

BDA History:
¢ No BDA history found at 5514 Royal Lane in the last 5 years.

Square Footage:

e This lot contains 77,536.8 of square feet or 1.78 acres.
e This lot is zoned R-1ac(A) which has a minimum lot size of 43,560 square feet or 1 acre.
Zoning:
Site: R-1ac(A) (Single Family District)
North: R-1ac(A) (Single Family District)
1C
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East: R-1ac(A) (Single Family District)
South: R-1ac(A) (Single Family District)
West: R-1ac(A) (Single Family District)

Land Use:_

The subject site and surrounding properties to the north, south, east and west are developed with
single-family uses.

GENERAL FACTS/STAFF ANALYSIS:

The application of Jennifer Hiromoto for the property located at 5514 Royal Lane focuses on
2 requests relating to fence height.

The applicant proposes to construct and maintain a 10-foot fence in a required front yard,
which will require a 6-foot special exception to the fence height regulations.

Secondly, the applicant proposes to construct and maintain a 10-foot 6-inch fence in a
required side yard, which will require a 1-foot 6-inch special exception to the fence height
regulations.

Per the site plan, the applicant is seeking to add screening fencing along the eastern property
line (side yard) and connect the existing fence in the front yard; portions of the fence are
proposed within the 100-foot front yard setback.

The property has a grade change that requires a taller fence in sections of the fence to
maintain a uniform height and screening.

The subject site along with properties to the north, south, east, and west are all developed
with single-family homes.

The subject site is a mid-block lot with single street frontage on Royal Lane.

Based upon staff’'s analysis of the surrounding properties, there are several homes within
the subject sites 200’ radius with fences and gates in the required front yard and/or some
form of vegetation serving as a screening mechanism.

The Dallas Development Code states that in all residential districts except multifamily
districts, a fence may not exceed four feet above grade when located in the required front
yard.

Per the Dallas Development Code, a person shall not erect or maintain a fence in a required
side yard more than nine feet above grade.

The applicant has the burden of proof in establishing that the special exceptions to the fence
regulations relating to height will not adversely affect the neighboring properties.

Granting the special exceptions to the fence regulations relating to height with a condition
that the applicant complies with the submitted site plan and elevations, would require the
proposal to be constructed as shown on the submitted documents.

200’ Radius Video: BDA245-061 at 5514 Royal Lane

11
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Timeline:

March 25, 2025:

April 3, 2025:

April 18, 2025:

April 24, 2025:

May 20, 2025:

May 21, 2025:

May 29, 2025:

The applicant submitted an “Application/Appeal to the Board of Adjustment”
and related documents which have been included as part of this case report.

The Board of Adjustment Secretary assigned this case to Board of
Adjustment Panel A.

The Planning and Development Senior Planner emailed the applicant the following

information:

. an attachment that provided the hearing date and panel that will
consider the application; the April 23, 2025, deadline to submit
additional evidence for staff to factor into their analysis; and May 9,
2025, deadline to submit additional evidence to be incorporated into
the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

° the Board of Adjustment Working Rules of Procedure pertaining to
documentary evidence.

The Board of Adjustment staff review team meeting was held regarding this
request and other requests scheduled for the May public hearings. Review
team members in attendance included: The Board of Adjustment Chief
Planner/Board Administrator, the Board of Adjustment Senior Planner,
Project Coordinator, Board Secretary, Conservation District Chief Planner,
Chief Arborists, Zoning Senior Planner, and Transportation Engineer.

The Board of Adjustment Panel A, at its public hearing held on Tuesday,
January 21, 2025, moved to HOLD this matter under advisement until
February 18, 2025.

The Planning and Development Senior Planner emailed the applicant the following

information:

. an attachment that provided the hearing date and panel that will
consider the application; the May 23, 2025, deadline to submit
additional evidence for staff to factor into their analysis; and June 6,
2025, deadline to submit additional evidence to be incorporated into
the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

. the Board of Adjustment Working Rules of Procedure pertaining to
documentary evidence.

The Board of Adjustment staff review team meeting was held regarding this
request and other requests scheduled for the June public hearings. Review
team members in attendance included: The Board of Adjustment Chief
Planner/Board Administrator, the Board of Adjustment Senior Planner,

12
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Project Coordinator, Board Secretary, Conservation District Chief Planner,
Chief Arborists, Zoning Senior Planner, and Transportation Engineer.
Speakers:
For: Jennifer Hiromoto, 10233 E. NW Hwy # 38586, Dallas TX 75238
Against: No Speakers
Motion

| move that the Board of Adjustment in Appeal No. BDA 245-061 hold this matter under
advisement until June 17, 2025.

Maker: Kathleen
Davis
Second: Rachel
Hayden
Results: 5-0 Motion to hold under advisement

Unanimously

Ayes: -15 David A. Neumann, Kathleen Davis, Rachel
Davis, Jay Narey, Michael Hopkovitz (V)

Against: -10

5. 9670 LYNBROOK DRIVE
BDA245-063(BT)
*This item was moved to Individual Cases*

BUILDING OFFICIAL’'S REPORT: Application of Rachel Iselin-Litt, represented by Nylolas
McKissic for (1) a special exception to the fence height regulations at 9670 LYNBROOK DRIVE.
This property is more fully described as Block J/7526, Lot 1, and is zoned R-7.5(A), which limits the
height of a fence in the front-yard to 4-feet. The applicant proposes to construct and/or maintain an
8-foot-high fence in a required front-yard along Walnut Hill Lane, which will require (1) a 4-foot
special exception to the fence height regulations.

LOCATION: 9670 Lynbrook Drive
APPLICANT: Rachel Iselin-Litt

REPRESENTED BY: Nylolas McKissic

REQUEST:
(5) A request for a special exception to the fence height regulations.
STANDARD OF REVIEW FOR A SPECIAL EXCEPTION TO FENCE HEIGHT REGULATIONS:

Section 51A-4.602(a)(11) of the Dallas Development Code states that the board may grant a special
exception to the fence regulations when in the opinion of the board, the special exception will not
adversely affect neighboring property.

STAFF RECOMMENDATION:

Special Exceptions (1):
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No staff recommendation is made on this request.

BACKGROUND INFORMATION:

Zoning:
Site: R-7.5(A) (Single Family District)
North: R-7.5(A) (Single Family District) PD 1078 (Lake Highlands Jr High School)
East: R-7.5(A) (Single Family District)
South: R-7.5(A) (Single Family District)
West: R-7.5(A) (Single Family District) PD 1078 (Lake Highlands Jr High School)

Land Use:

The subject site along with surroundings properties are developed with single-family homes and to
the Northwest DISD Lake Highlands Jr High School.

BDA History:

No BDA history found within the last 5 years

GENERAL FACTS/STAFF ANALYSIS:

The application of Rachel Iselin-Litt represented by Nylolas McKissic for the property located
at 9670 Lynbrook Drive focuses on one request relating to the fence height regulations.

The applicant is proposing to construct and maintain an 8-foot-high fence and gate in a
required front-yard along Walnut Hill Lane, which will require a 4-foot special exception to
the fence height regulations.

As illustrated on the submitted site plan and elevations, the applicant has proposed an 8-
foot-high board-on-board gate and fencing.

The applicant has the burden of proof in establishing that the special exception to the fence
regulations relating to height will not adversely affect the neighboring properties.

Granting the special exception to the fence regulations relating to height, with a condition
that the applicant complies with the submitted site plan and elevations, would require the
proposal to be constructed as shown on the submitted documents.

200’ Radius Video: BDA245-063 at 9670 Lynbrook Dr

Timeline:

March 28, 2025: The applicant submitted an “Application/Appeal to the Board of Adjustment”
and related documents which have been included as part of this case report.

April 3, 2025: The Board of Adjustment Secretary assigned this case to Board of
Adjustment Panel A.

April 18, 2025: Planning and Development Department Senior Planner emailed the

applicant the following information:

. an attachment that provided the public hearing date and panel that

will consider the application; the April 23, 2025, deadline to submit
14

18


https://youtu.be/VYnlGen5M-g

BOARD OF ADJUSTMENT

additional evidence for staff to factor into their analysis; and May 9,
2025, deadline to submit additional evidence to be incorporated into

the board’s docket materials.

the criteria/standard that the board will use in their decision to

approve or deny the request; and

the Board of Adjustment Working Rules of Procedure pertaining to

documentary evidence.

The Board of Adjustment staff review team meeting was held regarding this

request and other requests scheduled for the May public hearings. Review
team members in attendance included: The Board of Adjustment Chief
Planner/Board Administrator, the Board of Adjustment Senior Planner,
Project Coordinator, Board Secretary, Conservation District Chief Planner,
Chief Arborists, Zoning Senior Planner and Transportation Engineer.

May 20, 2025
[ )
[ ]
April 24, 2025:
Speakers:
For:
Against:
Motion

No Speakers

Rachel Iselin-Litt, 9670 Lynbrook Drive, Dallas TX
Nykolas McKissic, 9670 Lynbrook Drive, Dallas TX

I move that the Board of Adjustment, in Appeal No. BDA 245-063, on application of Rachel Iselin-
Litt, GRANT the request of this applicant to construct and/or maintain an 8-foot high fence as a
special exception to the height requirement for fences contained in the Dallas Development Code,
as amended, because our evaluation of the property and the testimony shows that this special

exception will not adversely affect neighboring property.

| further move that the following condition be imposed to further the purpose and intent of the Dallas
Development Code:

Compliance with height and fence location requirements illustrated in the most recent
version of all submitted plans are required.

Maker: Kathleen
Davis
Second: Rachel
Hayden
Results: 5-0 Motion to grant

Unanimously

Ayes: David A. Neumann, Kathleen
Davis, Rachel Hayden, Jay Narey,
Michael Hopkovitz (V)

Against:
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6. 2706 LENWAY STREET
BDA245-068(BT)

*This item was moved to Individual Cases*
BUILDING OFFICIAL’S REPORT: Application of Mohamed Khurrum represented by Noel
Livingston for (1) a variance to the off-street parking regulations at 2706 LENWAY STREET. This
property is more fully described as Block b/1695, Lot 14, and is zoned PD-595 (R-5(A)), which
requires parking spaces to be located behind the front yard setback. The applicant proposes to
construct and/or maintain a single-family residential structure with a setback of 20-feet, which will
require (1) variance to the off-street parking regulations.

LOCATION: 2706 Lenway Street

APPLICANT: Mohamed Khurrum

REPRESENTED BY: Noel Livingston

REQUEST:
(6) A request for a variance to the off-street parking regulations.
STANDARDS OF REVIEW FOR A VARIANCE:

Section 51A-3.102(d)(10) of the Dallas Development Code specifies that the board has the power
to grant variances from the front yard, side yard, rear yard, lot width, lot depth, lot coverage, floor
area for structures accessory to single-family uses, height, minimum sidewalks, off-street parking
or off-street loading, or landscape regulations provided that the variance is:

(A) not contrary to the public interest when owing to special conditions, a literal
enforcement of this chapter would result in unnecessary hardship, and so that the spirit of
the ordinance will be observed, and substantial justice done.

(B) necessary to permit development of a specific parcel of land that differs from other parcels
of land by being of such a restrictive area, shape, or slope, that it cannot be developed
in a manner commensurate with the development upon other parcels of land with the same
zoning; and

(©) not granted to relieve a self-created or personal hardship, nor for financial reasons
only, nor to permit any person a privilege in developing a parcel of land not permitted by
this chapter to other parcels of land with the same zoning.

ELEMENT Il SUBSTITUTE:

Dallas Development Code Section 51A-3.102(d)(10)(b), formerly known as HB 1475, allows for the
BDA to use their discretion and consider Element 2 of the Variance standard to be met, if:

(i) the financial cost of compliance is greater than 50 percent of the appraised value of the structure
as shown on the most recent appraisal roll certified to the assessor for the municipality under Section
26.01 of the Texas Tax Code.

(i)  compliance would result in a loss to the lot on which the structure is located of at least 25
percent of the area on which development is authorized to physically occur.

(i) compliance would result in the structure not being in compliance with a requirement of a

municipal ordinance, building code, or other requirement.
1€
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(iv) compliance would result in the unreasonable encroachment on an adjacent property or
easement; or

(v) the municipality considers the structure to be a nonconforming structure.

STAFF RECOMMENDATION:

Variance to the off-street parking regulations:

Approval

Rationale: Based upon evidence presented and provided by the applicant, staff concluded that the
site is:

A. Contrary to the public interest, staff received letters of opposition.

B. Lot is restrictive in area, slope and shape, it is a lot with a 5-foot wide, unimproved alley, a
front-yard setback that is within ten feet of the average front-yard setback of other structures
in the blockface, and parking areas are not permitted in a front yard; therefore, it cannot be
developed in a manner commensurate with development upon other parcels of land in the
same zoning.

C. Not self-created nor is it a personal hardship.

BACKGROUND INFORMATION:

Zoning:
Site: PD-595 (R-5(A))
North: PD-595 (R-5(A))
East: PD-595 (R-5(A))
South: PD-595 (R-5(A))
West: PD-595 (R-5(A))

Land Use:

The subject site is vacant, all surrounding properties are developed with single family uses.

Lot Square Footage:

The subiject lot size is 6,250 square feet. (0.1434 of an acre). R-5(A) zoning minimum lot size 5,000
square feet (0.1147 of an acre).

BDA History:

No BDA history found within the last 5 years

GENERAL FACTS/STAFF ANALYSIS:

e The application of Mohamed Khurrum represented by Noel Livingston for the property
located at 2706 Lenway Street focuses on one request relating to a variance to the off-street
parking regulations.

e The applicant is proposing to construct and maintain a residential structure and provide zero
required parking spaces, which will require 1 off-street parking variance.
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It is imperative to note that the subject site is subject to the Predesignation Moratorium
procedure in Section 51A-4.501(c)(4), initiated on June 3, 2024.

Restrictive access from the rear, alley is 5-foot wide and unimproved.
Proposed restrictions:
o0 circular driveways and parking areas are not permitted in a front yard.

0 carports or garages are permitted in the side and rear yards if they are historic in
appearance.

0 main structure on an interior lot must have a front-yard setback that is within ten feet
of the average front yard setback of other structures in the blockface.

It is imperative to note the applicant has received a certificate of appropriateness from
Historic Preservation.

Per staff’s review of the subject site, it has been confirmed that the single-family structure is
proposed on a vacant lot.

The applicant has the burden of proof in establishing the following:

1) That granting the variance to the off-street parking regulations will not be contrary to the
public interest when owing to special conditions, a literal enforcement of this chapter
would result in unnecessary hardship, and so that the spirit of the ordinance will be
observed, and substantial justice done.

2) The variance is necessary to permit development of a specific parcel of land that differs
from other parcels of land by being of such restrictive area, shape, or slope, that it cannot
be developed in a manner commensurate with the development upon other parcels of
land with the same zoning; and

3) The variance would not be granted to relieve a self-created or personal hardship, nor for
financial reasons only, nor to permit any person a privilege in developing a parcel of land
not permitted by this chapter to other parcels of land with the same zoning.

ELEMENT Il SUBSTITUTE:

Dallas Development Code Section 51A-3.102(d)(10)(b), formerly known as HB 1475, allows
for the BDA to use their discretion and consider Element 2 of the Variance standard to be
met, if:

(i) the financial cost of compliance is greater than 50 percent of the appraised value of the
structure as shown on the most recent appraisal roll certified to the assessor for the
municipality under Section 26.01 of the Texas Tax Code.

(i) compliance would result in a loss to the lot on which the structure is located of at least
25 percent of the area on which development is authorized to physically occur.

(iii) compliance would result in the structure not being in compliance with a requirement of
a municipal ordinance, building code, or other requirement.

(iv) compliance would result in the unreasonable encroachment on an adjacent property or
easement; or

1§
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(v) the municipality considers the structure to be a nonconforming structure.

¢ Granting the variance to the off-street parking regulations with a condition that the applicant
complies with the submitted site plan would require the proposal to be constructed as shown
on the submitted documents.
e 200’ Radius Video: BDA245-068 at 2706 Lenway St
Timeline:

April 2, 2025: The applicant submitted an “Application/Appeal to the Board of Adjustment”
and related documents which have been included as part of this case report.

April 3, 2025: The Board of Adjustment Secretary assigned this case to Board of
Adjustment Panel A.

April 18, 2025: Planning and Development Department Senior Planner emailed the
applicant the following information:

. an attachment that provided the public hearing date and panel that
will consider the application; the April 23, 2025, deadline to submit
additional evidence for staff to factor into their analysis; and May 9,
2025, deadline to submit additional evidence to be incorporated into
the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

. the Board of Adjustment Working Rules of Procedure pertaining to
documentary evidence.

April 24, 2025: The Board of Adjustment staff review team meeting was held regarding this
request and other requests scheduled for the May public hearings. Review
team members in attendance included: The Board of Adjustment Chief
Planner/Board Administrator, the Board of Adjustment Senior Planner,
Project Coordinator, Board Secretary, Conservation District Chief Planner,
Chief Arborists, Zoning Senior Planner and Transportation Engineer.

Speakers:
For: Noel Livingston, 2706 Lenway St., Dallas TX 75215

Against: No Speakers

Motion

I move that the Board of Adjustment, in Appeal No. BDA 245-068, on application of Mohamed
Khurrum, GRANT the variance to the off-street parking regulations, being a setback of 20 feet,
requested by this applicant because our evaluation of the property and testimony shows that the
physical character of this property is such that a literal enforcement of the provisions of the Dallas
Development Code, as amended, would result in unnecessary hardship to this applicant.

| further move that the following condition be imposed to further the purpose and intent of the Dallas

Development Code:
Compliance with the most recent version of all submitted plans are required.
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Maker: Rachel
Hayden

Second: Jay Narey

Results: 5-0 Motion to grant
Unanimously

Ayes: - 5 David A. Neumann, Kathleen Dauvis,
Rachel Hayden, Jay Narey, Michael
Hopkovitz (V)

Against: - 0

**Recess 3:26 pm — 3:37 pm**
HOLDOVER CASES

7. 1626 HI LINE DRIVE
BDA245-047(BT)

BUILDING OFFICIAL’S REPORT: Application of JONATHAN VINSON for (1) a special exception
to the parking regulations at 1626 HI LINE DRIVE. This property is more fully described as Block
44/1001, Lots 12 &13 and parts of Lots 11 & 14 and is zoned PD-621 (Subdistrict 1), which requires
parking to be provided. The applicant proposes to construct and/or maintain a nonresidential
structure for a restaurant without drive-in or drive-through service use, an office use and an
Office/Showroom use and provide 17 of the required 32 parking spaces, which will require (1) a 15-
space special exception (46.8 percent reduction) to the parking regulation.

LOCATION: 1626 Hi Line Drive
APPLICANT: Jonathan Vinson
REQUEST:

(7) Special Exception to the parking regulations.
STANDARD FOR A SPECIAL EXCEPTION TO THE OFF-STREET PARKING REGULATIONS:

SEC 51P-621.110(b)(2) States that the board may grant a special exception of up to 50 percent of
the required off-street parking upon the findings and considerations listed in SEC 51A-4.311 minus
the number of parking spaces currently not provided due to delta credits, as defined in SEC 51A-
4.704(b)(4)(A). The board of adjustment may impose conditions on the special exception. SEC 51A-
3.111(a) of the Dallas Development Code specifies that the board may grant a special exception to
authorize a reduction in the number of off-street parking spaces required under this article if the
board finds, after a public hearing, that the parking demand generated by the use does not
warrant the number of off-street parking spaces required, and the special exception would
not create a traffic hazard or increase traffic congestion on adjacent or nearby streets.

STAFF RECOMMENDATION:

Special Exceptions (1):

No staff recommendation is made on this request.

2C
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BACKGROUND INFORMATION:

Zoning:
Site: PD-621 (Subdistrict 1)
North: PD-621 (Subdistrict 1) and PD-621 (Subdistrict 1G)
East: PD-621 (Subdistrict 1) and PD-621 (Subdistrict 1F)

South: PD-621 (Subdistrict 1)
West: PD-621 (Subdistrict 1)

Land Use:

The subject site is developed with an Office Showroom/Warehouse use. The areas to the north,
south, east, and west are developed with various uses such as but not limited to Office
Showroom/Warehouse, Multi-family, and Resturant without drive-in or drive-through service.

BDA History:

No BDA history found within the last 5 years

GENERAL FACTS/STAFF ANALYSIS:

The application of Jonathan Vinson for the property located at 1626 Hi Line Drive focuses
on one request relating to the parking regulations.

The proposed request of a 15-space special exception (46.8 percent reduction) is made to
construct and/or maintain a nonresidential structure.

The subject site lot size is 24,800.03 square feet.
The existing building footprint is 14,064 square feet (56.71 percent lot coverage)
PD-621 (Subdistrict 1) requires the following parking ration per specified use:

0 1 parking space per 105 square feet of floor area for restaurant without drive-in or
drive-through service (2,500 / 105 = 23.81).

o0 1 parking space per 1100 square feet of floor area for Warehouse/Showroom up to
20,000 square feet floor area (11,564 / 1100 = 10.51).

Additionally, a parking agreement is required for calculating adjusted standard parking
requirements.

Granting the proposed 15-space special exception (46.8 percent reduction) to the parking
regulations with a condition that the applicant complies with the most recently submitted
site plan, would require the proposal to be constructed as shown on the submitted
documents.

200’ Radius Video: BDA245-047 at 1626 Hi Line Dr

Timeline:

April 16, 2025: The applicant submitted an “Application/Appeal to the Board of

Adjustment” and related documents which have been included as part of

this case report.
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March 5, 2025: The Board of Adjustment Secretary assigned this case to Board of
Adjustment Panel A.

March 14, 2025: Planning and Development Department Senior Planner emailed the
applicant the following information:

° an attachment that provided the public hearing date and panel that
will consider the application; the March 21, 2025, deadline to submit
additional evidence for staff to factor into their analysis; and April 4,
2025, deadline to submit additional evidence to be incorporated into
the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

. the Board of Adjustment Working Rules of Procedure pertaining to
documentary evidence.

March 25, 2025: The Board of Adjustment staff review team meeting was held regarding
this request and other requests scheduled for the April public hearings.
Review team members in attendance included: The Board of Adjustment
Chief Planner/Board Administrator, the Board of Adjustment Senior
Planner, Project Coordinator, Board Secretary, Conservation District Chief
Planner, Chief Arborists, Zoning Senior Planner and Transportation
Engineer.

March 25, 2025: The applicant provided revised Shared Parking Chart.
April 4, 2025: The applicant provided additional documentary evidence.

April 15, 2025: The Board of Adjustment Panel A, at its public hearing held on Tuesday,
April 15, 2025, moved to HOLD this matter under advisement until May
20, 2025.

April 17, 2025: Planning and Development Department Senior Planner emailed the
applicant the following information:

° 1:00 p.m., May 9, 2025, deadline to submit additional evidence to
be incorporated into the board’s docket materials.

May 9, 2025: The applicant provided additional documentary evidence.
Speakers:

For: Jonathan Vinson, 1807 Ross Ave, Suite 440, Dallas TX 75201
Lloyd Denham, 2928 Westminster, Dallas TX 75205
Adam Hammack, 1807 Ross Ave, Suite 440, Dallas TX 75201

Against: No Speakers

Motion

I move that the Board of Adjustment, in Appeal No. BDA 245-047, on application of Jonathon Vinson,
DENY the special exception to the parking regulations requested by this applicant with prejudice,
because our evaluation of the property and the testimony shows this special exception will increase
traffic hazards or increase traffic congestion on adjacent or nearby streets, and the parking deman
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generated by the use warrants the number of required parking spaces.

Maker: David
Neumann
Second: Jay Narey
Results: 4-1 Motion to deny with prejudice
Ayes: - 4 David A. Neumann, Kathleen Davis, Jay
Narey, Michael Hopkovitz (V)
Against: - 1 Rachel Hayden

8. 1616 HI LINE DRIVE
BDA245-048(BT)

BUILDING OFFICIAL’S REPORT: Application of JONATHAN VINSON for (1) a special exception
to the parking regulations at 1616 HI LINE DRIVE. This property is more fully described as Block
44/1001, Lots 7-10 and parts of Lots 6 & 11, and is zoned PD-621 (Subdistrict 1), which requires
parking to be provided. The applicant proposes to construct and/or maintain a nonresidential
structure for a restaurant without drive-in or drive-through service use and an Office/Showroom use
and provide 77 of the required 153 parking spaces, which will require (1) a 76-space special
exception (49.6 percent reduction) to the parking regulation.

LOCATION: 1616 Hi Line Drive
APPLICANT: Jonathan Vinson
REQUEST:

(8) Special Exception to the parking regulations.
STANDARD FOR A SPECIAL EXCEPTION TO THE OFF-STREET PARKING REGULATIONS:

SEC 51P-621.110(b)(2) States that the board may grant a special exception of up to 50 percent of
the required off-street parking upon the findings and considerations listed in SEC 51A-4.311 minus
the number of parking spaces currently not provided due to delta credits, as defined in SEC 51A-
4.704(b)(4)(A). The board of adjustment may impose conditions on the special exception. SEC 51A-
3.111(a) of the Dallas Development Code specifies that the board may grant a special exception to
authorize a reduction in the number of off-street parking spaces required under this article if the
board finds, after a public hearing, that the parking demand generated by the use does not
warrant the number of off-street parking spaces required, and the special exception would
not create a traffic hazard or increase traffic congestion on adjacent or nearby streets.

STAFF RECOMMENDATION:

Special Exceptions (1):

No staff recommendation is made on this request.

BACKGROUND INFORMATION:

Zoning:
Site: PD-621 (Subdistrict 1)
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North: PD-621 (Subdistrict 1) and PD-621 (Subdistrict 1G)
East: PD-621 (Subdistrict 1) and PD-621 (Subdistrict 1F)
South: PD-621 (Subdistrict 1)
West: PD-621 (Subdistrict 1)

Land Use:

The subject site is developed with Office Showroom/Warehouse and Resturant without drive-in or
drive-through service uses. The areas to the north, south, east, and west are developed with various
uses such as but not limited to Office Showroom/Warehouse, Multi-family, and Resturant without
drive-in or drive-through service.

BDA History:
No BDA history found within the last 5 years

GENERAL FACTS/STAFF ANALYSIS:

The application of Jonathan Vinson for the property located at 1616 Hi Line Drive focuses
on one request relating to the parking regulations.

The proposed request of a 76-space special exception (49.6 percent reduction) is made to
construct and/or maintain a nonresidential structure.

The subject site lot size is 40,002.49 square feet.
The existing building footprint is 19,988 square feet (49.97 percent lot coverage)
PD-621 (Subdistrict 1) requires the following parking ratio per specified use:

o 1 parking space per 105 square feet of floor area for restaurant without drive-in or
drive-through service (15,766 / 105 = 150.15).

o 1 parking space per 1100 square feet of floor area for Warehouse/Showroom up to
20,000 square feet floor area (4,222 / 1100 = 3.84).

Additionally, a parking agreement is required for calculating adjusted standard parking
requirements.

Granting the proposed 76-space special exception (49.6 percent reduction) to the parking
regulations with a condition that the applicant complies with the most recently submitted
site plan, would require the proposal to be constructed as shown on the submitted
documents.

200’ Radius Video: BDA245-048 at 1616 Hi Line Dr

Timeline:

April 16, 2025: The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents which have been included as part of
this case report.

March 5, 2025: The Board of Adjustment Secretary assigned this case to Board of

Adjustment Panel A.
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March 14, 2025:

March 25, 2025:

March 25, 2025:
April 4, 2025:
April 15, 2025:

April 17, 2025:

May 9, 2025:

Speakers:

Motion

Planning and Development Department Senior Planner emailed the
applicant the following information:

° an attachment that provided the public hearing date and panel that
will consider the application; the March 21, 2025, deadline to submit
additional evidence for staff to factor into their analysis; and April 4,
2025, deadline to submit additional evidence to be incorporated into
the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

. the Board of Adjustment Working Rules of Procedure pertaining to
documentary evidence.

The Board of Adjustment staff review team meeting was held regarding
this request and other requests scheduled for the April public hearings.
Review team members in attendance included: The Board of Adjustment
Chief Planner/Board Administrator, the Board of Adjustment Senior
Planner, Project Coordinator, Board Secretary, Conservation District Chief
Planner, Chief Arborists, Zoning Senior Planner and Transportation
Engineer.

The applicant provided revised Shared Parking Chart.
The applicant provided additional documentary evidence.

The Board of Adjustment Panel A, at its public hearing held on Tuesday,
April 15, 2025, moved to HOLD this matter under advisement until May
20, 2025.

Planning and Development Department Senior Planner emailed the
applicant the following information:

. 1:00 p.m., May 9, 2025, deadline to submit additional evidence to
be incorporated into the board’s docket materials.

The applicant provided additional documentary evidence.

For: Jonathan Vinson, 1807 Ross Ave, Suite 440, Dallas TX 75201

Lloyd Denham, 2928 Westminster, Dallas TX 75205
Adam Hammack, 1807 Ross Ave, Suite 440, Dallas TX 75201

Against: No Speakers

I move that the Board of Adjustment, in Appeal No. BDA 245-048, on application of Jonathon Vinson,
GRANT the request of this applicant to provide 77 off-street parking spaces to the off-street parking
regulations contained in the Dallas Development Code, as amended, which requires 153 off-street
parking spaces, because our evaluation of the property use and the testimony shows that this
special exception will not increase traffic hazards or increase traffic congestion on adjacent or
nearby streets, and the parking demand generated by the use does not warrant the number og‘
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required parking spaces.

| further move that the following condition be imposed to further the purpose and intent of the Dallas
Development Code:
0 The special exception of 60 spaces shall automatically and immediately terminate if and
when the use is changed or discontinued.

o The valet stand must be located on site at 1616 Hi-Line Drive.

0 That the applicant must appear before the board for a reassessment and final issuance of
the special exception within 12 months of the issuance of the Certificate of Occupancy.

o Compliance with the most recent version of all submitted plans are required.

Maker: Kathleen
Davis
Second: Rachel
Hayden
Results: 5-0 Motion to grant

Unanimously

Ayes: - 5 David A. Neumann, Kathleen Davis, Rachel
Hayden, Jay Narey, Michael Hopkovitz (V)

Against: - 0

**Board member Kathleen Davis left at 5:10 p.m. **

9. 1201 OAK LAWN AVENUE
BDA245-049(BT)

BUILDING OFFICIAL’S REPORT: Application of JONATHAN VINSON for (1) a special exception
to the parking regulations at 1201 OAK LAWN AVENUE. This property is more fully described as
Block 27/7889, part of Lot 1, and is zoned PD-621 (Subdistrict 1), which requires parking to be
provided. The applicant proposes to construct and/or maintain a nonresidential structure for a
restaurant without drive-in or drive-through service use an Office use, and an Office/Showroom use
and provide 73 of the required 135 parking spaces, which will require (1) a 62-space special
exception (45.9 % reduction) to the parking regulation.

LOCATION: 1201 Oak Lawn Avenue
APPLICANT: Jonathan Vinson
REQUEST:

(9) Special Exception to the parking regulations.
STANDARD FOR A SPECIAL EXCEPTION TO THE OFF-STREET PARKING REGULATIONS:

SEC 51P-621.110(b)(2) States that the board may grant a special exception of up to 50 percent of
the required off-street parking upon the findings and considerations listed in SEC 51A-4.311 minus
the number of parking spaces currently not provided due to delta credits, as defined in SEC 51A-
4.704(b)(4)(A). The board of adjustment may impose conditions on the special exception. SEC 51A-
3.111(a) of the Dallas Development Code specifies that the board may grant a special exception to
authorize a reduction in the number of off-street parking spaces required under this article if the

2€
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board finds, after a public hearing, that the parking demand generated by the use does not
warrant the number of off-street parking spaces required, and the special exception would
not create a traffic hazard or increase traffic congestion on adjacent or nearby streets.

STAFF RECOMMENDATION:

Special Exceptions (1):

No staff recommendation is made on this request.

BACKGROUND INFORMATION:

Zoning:
Site: PD-621 (Subdistrict 1)
North: PD-621 (Subdistrict 1)
East: PD-621 (Subdistrict 1)

South: PD-621 (Subdistrict 1)
West: PD-621 (Subdistrict 1)

Land Use:

The subject site is developed with Office Showroom/Warehouse and Resturant without drive-in or
drive-through service uses. The areas to the north, south, east, and west are developed with various
uses such as but not limited to Motor vehicle fueling station, Personal Service, Office
Showroom/Warehouse, and Resturant without drive-in or drive-through service.

BDA History:

No BDA history found within the last 5 years

GENERAL FACTS/STAFF ANALYSIS:

e The application of Jonathan Vinson for the property located at 1201 Oak Lawn Avenue
focuses on one request relating to the parking regulations.

o The proposed request of a 62-space special exception (45.9 percent reduction) is made to
construct and/or maintain a nonresidential structure.

e The subject site lot size is 78,878.29 square feet.
e The existing building footprint is 39,750 square feet (50.39 percent lot coverage)
o PD-621 (Subdistrict 1) requires the following parking ratio per specified use:

0 1 parking space per 105 square feet of floor area for restaurant without drive-in or
drive-through service (12,600 / 105 = 120).

o 1 parking space per 1100 square feet of floor area for Office/Showroom Warehouse
up to 20,000 square feet floor area (20,000 / 1100 = 18.18).

o 1 parking space per 4100 square feet of floor area for Office/Showroom Warehouse
above 20,000 square feet floor area (7,150 / 4100 = 1.74).
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e Additionally, a parking agreement is required for calculating adjusted standard parking

requirements.

o Granting the proposed 62-space special exception (45.9 percent reduction) to the parking
regulations with a condition that the applicant complies with the most recently submitted
site plan, would require the proposal to be constructed as shown on the submitted

documents.

e 200’ Radius Video: BDA245-049 at 1201 Oak Lawn Ave

Timeline:

April 16, 2025:

March 5, 2025:

March 14, 2025:

March 25, 2025:

March 25, 2025:
April 4, 2025:
April 15, 2025:

April 17, 2025:

The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents which have been included as part of
this case report.

The Board of Adjustment Secretary assigned this case to Board of
Adjustment Panel A.

Planning and Development Department Senior Planner emailed the
applicant the following information:

° an attachment that provided the public hearing date and panel that
will consider the application; the March 21, 2025, deadline to submit
additional evidence for staff to factor into their analysis; and April 4,
2025, deadline to submit additional evidence to be incorporated into
the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

. the Board of Adjustment Working Rules of Procedure pertaining to
documentary evidence.

The Board of Adjustment staff review team meeting was held regarding
this request and other requests scheduled for the April public hearings.
Review team members in attendance included: The Board of Adjustment
Chief Planner/Board Administrator, the Board of Adjustment Senior
Planner, Project Coordinator, Board Secretary, Conservation District Chief
Planner, Chief Arborists, Zoning Senior Planner and Transportation
Engineer.

The applicant provided revised Shared Parking Chart.
The applicant provided additional documentary evidence.

The Board of Adjustment Panel A, at its public hearing held on Tuesday,
April 15, 2025, moved to HOLD this matter under advisement until May
20, 2025.

Planning and Development Department Senior Planner emailed the
applicant the following information:
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o 1:00 p.m., May 9, 2025, deadline to submit additional evidence to
be incorporated into the board’s docket materials.

May 9, 2025: The applicant provided additional documentary evidence.

May 20, 2025: The Board of Adjustment Panel A, at its public hearing held on Tuesday,
May 20, 2025, moved to HOLD this matter under advisement until June
17, 2025.

May 21, 2025: Planning and Development Department Senior Planner emailed the
applicant the following information:

. 1:00 p.m., June 6, 2025, deadline to submit additional evidence to
be incorporated into the board’s docket materials.

Speakers:

For: Jonathan Vinson, 1807 Ross Ave, Suite 440, Dallas TX 75201
Lloyd Denham, 2928 Westminster, Dallas TX 75205
Adam Hammack, 1807 Ross Ave, Suite 440, Dallas TX 75201

Against: No Speakers

Motion
| move that the Board of Adjustment, in Appeal No. BDA 245-049, hold this matter under
advisement until June 17, 2025.

Maker: Rachel
Hayden

Second: Jay Narey

Results: 4-0 Motion to hold under advisement
Unanimously

Ayes: - 4 David A. Neumann, Rachel Hayden, Jay
Narey, Michael Hopkovitz (V)

Against: - 0

10. 1500 DRAGON STREET
BDA245-050(BT)

BUILDING OFFICIAL’S REPORT: Application of JONATHAN VINSON for (1) a special exception
to the parking regulations at 1500 DRAGON STREET. This property is more fully described as Block
6851 and is zoned PD-621 (Subdistrict 1), which requires parking to be provided. The applicant
proposes to construct and/or maintain a nonresidential structure for a restaurant without drive-in or
drive-through service use an Office use, an Office/Showroom and a Commercial Amusement
(Inside) (event center) use, and provide 177 of the required 300 parking spaces, which will require
(1) a 123-space special exception (41 percent reduction) to the parking regulation.

LOCATION: 1500 Dragon

APPLICANT: Jonathan Vinson
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REQUEST:

(10) Special Exception to the parking regulations.

STANDARD FOR A SPECIAL EXCEPTION TO THE OFF-STREET PARKING REGULATIONS:

SEC 51P-621.110(b)(2) States that the board may grant a special exception of up to 50 percent of
the required off-street parking upon the findings and considerations listed in SEC 51A-4.311 minus
the number of parking spaces currently not provided due to delta credits, as defined in SEC 51A-
4.704(b)(4)(A). The board of adjustment may impose conditions on the special exception. SEC 51A-
3.111(a) of the Dallas Development Code specifies that the board may grant a special exception to
authorize a reduction in the number of off-street parking spaces required under this article if the
board finds, after a public hearing, that the parking demand generated by the use does not
warrant the number of off-street parking spaces required, and the special exception would
not create a traffic hazard or increase traffic congestion on adjacent or nearby streets.

STAFF RECOMMENDATION:

Special Exceptions (1):

No staff recommendation is made on this request.

BACKGROUND INFORMATION:

Zoning:

Site: PD-621 (Subdistrict 1)
North: PD-621 (Subdistrict 1)
Ease: PD-621 (Subdistrict 1)
South: PD-621 (Subdistrict 1)
West: PD-621 (Subdistrict 1)

Land Use:

The subject site is developed with Commercial Amusement (Event Space), and Office
Showroom/Warehouse. The areas to the north, south, east, and west are developed with various
uses such as but not limited to Office Showroom/Warehouse, Multi-family, and Resturant without
drive-in or drive-through service.

BDA History:

No BDA history found within the last 5 years

GENERAL FACTS/STAFF ANALYSIS:

e The application of Jonathan Vinson for the property located at 1500 Dragon St. focuses on
one request relating to the parking regulations.

o The proposed request of a 123-space special exception (41 percent reduction) is made to
construct and/or maintain a nonresidential structure.

o The subject site lot size is 223,720.73 square feet.
¢ The existing building footprint is 98,531 square feet (44.04 percent lot coverage). 3C
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o PD-621 (Subdistrict 1) requires the following parking ratio per specified use:

0 1 parking space per 358 square feet of floor area for Office-related (3,000 / 358 =
8.38).

o 1 parking space per 105 square feet of floor area for Restaurant without drive-in or
drive-through service (18,000 / 105 = 171.43).

o0 1 parking space per 1100 square feet of floor area for Warehouse/Showroom up to
20,000 square feet floor area (20,000 / 1100 = 18.18).

0 1 parking space per 4100 square feet of floor area for Warehouse/Showroom
above 20,000 square feet floor area (47,531 /4100 = 11.59).

o0 1 parking space per 100 square feet of floor area for Any other use (10,000 / 100 =
100).

e Additionally, a parking agreement is required for calculating adjusted standard parking
requirements.

e Granting the proposed 123-space special exception (41 percent reduction) to the parking
regulations with a condition that the applicant complies with the most recently submitted
site plan, would require the proposal to be constructed as shown on the submitted
documents.

e 200’ Radius Video: BDA245-050 at 1500 Dragon St

Timeline:

April 16, 2025: The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents which have been included as part of
this case report.

March 5, 2025: The Board of Adjustment Secretary assigned this case to Board of
Adjustment Panel A.

March 14, 2025: Planning and Development Department Senior Planner emailed the
applicant the following information:

o an attachment that provided the public hearing date and panel that
will consider the application; the March 21, 2025, deadline to submit
additional evidence for staff to factor into their analysis; and April 4,
2025, deadline to submit additional evidence to be incorporated into
the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

. the Board of Adjustment Working Rules of Procedure pertaining to
documentary evidence.

March 25, 2025: The Board of Adjustment staff review team meeting was held regarding

this request and other requests scheduled for the April public hearings.

Review team members in attendance included: The Board of Adjustment
31
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March 25, 2025:

April 4, 2025:

April 15, 2025:

April 17, 2025:

May 9, 2025:

May 20, 2025:

May 21, 2025:

Chief Planner/Board Administrator, the Board of Adjustment Senior
Planner, Project Coordinator, Board Secretary, Conservation District Chief
Planner, Chief Arborists, Zoning Senior Planner and Transportation

Engineer.

The applicant provided revised Shared Parking Chart.

The applicant provided additional documentary evidence.

The Board of Adjustment Panel A, at its public hearing held on Tuesday,

April 15, 2025, moved to HOLD this matter under advisement until May
20, 2025.

Planning and Development Department Senior Planner emailed the

applicant the following information:

1:00 p.m., May 9, 2025, deadline to submit additional evidence to
be incorporated into the board’s docket materials.

The applicant provided additional documentary evidence.

The Board of Adjustment Panel A, at its public hearing held on Tuesday,

May 20, 2025, moved to HOLD this matter under advisement until June
17, 2025.

Planning and Development Department Senior Planner emailed the

applicant the following information:

Speakers:

Motion

For:

1:00 p.m., June 6, 2025, deadline to submit additional evidence to
be incorporated into the board’s docket materials.

Against:

Jonathan Vinson, 1807 Ross Ave, Suite 440, Dallas TX 75201
Lloyd Denham, 2928 Westminster, Dallas TX 75205
Adam Hammack, 1807 Ross Ave, Suite 440, Dallas TX 75201

No Speakers

I move that the Board of Adjustment, in Appeal No. BDA 245-050, hold this matter under
advisement until June 17, 2025.

Unanimously

Maker: Rachel
Hayden
Second: Jay Narey
Results: 4-0 Motion to hold under advisement

Ayes:

David A. Neumann, Rachel Hayden, Jay
Narey, Michael Hopkovitz (V)

Against: - 0
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ADJOURNMENT

After all business of the Board of Adjustment had been considered, Chairman Neumann entertained
a motion to adjourn at 5:13 p.m.

Maker: Jay Narey

Second: Rachel Hayden

Result: 4-0 Unanimously Motion to adjourn
Required Signature: Date

Mary Williams, Board Secretary
Planning & Development Department

Required Signature: Date
Dr. Kameka Miller-Hoskins, Board Coordinator
Planning & Development Department

Required Signature: Date
David A. Neumann, Chairman
Board of Adjustment
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CITY OF DALLAS, TEXAS

FILE NUMBER: BOA-25-000008_FR1(CJ)

BUILDING OFFICIAL’S REPORT: Application of Anish Thakrar for a fee reimbursement for
(1) a variance to the front-yard setback regulation at 2402 Garden Drive. This property is
more fully described as Block A/2246 Lot 14 and is zoned PD-595 (Subdistrict R-5(A)).

LOCATION: 2402 Garden Drive
APPLICANT: Anish Thakrar

REQUEST:

The applicant is requesting a fee reimbursement for fees paid for the application of the 15-
foot variance to the front-yard setback regulation at 2402 Garden Drive which will appear
before Panel A on June 17, 2025.

STANDARD FOR A FEE WAIVER OR REIMBURSEMENT:

Dallas City Code Section 303.12.1.6. Fee Waiver specifies the board of adjustment may
waive the filing fee if the board finds that payment of the fee would result in substantial financial
hardship to the applicant. The applicant may either pay the fee and request reimbursement at
the hearing on the matter or request that the issue of financial hardship be placed on the
board’s miscellaneous docket for predetermination. If the issue is placed on the miscellaneous
docket, the applicant may not apply to the merits of the request for a waiver have been
determined by the board. In making this determination, the board may require the production
of financial documents.

STAFF RECOMMENDATION:

The staff does not make a recommendation on fee waiver requests since the standard is
whether the board finds that payment of the fee would result in substantial financial hardship
to the applicant.
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CITY OF DALLAS, TEXAS

FILE NUMBER: BDA245-058 (CJ)

BUILDING OFFICIAL’S REPORT: Application of Delia Ledezma for (1) a special exception to
the single-family regulations, and for (2) a variance to the floor area for structures accessory to
single family use regulations at 1615 Alhambra Street. This property is more fully described as
Block 30/6237, Lot 15, and is zoned R-7.5(A), which states that an accessory structure may not
exceed 25 percent of the floor area of the main structure and limits the number of dwelling units
to one. The applicant proposes to construct and/or maintain an additional dwelling unit (not for
rent), which will require (1) a special exception to the single-family zoning use regulations, and to
construct and/or maintain a single family residential accessory structure with 546 square feet of
floor area (31% of the 1,664 square foot floor area of the main structure), which will require (2) a
130 square foot variance to the floor area for structures accessory to single family use regulations.

LOCATION: 1615 Alhambra Street
APPLICANT: Delia Ledezma
REQUEST:

(1) A request for a special exception to the single-family use regulations; and
(2) A request for a variance to the floor area for structures accessory to single-family use
regulations.

STANDARDS OF REVIEW FOR A SPECIAL EXCEPTION TO THE SINGLE-FAMILY ZONING
USE REGULATIONS:

Section 51A-4.209(b)(6)(E)(i) of the Dallas Development Code states that the board of
adjustment may grant a special exception to authorize an additional dwelling unit in any district
when, in the opinion of the board, the additional dwelling unit will not:

(aa) be used as rental accommodations; or

(bb) adversely affect neighboring properties.

Section 51A-4.209(b)(6)(E)(ii) states that in granting this type of special exception, the board shall
require the applicant to deed restrict the subject property to prevent the use of the additional
dwelling unit as rental accommodations.

STANDARDS OF REVIEW FOR A VARIANCE:

Section 51A-3.102(d)(10) of the Dallas Development Code specifies that the board has the power
to grant variances from the front yard, side yard, rear yard, lot width, lot depth, lot coverage, floor
area for structures accessory to single-family uses, height, minimum sidewalks, off-street
parking or off-street loading, or landscape regulations provided that the variance is:

(A) not contrary to the public interest when owing to special conditions, a literal
enforcement of this chapter would result in unnecessary hardship, and so that the spirit
of the ordinance will be observed, and substantial justice done.
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(B) necessary to permit development of a specific parcel of land that differs from other
parcels of land by being of such a restrictive area, shape, or slope, that it cannot be
developed in a manner commensurate with the development upon other parcels of land
with the same zoning; and

(®)) not granted to relieve a self-created or personal hardship, nor for financial reasons
only, nor to permit any person a privilege in developing a parcel of land not permitted by
this chapter to other parcels of land with the same zoning.

ELEMENT Il SUBSTITUTE:

Dallas Development Code Section 51A-3.102(d)(10)(b), formerly known as HB 1475, allows for
the BDA to use their discretion and consider Element 2 of the Variance standard to be met, if:

(i) the financial cost of compliance is greater than 50 percent of the appraised value of the
structure as shown on the most recent appraisal roll certified to the assessor for the municipality
under Section 26.01 of the Texas Tax Code.

(i) compliance would result in a loss to the lot on which the structure is located of at least 25
percent of the area on which development is authorized to physically occur.

(i) compliance would result in the structure not being in compliance with a requirement of a
municipal ordinance, building code, or other requirement.

(iv) compliance would result in the unreasonable encroachment on an adjacent property or
easement; or

(v) the municipality considers the structure to be a nonconforming structure.

STAFF RECOMMENDATION:

1. Special Exceptions (1):
No staff recommendation is made on this request for a special exception to authorize an
additional dwelling unit since the basis for this type of appeal is when in the opinion of the
board, the additional dwelling unit will not: 1) be used as rental accommodations; or 2)
adversely affect neighboring properties.

2. Variance (1) to the floor area for structures accessory to single-family use regulations

Denial

Rationale: Based upon evidence presented and provided by the applicant, staff concluded
that the site is:

A. Not contrary to the public interest as no letters of opposition were received before case
reports were finalized and submitted.

B. The subject site is not restrictive via its size (approximately 8232.84 square feet), shape
or slope; therefore, the property can be developed in a manner commensurate with
development upon other parcels of land in the same zoning.

C. Is not a self-created or personal hardship.

BACKGROUND INFORMATION:

BDA History:
No BDA history found at 1615 Alhambra Street within the last 5 years.
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Square Footage:

e This lot contains 8232.84 of square feet or .189 acres.
e This lotis zoned R-.7.5(A) which has a minimum lot size of 7,500 square feet per dwelling
unit for single-family residential structures.

Site: R-7.5(A) Zoning District
North: R-7.5(A) Zoning District & Clustered Housing (CH)

East: R-7.5(A) Zoning District
South: R-7.5(A) Zoning District

West: R-7.5(A) Zoning District

Land Use:
The subject site and areas to the south, east, and west are zoned R-7.5(A) and areas to the north
are zoned with uses permissible in R-7.5(A) and .

GENERAL FACTS/STAFF ANALYSIS:

The application of Delia Ledezma located at 1615 Alhambra Street focuses on two requests
relating to the single-family zoning use regulations and the floor area for structures accessory
to single-family use regulations.

The applicant proposes to construct and/or maintain an additional dwelling unit (not for rent),
which will require a special exception to the single-family zoning use regulations.

Secondly, the applicant proposes to construct and/or maintain a single family residential
accessory structure with 546 square feet of floor area (31% of the 1,664 square foot floor area
of the main structure), which will require a 130 square foot variance to the floor area for
structures accessory to single family use regulations

The subject site has single street frontage on Alhambra Street.

The subject site along with surrounding properties to the north, south, east and west are zoned
with uses permissible in the R-7.5(A) zoning district. Areas to the north are zoned as R-7.5(A)
and Clustered Housing (CH).

The subject site is currently developed with a single-family residential structure and is located
within an established neighborhood.

The applicant has the burden of proof in establishing that granting the special exception to the
single-family use regulations will not adversely affect neighboring properties and will not be
used as rental accommodations.

Granting the special exception to the single-family use regulations with a condition that the
applicant complies with the submitted site plan and elevations, would require the proposal to
be constructed as shown on the submitted documents.

Granting the special exception to the single-family use regulations would also require the
applicant to deed restrict the subject property to prevent the use of the additional dwelling unit
as rental accommodations.

The applicant has the burden of proof in establishing the following:

e That granting the variance will not be contrary to the public interest when owing to special
conditions, a literal enforcement of this chapter would result in unnecessary hardship, and
so that the spirit of the ordinance will be observed, and substantial justice done.

e The variance is necessary to permit development of a specific parcel of land that differs
from other parcels of land by being of such restrictive area, shape, or slope, that it cannot
be developed in a manner commensurate with the development upon other parcels of land
with the same zoning; and
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e The variance would not be granted to relieve a self-created or personal hardship, nor for
financial reasons only, nor to permit any person a privilege in developing a parcel of land
not permitted by this chapter to other parcels of land with the same zoning.

The board may also consider Dallas Development Code Section 51A-3.102(d)(10)(b), formerly
known as HB 1475 as grounds to determine whether compliance with the ordinance as applied
to a structure that is the subject of the appeal would result in unnecessary hardship:

(a) the financial cost of compliance is greater than 50 percent of the appraised value of the
structure as shown on the most recent appraisal roll certified to the assessor for the
municipality under Section 26.01 (Submission of Rolls to Taxing Units), Tax Code.

(b) compliance would result in a loss to the lot on which the structure is located of at least 25
percent of the area on which development is authorized to physically occur.

(c) compliance would result in the structure not being in compliance with a requirement of a
municipal ordinance, building code, or other requirement.

(d) compliance would result in the unreasonable encroachment on an adjacent property or

easement; or

(e) the municipality considers the structure to be a nonconforming structure.

e Granting the proposed variance below, with a condition that the applicant complies with
the submitted site plan, would require the proposal to be constructed as shown on the
submitted documents.

¢ 130 square foot variance to the floor area regulations.

e 200’ Radius Video: BDA245-058 at 1615 Alhambra Street

Timeline:

March 21, 2025:

April 3, 2025:

April 18, 2025:

April 24, 2025:

The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents which have been included as part of
this case report.

The Board of Adjustment Secretary assigned this case to Board of
Adjustment Panel A.

The Planning and Development Senior Planner emailed the applicant the

following information:

o an attachment that provided the hearing date and panel that will
consider the application; the April 23, 2025, deadline to submit
additional evidence for staff to factor into their analysis; and May
9, 2025, deadline to submit additional evidence to be incorporated
into the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

o the Board of Adjustment Working Rules of Procedure pertaining
to documentary evidence.

The Board of Adjustment staff review team meeting was held regarding
this request and other requests scheduled for the May public hearings.
Review team members in attendance included: The Board of Adjustment
Chief Planner/Board Administrator, the Board of Adjustment Senior
Planner, Project Coordinator, Board Secretary, Conservation District Chief
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https://youtu.be/JIKuBeY9E58?si=-B3NV7RpYS95iwjH

Planner, Chief Arborists, Zoning Senior Planner, and Transportation
Engineer.

May 5, 2025: The Board of Adjustment Secretary assigned this case to Board of
Adjustment Panel A.

May 16, 2025: The Planning and Development Senior Planner emailed the applicant the
following information:

. an attachment that provided the hearing date and panel that will
consider the application; the May 23, 2025, deadline to submit
additional evidence for staff to factor into their analysis; and June
6, 2025, deadline to submit additional evidence to be incorporated
into the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

o the Board of Adjustment Working Rules of Procedure pertaining
to documentary evidence.

May 29, 2025: The Board of Adjustment staff review team meeting was held regarding
this request and other requests scheduled for the June public hearings.
Review team members in attendance included: The Board of Adjustment
Chief Planner/Board Administrator, the Board of Adjustment Senior
Planner, Project Coordinator, Board Secretary, Conservation District Chief
Planner, Chief Arborists, Zoning Senior Planner, and Transportation
Engineer.
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04092025

Notification List of Property Owners
BDA245-058

23 Property Owners Notified

Label # Address Owner
1 1615 ALHAMEBEA 5T LEDEZMA FEANCISCOT
2 1555 YUCCA DE SEERATO DELIA WV
3 1538 YUCCA DR LUGO ISEAEL &
4 1542 YUCCA DR ROMAN GABRIELA C &
5 1546 YUCCA DR EANGEL ALEJANDRO RODEIGUEZY &
1] 1550 YUCCA DR EIVAS NOEMA M &
7 1554 YUCCA DE EUVALCAEBA EAFAFEL FEREY &
8 7303 BEAEMEY ST DOMINGEEZ MARCOS
g 7307 EUEMETT CT PEREZ LINDOLFO &
10 7311 EUEMETT CT HEEMNANDEZ SALVADOR A &
11 7314 BAEMNEY 5T GOMEZ MATILDE &
12 7308 BAEMEY ST FEMAT MANUEL A & HILDA T
13 7302 EAEREMEY 5T Taxpaver at
14 7310 EUEMETT CT ALMARAZX JESUS
15 7306 EUEMETT CT REODEIGUEZ JORGE ALBEETO TORRES
15 7302 EUEMETT CT MANCIO VICTOR ARMNOLDO SANCHEZ &
17 1603 ALHAMEBEA 5T MA LEG PARTNERS 1
18 1607 ALHAMEBEA 5T EEYES RUBEN
19 1619 ALHAMBEA ST LEDEZMA FEANCISCO
20 1623 ALHAMEBEA 5T WEIGHT EELLY é&
21 1627 ALHAMBEA ST PEREZ EUSTOLIA
22 1631 ALHAMEBEREA 5T CASTILLO JOSE GUADALUPE
23 7242 UMPHEESS ED UMPHEESS TEREACE
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NOTICE OF PUBLIC HEARING

BOARD OF ADJUSTMENT OF THE CITY OF DALLAS (PANEL A)

NOTICE IS HEREBY GIVEN that the BOARD OF ADJUSTMENT OF THE CITY OF DALLAS (PANEL
A) will hold a hearing as follows:

DATE: TUESDAY, JUNE 17, 2025

BRIEFING: 9:00 a.m. via Videoconference and in 6EN COUNCIL CHAMBERS at Dallas
City Hall, 1500 Marilla Street

HEARING: 1:00 p.m. Videoconference and in 6EN COUNCIL CHAMBERS at Dallas City
Hall, 1500 Marilla Street

The purpose of the hearing is to consider the following appeal(s) now pending before the Board of
Adjustment:

BDAZ245-058(CJ) Applicaton of Delia Ledezma for (1) a special exception to the single-family
regulations, and for {2) a vanance to the floor area for structures accessory fo single family use
regulations at 1615 ALHAMBRA STREET. This property is more fully described as Block 30/6237, Lot
15, and is zoned R-7.5(A), which states that an accessory structure may not exceed 25 percent of the
floor area of the main structure and limits the number of dwelling units to one. The applicant proposes
to construct andfor maintain an additional dwelling unit (not for rent), which will require (1) a special
exception to the single-family zoning use regulations, and to construct and/or maintain a single family
residential accessory structure with 546 square feet of floor area (31% of the 1,664 square foot floor
area of the main structure), which will require (2} a 130 square foot vanance to the floor area for
structures accessory to single family use regulations.

You have received this notice because you own property within 200 feet of the above property. You
may be interested in attending the Board of Adjustment hearing to express your support for or
opposition to the application. You may also contact the Board of Adjustment by email o
BDAreply@dallas.qov. Letters will be accepted until 900 am the day of the hearing. If you are unable
to attend the hearing. If you choose to respond, it is important that you let the Board know your
reasons for being in favor of or in opposition to the application. The Board members are very interested
in your opinion.

MWote: Any matenals (such as plans, elevations, etc.) included within this notice may be subject to
change.

The Board of Adjustment hearing will be held by videoconference and at 6EN Council Chambers.
Individuals who wish to speak in accordance with the Board of Adjustment Rules of Procedure by
joining the meeting virtually, must register online at hitps:/bit ly/BDA-A-Reqister by the 5 p.m. on
Monday, June 16, 2025. All virtual speakers will be required to show their video in order to
address the board. In Person speakers can register at the hearing. Public Affairs and Outreach will
also stream the public hearing on Spectrum Cable Channel 96 or 99; and bit.lv/citvofdallasty or
YouTube. com/CityofDallasCityHall.

Speakers at the meeting are allowed a maximum of five (3) minutes to address the Board.

Additional information regarding the application may be obtained by calling Cambnra Jordan, Senior
Planner (214) 948-4476, or Mary Williams, Board Secretary at (214) 670-4127. Si desea informacion en
espafiol, favor de llamar al teléfono a Mary Williams al (214) 670-4127.

https://bit.ly/boal617 PLEASE SEND REPLIES TO:
BDAreplvin dallas.gov

Board of Adjustment Letters will be received until 9:00

Planning and Development Department am the dav of the hearing.

1500 Marnlla Street 5CHN, Dallas TX 75201
PLEASE REGISTER AT:
https:/hit.ly/BDA-A-Register
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BOARD OF ADJUSTMENT
CITY OF DALLAS, TEXAS

FILE NUMBER: BDA245-058

BUILDING OFFICIAL'S REPORT: Application of DELIA LEDEZMA for a special
exception to the single-family regulations, and for a variance to the floor area
regulations at 1615 ALHAMBRA ST. This property is more fully described as Block
30/6237, Lot 15, and is zoned R-7.5(A), which an accessory structure may not exceed
25% of the floor area of the main structure and limits the number of dwelling units to
one. The applicant proposes to construct and/or maintain additional dwelling unit (not
for rent), which will require a special exception to the single-family zoning use
regulations, and to construct and/or maintain a single family residential accessory
structure with 546 square feet of floor area (31% of the 1,664 square foot floor area of
the main structure), which will require a 130 square foot variance to the floor area
regulations.

LOCATION: 1615 ALHAMBRA ST.

APPLICANT: DELIA LEDEZMA
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BOARD OF ADJUSTMENT TUESDAY, JUNE 17, 2025
CITY OF DALLAS, TEXAS

FILE NUMBER: BOA-25-000003(BT)

BUILDING OFFICIAL’S REPORT: Application of Maria Perez for (1) a special exception to the
single-family use regulation, for (2) a variance to the floor area regulation, and for (3) a variance
to the side-yard setback regulation at 7215 CORTLAND AVENUE. This property is more fully
described as Block 12/2359, Lot 3, and is zoned R-7.5(A), which limits the number of dwelling
units to one, and prohibits an accessory structure from exceeding 25% of the floor area of the
main structure. The applicant proposes to construct and/or maintain an additional dwelling unit,
not for rent (NFR), which will require (1) a special exception to the single-family zoning use
regulations; and the applicant further proposes to construct and/or maintain a single-family
residential accessory structure with 493 square feet of floor area (39 percent of the 1,269 square
foot floor area of the main structure), which will require (2) a 177 square foot variance to the floor
area regulations.

LOCATION: 7215 Cortland Avenue.
APPLICANT: Maria Perez
REQUEST:

(1) A request for a special exception to the single-family use regulations, and
(2) A request for a variance to the floor area for structures accessory to single-family use
regulations.

STANDARD FOR A SPECIAL EXCEPTION TO THE SINGLE-FAMILY USE REGULATIONS
TO AUTHORIZE AN ADDITIONAL DWELLING UNIT:

Section 51A-4.209(b)(6)(E)(i) of the Dallas Development Code specifies that the board may grant
a special exception to the single-family use regulations of the Dallas Development Code to
authorize an additional dwelling unit on a lot when, in the opinion of the board, the additional
dwelling unit will not:

1) be used as rental accommodations; or
2) adversely affect neighboring properties.

Section 51A-4.209(b)(6)(E)(ii) states that in granting this type of special exception, the board
shall require the applicant to deed restrict the subject property to prevent the use of the additional
dwelling unit as rental accommodations.

STANDARDS OF REVIEW FOR A VARIANCE:

Section 51(A)-3.102(d)(10) of the Dallas Development Code specifies that the board has the
power to grant variances from the front yard, side yard, rear yard, lot width, lot depth, lot coverage,
floor area for structures accessory to single-family uses, height, minimum sidewalks, off-
street parking or off-street loading, or landscape regulations provided that the variance is:
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(A) not contrary to the public interest when owing to special conditions, a literal
enforcement of this chapter would result in unnecessary hardship, and so that the spirit
of the ordinance will be observed, and substantial justice done.

(B) necessary to permit development of a specific parcel of land that differs from other
parcels of land by being of such a restrictive area, shape, or slope, that it cannot be
developed in a manner commensurate with the development upon other parcels of land
with the same zoning; and

(©C) not granted to relieve a self-created or personal hardship, nor for financial reasons
only, nor to permit any person a privilege in developing a parcel of land not permitted by
this chapter to other parcels of land with the same zoning.

ELEMENT Il SUBSTITUTE

Dallas Development Code §51A-3.102(d)(10)(b), formerly known as HB 1475, allows for the BDA
to use their discretion and consider Element 2 of the Variance standard to be met, if:

(i) the financial cost of compliance is greater than 50 percent of the appraised value of the
structure as shown on the most recent appraisal roll certified to the assessor for the municipality
under Section 26.01 of the Texas Tax Code;

(i) compliance would result in a loss to the lot on which the structure is located of at least 25
percent of the area on which development is authorized to physically occur;

(i) compliance would result in the structure not being in compliance with a requirement of a
municipal ordinance, building code, or other requirement;

(iv) compliance would result in the unreasonable encroachment on an adjacent property or
easement; or

(v) the municipality considers the structure to be a nonconforming structure.

STAFF RECOMMENDATION:

Special Exceptions (1):

No staff recommendation is made on this request for a special exception to authorize an additional
dwelling unit since the basis for this type of appeal is when in the opinion of the board, the
additional dwelling unit will not: 1) be used as rental accommodations; or 2) adversely affect
neighboring properties.

Variance to the floor area for structures accessory to single family uses:

Denial

Rationale: Based upon evidence presented and provided by the applicant, staff concluded that
the site is:
A. Not contrary to the public interest as no letters of opposition were received.
B. Subject site does not differ from other parcels of land by being of such a restrictive area,
shape, or slope. Therefore, it can be developed in a manner commensurate with the
development upon other parcels of land in the same zoning.
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C. Not self-created nor is it a personal hardship.

BACKGROUND INFORMATION:

Zoning:
Site: R-7.5(A)
North: R-7.5(A)
East: R-7.5(A)

South: R-7.5(A)
West: R-7.5(A)

Land Use:

The subject site is developed with single-family use and surrounding properties are developed
with single-family uses and various non-residential uses.

BDA History:
No BDA history found within the last 5 years

GENERAL FACTS/STAFF ANALYSIS:

The application of Maria Perez for the property located at 7215 Cortland Avenue focuses
on 2 requests relating to the additional dwelling unit, and floor area for structures
accessory to single-family use regulations.

The first request is for a special exception to the single-family use regulations. The
applicant is proposing to construct and maintain an additional dwelling unit (not for rent),
which will require a special exception to the single-family zoning use regulations.

Lastly, the applicant is requesting a variance to the floor area for structures accessory to
single-family use regulations. The applicant is proposing to construct and maintain an
additional dwelling unit, not for rent, on a site developed with a single-family home greater
than 25 percent of the main floor area.

0 The proposed additional dwelling unit is approximately 493 square feet (39 percent).
0 The main floor area is 1,269 square feet (@ 25 percent = 317 square feet).
o0 Existing structure and setbacks with proposed interior remodel/conversion.

0 Accessory structures are allowed in the side and rear yard setbacks provided the
location is in the rear 30 percent of the lot and does not exceed 15-feet in height.

The surrounding properties to the south, east and west are R-7.5(A) single-family uses.

The Dallas Development Code, single-family use regulations, states that only one dwelling
unit may be located on a lot and that the Board of Adjustment may grant a special
exception to this provision and authorize an additional dwelling unit on a lot when, in the
opinion of the board, the special exception will not: (1) be use as rental accommodations;
or (2) adversely affect neighboring properties.
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The Dallas Development Code specifies that the board has the power to grant variances
from the floor area for structures accessory to single-family uses, provided that the
variance is, not contrary to the public interest, necessary to permit development of
a specific parcel of land and not granted to relieve a self-created or personal
hardship.

The applicant has the burden of proof in establishing that the special exception to the
single-family use regulations will not adversely affect the neighboring properties and will
not be used as rental accommodations.

Granting the special exception to the single-family use regulation, variance to the floor
area regulations and variance to the side-yard setback regulations with a condition that
the applicant complies with the submitted site plan and elevations, would require the
proposal to be constructed as shown on the submitted documents. Granting the special
exception to the single-family use regulations would also require the applicant to deed
restrict the subject property to prevent the use of the additional dwelling use as rental
accommodations.

200’ Radius Video: BOA-25-000003 at 7215 Cortland Ave

Timeline:

May 12, 2025: The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents which have been included as part of
this case report.

May 5, 2025: The Board of Adjustment Administrator assigned this case to Board of
Adjustment Panel A.

May 19, 2025: The Planning and Development Senior Planner emailed the applicant the
following information:

o an attachment that provided the public hearing date and panel
that will consider the application; the May 23, 2025, deadline to
submit additional evidence for staff to factor into their analysis;
and May 30, 2025, deadline to submit additional evidence to be
incorporated into the board’s docket materials.

o the criteria/standard that the board will use in their decision to
approve or deny the request; and

o the Board of Adjustment Working Rules of Procedure pertaining
to documentary evidence.

May 29, 2025: The Board of Adjustment staff review team meeting was held regarding

this request and other requests scheduled for the June public hearings.
Review team members in attendance included: The Board of Adjustment
Chief Planner/Board Administrator, the Board of Adjustment Senior
Planner, Project Coordinator, Board Secretary, Conservation District Chief
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Planner, Chief Arborists, Zoning Senior Planner, and Transportation
Engineer.

62



Case no; BOA'25'000003
Date: 05/16/2025
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Label #

= W N

o N v Ol

10

12
13
14
15
16
17
18
19
20
21

23
24

Address
7215
7302
7222
7218
7214
7210
7206
7202
7130
7303
7302
7211
7207
7203
7129
7222
7218
7212
7210
7206
7202
7128
7223
7219

Notification List of Property Owners

CORTLAND AVE
CORTLAND AVE
CORTLAND AVE
CORTLAND AVE
CORTLAND AVE
CORTLAND AVE
CORTLAND AVE
CORTLAND AVE
CORTLAND AVE
CORTLAND AVE
THURSTON DR
CORTLAND AVE
CORTLAND AVE
CORTLAND AVE
CORTLAND AVE
THURSTON DR
THURSTON DR
THURSTON DR
THURSTON DR
THURSTON DR
THURSTON DR
THURSTON DR
CORTLAND AVE
CORTLAND AVE

B0OA-25-000003

24 Property Owners Notified

Owner

ALVARADO MARIA DELCONSUELOP &

RIZO MARIA ROSARIO
CAMACHO URSULA A &

ALONSO MARIA DE JESUS CANELO &
MARTINEZ JOSE ELEAZAR YADO

TORRES CARLOS

RAMOS DANIEL R
FLORESVALDEZ REULO &
MEDRANO ELISA TARANGO
Taxpayer at

ARRIAGA MIKE &

LEITCH JONDA LEE &
GUERRA IRREVOCABLE TRUST
GUERRA JOE P

GUERRA JOE P & PAULINE
RUIZ FRED & MARY
NGUYEN CAROL &
OROZCO ROSA

MORRISON ALAN |

LOPEZ JULIO R & FREDDIE B LOPEZ

ESPINOZA CHRISTOPHER
NAVARRO BALDEMARO &
NUNCIO JOHN &

GOMEZ MARTIN &
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A NOTIFICATION
h AREA OF NOTIFICATION
11,200

Case no:

Date:

BOA-25-000003

5/16/2025

Route Directions:

Start on Cortland Ave.
Left on Lovedale Ave.
Left on Thurston Dr.

Left on Empire Central PI.
Left on Concord Ave.
Left on Lovedale Ave.
Right on Cortland Ave.
*Subject Site at 0:37.
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200’ Radius Route Map

I The number 0" indicates City of Dallas Ownership

NOTIFICATION

AR

NUMBLR OF PROPLRTY
OWNERS NOTIFIED

e vo. BOA-25-000003

5/16/2025
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HOTICE OF PUBLIC HEARING
BOARD OF ADJUSTMENT OF THE CITY OF DALLAS (PANEL A)

MOTICE IS HEREBY GIVEM that the BOARD OF ADJUSTMENT OF THE CITY OF DALLAS [PANEL
A) will hold a hearing as follows:

DATE: TUESDAY, JUNE 17, 2025

BERIEFING: 4:00 a.m. via Videoconference and in 6EN COUNCIL CHAMBERS at Dallas
City Hall, 1500 Marilla Street

HEARING: 1:00 p.m. Videoconference and in 6EN COUNCIL CHAMBERS at Dallas City
Hall, 1500 Marilla Street

The purpose of the hearng is to consider the following appeal(s) now pending before the Board of
Adjustment:

BOA-25-000003(BT) Application of Maria Perez for (1) a special exceplion to the single-family use
regulations, and for (2) a varance to the floor area for structures accessory to single family use
regulations at 7215 CORTLAND AVENUE. This property is more fully described as Block 12/2359 Lot
3, and is zoned R-7.5(A), which limits the number of dwelling unite to one, and states that an accessory
structure may not exceed 25 percent of the floor area of the main structure. The applicant proposes to
construct andfor maintain an additional dwelling unit (not for rent), which will require {1) a special
exception to the single-family use regulations, and the applicant proposes to construct andfor maintain
a single-family residential accessory structure with 317 Sguare feet of floor area (39% of the 1,269
square foot floor area of the main structure), which will require (2) a 177 square foot variance to the
floor area for structures accessory to single family use regulations.

You have received this notice because you own property within 200 feet of the above property. You
may be interested in attending the Board of Adjustment hearing to express your support for or
opposition to the application. You may also contact the Board of Adjustment by email to
BOAreplyi@dallas.gov. Letiers will be sccepted until 9:00 am the dav of the hearing. If you are unable
to attend the hearing. If you choose fo respond, it is important that you let the Board know your
reasons for being in favor of or in opposition to the application. The Board members are very interested
in your opinion.

Hote: Any materals (such as plans, elevations, etc.) included within this notice may be subject to
change.

The Board of Adjustment hearing will be held by videoconference and at 6EN Council Chambers.
Individuals who wish to speak in accordance with the Board of Adjustment Rules of Procedure by
joining the meeting virtually, must register online at hitps.Vhit.ywBDA-A-Reqgister by the 5 pm. on
Monday., June 16, 2025, All virtual speakers will be required to show their video in order to
address the board. In Person speakers can register at the hearing. Public Affairs and Outreach will
alzo stream the public hearing on Spectrum Cable Channel 96 or 99; and bit.ly/cityofdallasty or
YouTube com/CityofDallasCityHall.

Speakers at the meeting are allowed a maximum of five (5) minutes to address the Board.

Additional information regarding the application may be obtained by calling Bryant Thompson, Senior
Planner {214) 948-4502, or Mary Wiliams, Board Secretary at (214) 670-4127. Si desea informacion en
espafiol, favor de llamar al teléfono a Mary Williams al (214) 670-4127.

https:/ibit.ly/boal§1 7 PLEASE SEND REPLIES TO:

BDAreph@dallas.gov
Board of Adjustment = o =
Planning and Development Department Letters will be received until 9:00

1500 Marilla Strest SCN, Dallas TX 75201 am the day of the hearing.

PLEASE REGISTER AT:
https:/bit. W/ BDA-A-Eegister
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BOARD OF ADJUSTMENT
CITY OF DALLAS, TEXAS

FILE NUMBER: BOA-25-000003

BUILDING OFFICIAL'S REPORT: Application of Maria Perez for a special exception to
the single-family use regulations, and for (2) a variance to the floor area regulations at 7215
CORTLAND AVE. This property is more fully described as BLK 12/2359 LT 3, and is zoned
R-7.5(A), which limits the number of dwelling units to one, and an accessory structure may not
exceed 25% of the floor area of the main structure. The applicant proposes to construct and/or
maintain an additional dwelling unit (not for rent), which will require a special exception to the
single-family use regulations, and the applicant proposes to construct and/or maintain a single-
family residential accessory structure with 317 SF of floor area (39% of the 1,269 square foot
floor area of the main structure), which will require (2) a 177 SF variance to the floor area
regulations..

LOCATION: 7215 CORTLAND AVE
APPLICANT: Maria Perez
REQUEST: A request for (1) a special exception to the single-family use regulations,

and for (2) a variance to the floor area regulations.
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BOARD OF ADJUSTMENT TUESDAY, JUNE 17, 2025
CITY OF DALLAS, TEXAS

FILE NUMBER: BOA-25-000005(CJ)

BUILDING OFFICIAL’S REPORT: Application of Robert Baldwin for (1) a variance to the front-
yard setback regulation, for (2) a special exception to the fence height regulations, for (3) a special
exception to the fence opacity regulation, and for (4) a special exception to the 20-foot visibility
obstruction regulation at 10806 Camellia Drive. This property is more fully described as Block
4/5500," Lot 3, and is zoned R-16(A), which requires a front-yard setback of 35-feet, and limits
the height of a fence in the front-yard to 4-feet, requires a fence panel with a surface area that is
less than 50-percent open may not be located less than 5-feet from the front lot line, and requires
a 20-foot visibility triangle at the intersection of an alley and an adjacent street curb line. The
applicant proposes to construct and/or maintain a single-family residential structure and provide
a 20-foot front-yard setback, which will require (1) a 15-foot variance to the front-yard setback
regulation, and to construct and/or maintain an 8-foot-high fence in a required front-yard, which
will require (2) a 4-foot special exception to the fence height regulation, and to construct and/or
maintain a fence in a required front-yard with a fence panel having less than 50- percent open
surface area located less than 5-feet from the front lot line, which will require (3) a special
exception to the fence opacity regulations, and to construct and/or maintain a single-family
residential fence structure in a required visibility obstruction triangle at an alley and Royal Lane,
which will require (4) a special exception to the visibility obstruction regulations at the intersection
of an alley and street.

LOCATION: 10806 Camelia Drive
APPLICANT: Robert Baldwin
REQUEST:

(1) A request for a variance to the front-yard setback regulations; and

(2) A request for a special exception to the fence height regulations; and

(3) A special exception to the fence standards regulations regarding opacity; and
(4) A special exception to the 20-foot visibility obstruction regulations.

STANDARDS OF REVIEW FOR A VARIANCE:

Section 51A-3.102(d)(10) of the Dallas Development Code specifies that the board has the power
to grant variances from the front yard, side yard, rear yard, lot width, lot depth, lot coverage, floor
area for structures accessory to single-family uses, height, minimum sidewalks, off-street parking
or off-street loading, or landscape regulations provided that the variance is:

(A) not contrary to the public interest when owing to special conditions, a literal
enforcement of this chapter would result in unnecessary hardship, and so that the spirit
of the ordinance will be observed, and substantial justice done.

(B) necessary to permit development of a specific parcel of land that differs from other
parcels of land by being of such a restrictive area, shape, or slope, that it cannot be
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developed in a manner commensurate with the development upon other parcels of land
with the same zoning; and

(C) not granted to relieve a self-created or personal hardship, nor for financial reasons
only, nor to permit any person a privilege in developing a parcel of land not permitted by
this chapter to other parcels of land with the same zoning.

ELEMENT Il SUBSTITUTE:

Dallas Development Code § 51A-3.102(d)(10)(b), formerly known as HB 1475, allows for the BDA
to use their discretion and consider Element 2 of the Variance standard to be met, if:

(i) the financial cost of compliance is greater than 50 percent of the appraised value of the
structure as shown on the most recent appraisal roll certified to the assessor for the municipality
under Section 26.01 of the Texas Tax Code.

(i) compliance would result in a loss to the lot on which the structure is located of at least 25
percent of the area on which development is authorized to physically occur.

(i) compliance would result in the structure not being in compliance with a requirement of a
municipal ordinance, building code, or other requirement.

(iv) compliance would result in the unreasonable encroachment on an adjacent property or
easement; or

(v) the municipality considers the structure to be a nonconforming structure.

STANDARD OF REVIEW FOR A SPECIAL EXCEPTION TO FENCE HEIGHT & OPACITY
STANDARD REGULATIONS: Section 51A-4.602(a)(11) of the Dallas Development Code states
that the board may grant a special exception to the fence standard regulations when in the opinion
of the board, the special exception will not adversely affect neighboring property.

STANDARD OF REVIEW FOR A SPECIAL EXCEPTION TO VISUAL OBSTRUCTION
REGULATIONS:

Section 51A-4.602(d)(3) of the Dallas Development Code states that the board may grant a
special exception to the visual obstruction regulations when in the opinion of the board, the
special exception will not constitute a traffic hazard.

STAFF RECOMMENDATION:

STAFF RECOMMENDATION:

1. Variance (1) to the Front-Yard Setback regulations

Approval

Rationale: Based upon evidence presented and provided by the applicant, staff concluded
that the site is:

A. Not contrary to the public interest as no letters of opposition were received before case
reports were finalized and submitted.

B. The subject site is not irregularly shaped, sloped and is larger than the minimum lot size
required in R-16(A) (.38 ac or 16552.8 sq ft) Zoning District but is still restrictive in buildable
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C.

area. The subject site is a corner lot and sits at the intersection of Camelia Drive and Royal
Lane. The subject site also has two front yards due to blockface continuity; each front yard
requires 35-foot setbacks which decreases the buildable area even more; therefore, the
property cannot be developed in a manner commensurate with development upon other
parcels of land in the same zoning.

Is not a self-created or personal hardship.

Special Exceptions (3):

No staff recommendation is made on these requests.

BACKGROUND INFORMATION:

BDA History:

No BDA history found at 10806 Camelia Drive in the last 5 years.

Square Footage:

This lot contains 16552.8 of square feet.
This lot is zoned R-16(A) which has a minimum lot size of 16,000 square feet.

Zoning:
Site: R-16(A) (Single Family District)
North: R-16(A) (Single Family District)
East: R-16(A) (Single Family District)
South: R-16(A) (Single Family District)
West: R-16(A) (Single Family District)/ Community Retail (CR)

Land Use:

The subject site is vacant. Surrounding properties to the north, south, east and west are
developed with single-family uses. Portions of properties to the west are also developed with uses
permissible in the Community Retail (CR) zoning district.

GENERAL FACTS/STAFF ANALYSIS:

The application of Robert Baldwin for property located at 10806 Camelia Drive focuses on
4 requests relating to front yard setback, fence height, fence opacity and visual obstruction
regulations.

The applicant proposes to construct and/or maintain a single-family residential structure
and provide a 20-foot front-yard setback, which will require a 15-foot variance to the front-
yard setback regulations; R-16(A) zoning district requires a 35-foot front yard setback.

Secondly, the applicant proposes to construct and maintain an 8-foot fence in a required
front yard, which will require a 4-foot special exception to the fence height regulations.

For the third deviation, the applicant is requesting a special exception to the fence
standards regulations regarding opacity; the applicant is proposing that the fence be
constructed as a cedar picket fence at the property line along the required front yard on
Royal Lane.
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Lastly, the applicant is proposing to maintain a single-family residential fence structure in
a required 20-foot visibility obstruction triangle, which will require a special exception to
the 20-foot visibility obstruction regulations at the intersection of the alley and Royal Lane.

The subject site along with properties immediately to the north, south, east, and west are
all developed with single-family homes.

It is imperative to note that the subject site is a corner lot with double street frontage on
Camelia Drive and Royal Lane.

The street frontage along Camelia and Royal Lane act as two front yards due to block-
face continuity.

Based upon staff’s analysis of the surrounding properties, there are several homes along
Camelia Drive and Royal Lane with fences and gates in the required front yard and/or
some form of vegetation serving as a screening mechanism.

The applicant has stated that the request for special exception has been made for safety
and privacy reasons.

There is an existing fence on the property; this existing fence will be replaced by the
proposed fence, if granted.

The Dallas Development Code states that in all residential districts except multifamily
districts, a fence may not exceed four feet above grade when located in the required front
yard. The Dallas Development Code also states that no fence panel having less than 50
percent open surface area may be located less than 5-feet from the lot line.

The applicant has the burden of proof in establishing that the special exception(s) to the
fence regulations relating to height and opacity will not adversely affect the neighboring
properties.

The applicant has the burden of proof in establishing that the special exception(s) to the
fence regulations regarding visual obstruction will not constitute a traffic hazard.

Granting the special exceptions to the fence standards relating to height, opacity and
visual obstruction regulations with a condition that the applicant complies with the
submitted site plan and elevations, would require the proposal to be constructed as shown
on the submitted documents.

The applicant has the burden of proof in establishing the following:

That granting the variance will not be contrary to the public interest when owing to special
conditions, a literal enforcement of this chapter would result in unnecessary hardship, and
so that the spirit of the ordinance will be observed, and substantial justice done.

The variance is necessary to permit development of a specific parcel of land that differs
from other parcels of land by being of such restrictive area, shape, or slope, that it cannot
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be developed in a manner commensurate with the development upon other parcels of land
with the same zoning; and

e The variance would not be granted to relieve a self-created or personal hardship, nor for
financial reasons only, nor to permit any person a privilege in developing a parcel of land
not permitted by this chapter to other parcels of land with the same zoning.

The board may also consider Dallas Development Code § 51A-3.102(d)(10)(b), formerly known
as HB 1475 as grounds to determine whether compliance with the ordinance as applied to a
structure that is the subject of the appeal would result in unnecessary hardship:

(a) the financial cost of compliance is greater than 50 percent of the appraised value of the
structure as shown on the most recent appraisal roll certified to the assessor for the
municipality under Section 26.01 (Submission of Rolls to Taxing Units), Tax Code.

(b) compliance would result in a loss to the lot on which the structure is located of at least 25
percent of the area on which development is authorized to physically occur.

(c) compliance would result in the structure not being in compliance with a requirement of a
municipal ordinance, building code, or other requirement.

(d) compliance would result in the unreasonable encroachment on an adjacent property or
easement; or

(e) the municipality considers the structure to be a nonconforming structure.

e Granting the proposed variance below, with a condition that the applicant complies with
the submitted site plan, would require the proposal to be constructed as shown on the
submitted documents.

e 15- foot variance to the front yard setback regulations.

e 200’ Radius Video: BOA-25-000005 at 10806 Camelia Drive

Timeline:

May 6, 2025: The Board of Adjustment Secretary assigned this case to Board of
Adjustment Panel A.

May 7, 2025: The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents which have been included as part of
this case report.

May 16, 2025: The Planning and Development Senior Planner emailed the applicant the

following information:

o an attachment that provided the hearing date and panel that will
consider the application; the May 23, 2025, deadline to submit
additional evidence for staff to factor into their analysis; and June
6, 2025, deadline to submit additional evidence to be incorporated
into the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

o the Board of Adjustment Working Rules of Procedure pertaining
to documentary evidence.
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https://youtu.be/LDY6uqwbUPM?si=Q-NPO6P6rFuFCZZc

May 29, 2025:

The Board of Adjustment staff review team meeting was held regarding
this request and other requests scheduled for the June public hearings.
Review team members in attendance included: The Board of Adjustment
Chief Planner/Board Administrator, the Board of Adjustment Senior
Planner, Project Coordinator, Board Secretary, Conservation District Chief

Planner, Chief Arborists, Zoning Senior Planner, and Transportation
Engineer.
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10808
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10787
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10831
10823
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10807
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6121

Notification List of Property Owners
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MOTICE OF PUBLIC HEARING

BOARD OF ADJUSTMENT OF THE CITY OF DALLAS (PANEL A)

HOTICE IS HEREBY GIVEM that the BOARD OF ADJUSTMENT OF THE CITY OF DALLAS (PANEL
A) will hold a hearing as follows:

DATE: TUESDAY, JUNE 17, 2025

BRIEFING: 9:00 a.m. via Videoconference and in 6EN COUNCIL CHAMBERS at Dallas
City Hall, 1500 Marilla Street

HEARING: 1:00 p.m. Videoconference and in 6EN COUNCIL CHAMBERS at Dallas City
Hall, 1500 Marilla Street

The purpose of the hearng is to consider the following appeal{s) now pending before the Board of
Adjustment:

BOA-25-000005{CJ) Application of Robert Baldwin for (1) a varance to the front-yard setback
regulation, for (2) a special exception to the fence height regulations, for (3) a special exception to the
fence opacity regulation, and for (4) a special exception to the 20-foot visibility obstruction regulation at
10806 CAMELLIA DRIVE. This property is more fully described as Block 445500 Lot 3, and is zoned R-
16{A), which requires a front-yard setback of 35-fest, and limits the height of a fence in the front-yard to
4-feet, requires a fence panel with a surface area that iz less than S50-percent open may not be located
less than S-feet from the front lot line, and requires a 20-foot visibility triangle at the intersection of an
alley and an adjacent street curb line. The applicant proposes to construct andfor maintain a single-
family residential structure and provide a 20-foot front-yard setback, which will require (1) a 15-foot
varnance to the front-yard setback regulation, and to construct andfor maintain an 8-foot-high fence in a
required front-yard, which will require (2) a 4-foot special exceplion to the fence height regulation, and
to construct andfor maintain a fence in a required front-yard with a fence panel having less than 50-
percent open surface area located less than 5-feet from the front lot line, which will require (3} a special
exception to the fence opacity regulations, and to construct andfor maintain a single-family residential
fence structure in a required visibility cbstruction triangle at an alley and Royal Lane, which will require
{4) a special exception to the visibility obstruction regulations at the intersection of an alley and street.

You have received this notice because you own property within 200 feet of the above property. You
may be interested in attending the Board of Adjustment hearing to express your support for or
opposition to the application. You may also contact the Board of Adjustment by email to
BDAreply@dallas gov. Letters will be accepted until 9:00 am the day of the hearing. If you are unable
to attend the hearing. If you choose to respond, it is important that you let the Board know your
reasons for being in favor of or in opposition to the application. The Board members are very interested
in your opinion.

Mote: Any materials (such as plans, elevations, etc.) included within this notice may be subject to
change.

The Board of Adjustment hearing will be held by videoconference and at 6EN Council Chambers.
Individuals who wish to speak in accordance with the Board of Adjustment Rules of Procedure by
joining the meeting virtuwally, must register online at hitpe:Vbit. WBDA-A-Register by the & p.m. on
Monday, June 16, 2025, All virtual speakers will be required to show their video in order to
address the board. In Person speakers can register at the hearing. Public Affairs and Outreach will
alzo stream the public hearing on Spectrum Cable Channel 96 or 99; and bit ly'cityofdallasty or
YouTube comiCityofDallasCityHall.

Speakers at the meeting are allowed a maximum of five {5) minutes to address the Board.
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Additional information regarding the application may be obtained by calling Cambria Jordan, Senior
Planner {214) 948-4476, or Mary Wiliams, Board Secretary at (214) 670-4127. 5i desea informacion en
espafiol, favor de llamar al teléfono a Mary Williams al (214) 670-4127.

PLEASE SEND REPLIES TO:
BDArephimdallas.zov
Letters will be received until 9:00

Board of Adjustment am the day of the hearing,

Planning and Development Department PLEASE REGISTER AT:
1500 Marilla Street 5C N. Dallas TX 75201 lll'l'ﬂ?:-'..'Ih'lllt.1"-'."BD."';-.'I!L-RE'“'15 ter

https:/ibit.lyboal&17
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TOGETHER WEARE BUNLIDING A SAFF AND UMTED DALLASY
——— . - -

Case No.: BDA = I

Date: JSE
R-16(A}

Data Relative 1o Subject Property:
Location address: 10808 Camellia DFWE Zoning District:
3 Block No.: /5500 acreage: 0.38  census Traq: 48113013300

Lot Mo_;

Street Frontage (in Feat}: 1) 1171 2) 160’ 3) a] 5]
Tothe Honorable Board of Adjustment:

Beechwood Custom Homes, LLC

Crwner of Property (per Wammanty Deed):

Applicant: Rob Baldwin, Baldwin Associates Telephone: 214-824-7849
Mailing Address: 3904 Elm Street, Suite B - Dallas Zip Code; _ 19228
E-mail Address: TOD@baldwinpianning.com / michele@baldwinplanning.com
Represented by: ROD Baldwin, Baldwin Associates  telephone; 214-824-7840
Mailing Address: 5204 EIm Street, Suite B - Dallas Zip Code: 19226

E-mail Address: __Mob@baldwinplanning.com / michele@baldwinplanning.com
Affirm that an appeal has bean made for a Variance _, or Special ExceptionX_, of Of 15" to the side yard setback

to aliow a 20' setback, special exception of 4' to allow an 8' fence, special exception to allow

the fence to be solid and special exception to allow encreachment into the alley visibility triangle.

Application Is made to the Board of Adjustment, in accerdance with the provisions of the Dallas Development Code, to

Grant the described appeal for the fallowing reason:
Tha ¥ macde ) sathack wan intisdy approved by e city (2011041067 Tha owner subrmittad & ninessd plen for resiow snd was mchepad tha the wiog yord sebach wan appmomed i o).

Tmmmrmmm e M1BnEln Basedl o the Bpeeorved pans. The pmpaty in oceisd nel 1o 5 sy thomugdens. The propooss e will piwite o RoemacsaTsd with
Lrivecy Bng BacUrTey Trom e o and wall nol ragat] sy Sffac JmTAnding oimes.

Mote ta Applicant: If the appeal requested in this application is granted by the Board of Adjustment, a permit must
be applied for within 180 days of the date of the final action of the Board, unless the Board specifically prants a

lenger pericd.
Affidavit
Before me the undersigned on this day personally appeared Rob Baldwin

{Affiant/Applicant's name printed}
who on (his/her] cath certifies that the ahme statements are true and correct to hisfher hest knowladge and that

hefshe is the ownerfor prw representative of the subject property
tespactfully submitted:

"“"“; FJE: |affiant/Applicant's signature)

\\ }, z,
% e

ribgdiand sworn to before me this day of 2dona e n./] : Mj

S s :
> 5> 2.y =

éda’i ﬁ L5iaE | 2P g?ﬁ:!

R D“"é? g Notary Publleinand for Dallas County, Tex

..+_";."
LA
5 | REV 035.24.2023
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BOARD OF ADJUSTMENT
CITY OF DALLAS, TEXAS

FILE NUMBER: BOA-25-000005

BUILDING OFFICIAL'S REPORT: Application of Robert Baldwin for (1) a variance to the
front-yard setback regulation, for (2) a special exception to the fence height regulations, for (3)
a special exception to the fence opacity regulation, for (4) a special exception to the 20-foot
visibility obstruction regulation at 10806 CAMELLIA DR. This property is more fully
described as BLK 4/5500 LT 3, and is zoned R-16(A), which requires a front-yard setback of
35-feet, and limits the height of a fence in the front- yard to 4-feet, and requires a fence panel
with a surface area that is less than 50-percent open may not be located less than 5-feet from the
front lot line, and a person shall not erect, place, or maintain a structure, berm, plant life, or any
other item on a lot if the item is in a visibility triangle. The applicant proposed to construct
and/or maintain a single-family residential structure and provide a 20-foot front-yard setback,
which will require (1) a 15-foot variance to the front-yard setback regulation, and to construct
and/or maintain an 8-foot-high fence in a required front-yard, which will require (2) a 4-foot
special exception to the fence height regulation, and to construct and/or maintain a fence in a
required front-yard with a fence panel having less than 50- percent open surface area located
less than 5-feet from the front lot line, which will require (3) a special exception to the fence
opacity regulations, and to construct and/or maintain a single-family residential fence structure
in a required visibility obstruction triangle, which will require (4) a special exception to the
visibility obstruction regulation.

LOCATION: 10806 CAMELLIA DR
APPLICANT: Robert Baldwin
REQUEST: A request for (1) a variance to the front-yard setback regulations, for (2) a

special exception to the fence height regulations, for a (3) special exception to the fence opacity
regulations, for a (4) special exception to the 20-foot visibility obstruction regulation.
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Todd Hamilton
Architects

11909 PRESTON RD.
SUITE 292
DALLAS, TX 75230
214 770 4649

© TODD HAMILTON ARCHITECT
ALL RIGHTS RESERVED
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Baldwin
Associates

May 20, 2025

Mr. Bryant Thompson

Senior Planner — Board of Adjustment
Department of Development Services
City of Dallas

1500 Marilla Street, Room 5BN
Dallas, Texas 75201

Re: 10806 Camellia

Dear Mr. Thompson,

This firm represents the owner of the property located at 10806 Camellia Drive in their request
for a variance related to the projected front yard setback along Royal Lane, as well as special
exceptions to (1) allow a fence taller than eight feet within a projected front yard and (2) permit a
slight encroachment into the sight visibility triangle. Approval of these requests is essential to
allow the subject property to be developed in a manner commensurate with other homes in the R-
16(A) zoning district.

Background and Justification:

The subject property is located at the northeast corner of Camellia Drive and Royal Lane.
Historically, the property fronted onto Camellia Drive; however, the adjacent home to the east
fronts Royal Lane, thereby projecting a 60-foot front yard setback onto this corner lot.
Consequently, the property is encumbered by two 60-foot front yard setbacks, combined with
two 10-foot side yard setbacks, which severely restricts the buildable area compared to other lots
in the R-16(A) zoning district. Specifically, the projected front yard setback along Royal Lane
would reduce the buildable area by approximately 71%.

Previously, a home existed on the site, situated essentially in the same location as the proposed
new home, but it was demolished in 2021. Unfortunately, with the demolition, the property lost
its legal nonconforming rights. This application seeks to allow a new home to be constructed in a
location similar to the previous structure, thus maintaining the historic development pattern.

In addition to the variance request, the owner seeks a special exception to reconstruct an existing
eight-foot-tall wooden fence along Royal Lane. The fence, though currently in poor condition,

provides necessary privacy and noise mitigation. Once removed, the existing nonconforming

3904 Elm Street Suite B - Dallas, TX 75226 - 214-824-7949
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rights would be extinguished; thus, special exception approval is critical. Notably, similar
privacy fences exist along Royal Lane in the immediate vicinity and given that Royal Lane is a
six-lane divided thoroughfare, the replacement of this fence would not contribute to any sense of
"canyonization" or negatively impact the streetscape.

Finally, the owner requests a special exception for a minor, approximately one-foot,
encroachment into the sight visibility triangle at the intersection of Royal Lane and the alley to
the east. Due to the presence of a median along Royal Lane, left turns from the alley are not
permitted, minimizing any traffic safety concern. The proposed fence would therefore not
impede safe visibility or vehicular movement.

Unique Characteristics of the Lot:

Dual Front Yard Setbacks:

The lot is uniquely burdened with two 60-foot front yard setbacks due to its corner
location and block continuity requirements, unlike typical R-16(A) lots which generally
have one front yard setback.

Inability to Build Commensurately Without Relief:

The combination of the required front and side yard setbacks leaves an unreasonably
small building envelope, making it impossible to construct a home comparable in size
and placement to others in the district without variance relief.

Hardship Not Self-Created:

The hardship associated with this lot was not self-created. This is a legally platted
building site that historically supported a residence. The hardship arises solely from the
intersection of block continuity standards and the demolition of the prior structure, not
from any action by the current owner.

It 1s also important to note that the owner initially received a building permit based on submitted
plans, but the City later revoked it due to compliance issues with the projected front yard setback
along Royal Lane—an issue that further underscores the difficulty posed by this unique site.

Public Interest:

Granting the requested variance and special exceptions will be consistent with the public interest.
The proposed home will complement the neighborhood's character and scale, enhancing the
streetscape and supporting the integrity of the R-16(A) zoning district. Additionally, the

reconstructed fence will match the existing pattern along Royal Lane, providing needed privacy
and safety without detracting from the public realm.

3904 Elm Street Suite B - Dallas, TX 75226 - 214-824-7949
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Conclusion:

The subject property is uniquely constrained by its corner location and the imposition of dual
front yard setbacks. The requested variance and special exceptions are necessary to permit
reasonable development that aligns with the character of the neighborhood and the intent of the
zoning ordinance. The owner is not seeking to overbuild the lot but merely to build a home in
proportion and harmony with the surrounding properties.

Should you require any additional information or have any questions, please do not hesitate to
contact me.

Thank you for your time and attention to this matter.

L

With kind regards,

3904 Elm Street Suite B - Dallas, TX 75226 - 214-824-7949
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BOARD OF ADJUSTMENT TUESDAY, JUNE 17, 2025
CITY OF DALLAS, TEXAS

FILE NUMBER: BOA-25-000008(CJ)

BUILDING OFFICIAL’S REPORT: Application of Anish Thakrar for (1) a variance to the front-
yard setback regulation at 2402 Garden Drive. This property is more fully described as Block
A/2246, Lot 14 and is zoned PD-595 (Subdistrict R-5(A)), which requires a 20-foot front-yard
setback. The applicant proposes to construct and/or maintain a single-family residential
structure and provide a 5-foot front-yard setback, which will require (1) a 15-foot variance to
the front-yard setback regulation.

LOCATION: 2402 Garden Drive
APPLICANT: Anish Thakrar
REQUEST:

(1) A request for a variance to the front-yard setback regulations.

STANDARDS OF REVIEW FOR A VARIANCE:

Section 51A-3.102(d)(10) of the Dallas Development Code specifies that the board has the
power to grant variances from the front yard, side yard, rear yard, lot width, lot depth, lot
coverage, floor area for structures accessory to single-family uses, height, minimum
sidewalks, off-street parking or off-street loading, or landscape regulations provided that the
variance is:

(A) not contrary to the public interest when owing to special conditions, a literal
enforcement of this chapter would result in unnecessary hardship, and so that the
spirit of the ordinance will be observed, and substantial justice done.

(B) necessary to permit development of a specific parcel of land that differs from
other parcels of land by being of such a restrictive area, shape, or slope, that it
cannot be developed in a manner commensurate with the development upon other
parcels of land with the same zoning; and

(9] not granted to relieve a self-created or personal hardship, nor for financial
reasons only, nor to permit any person a privilege in developing a parcel of land not
permitted by this chapter to other parcels of land with the same zoning.

ELEMENT Il SUBSTITUTE:

Dallas Development Code § 51A-3.102(d)(10)(b), formerly known as HB 1475, allows for the
BDA to use their discretion and consider Element 2 of the Variance standard to be met, if:

(i) the financial cost of compliance is greater than 50 percent of the appraised value of the
structure as shown on the most recent appraisal roll certified to the assessor for the
municipality under Section 26.01 of the Texas Tax Code.

(i) compliance would result in a loss to the lot on which the structure is located of at least
25 percent of the area on which development is authorized to physically occur.
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(i) compliance would result in the structure not being in compliance with a requirement of a
municipal ordinance, building code, or other requirement.

(iv)

compliance would result in the unreasonable encroachment on an adjacent property or

easement; or
(v) the municipality considers the structure to be a nonconforming structure.

STAFF RECOMMENDATION:

1.

C.

Variance (1) to the Front-Yard Setback regulations

Approval

Rationale: Based upon evidence presented and provided by the applicant, staff
concluded that the site is:

Not contrary to the public interest as no letters of opposition were received before case
reports were finalized and submitted.
The subject site is not irregularly shaped, sloped and is larger than the minimum lot
size required in R-5(A) (.14 ac or 6098.4 sq ft) Zoning District but is still restrictive in
buildable area. The subject site is a corner lot and sits at the intersection of Garden
Drive and Wanda Street. Its location at an intersection requires the site to maintain a
45x45 foot visibility triangle which further decreases the buildable area of the lot. The
subject site also has two front yards due to blockface continuity; each front yard
requires 20-foot setbacks which decreases the buildable area even more; therefore,
the property cannot be developed in a manner commensurate with development upon
other parcels of land in the same zoning.
Is not a self-created or personal hardship.

BACKGROUND INFORMATION:

BDA History:
No BDA history found at 2402 Garden Drive in the last 5 years.

Square Footage:

This lot contains 6098.4 of square feet.

Zoning:
Site: Planned Development #595, Subdistrict R-5(A)
North: Planned Development #595, Subdistrict R-5(A)
East: Planned Development #595, Subdistrict R-5(A)
South: Planned Development #595, Subdistrict R-5(A)
West: Planned Development #595, Subdistrict R-5(A)

Land Use:

The subject site and surrounding properties to the north, south, east and west zoned are
zoned as Planned Development #595, Subdistrict R-5(A).
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GENERAL FACTS/STAFF ANALYSIS:

e The application of Anish Thakrar for the property located at 2402 Garden Drive
focuses on one request relating to the front yard setback regulations.

e The applicant proposes to construct and/or maintain a single-family residential
structure and provide a 5-foot front-yard setback, which will require a 15-foot variance
to the front-yard setback regulations; Planned Development #595 reverts to R-5(A)
zoning district regulations which requires a 20-foot front yard setback.

o The subject site is a corner lot and has double street frontage along Garden Drive and
Wanda Street; the request for the variance is for the front yard along Wanda Street.

o Per the applicant, they are requesting the 15-foot variance to the front yard setback
along Wanda Street due to the restrictive nature of the lot; the lot has two front yards,
both requiring 20-feet.

e The subject site is partially developed with a single-family home.

The applicant has the burden of proof in establishing the following:

e That granting the variance will not be contrary to the public interest when owing to
special conditions, a literal enforcement of this chapter would result in unnecessary
hardship, and so that the spirit of the ordinance will be observed, and substantial
justice done.

e The variance is necessary to permit development of a specific parcel of land that differs
from other parcels of land by being of such restrictive area, shape, or slope, that it
cannot be developed in a manner commensurate with the development upon other
parcels of land with the same zoning; and

e The variance would not be granted to relieve a self-created or personal hardship, nor
for financial reasons only, nor to permit any person a privilege in developing a parcel
of land not permitted by this chapter to other parcels of land with the same zoning.

The board may also consider Dallas Development Code § 51A-3.102(d)(10)(b), formerly
known as HB 1475 as grounds to determine whether compliance with the ordinance as
applied to a structure that is the subject of the appeal would result in unnecessary hardship:
(a) the financial cost of compliance is greater than 50 percent of the appraised value of
the structure as shown on the most recent appraisal roll certified to the assessor for
the municipality under Section 26.01 (Submission of Rolls to Taxing Units), Tax Code.
(b) compliance would result in a loss to the lot on which the structure is located of at least
25 percent of the area on which development is authorized to physically occur.
(c) compliance would result in the structure not being in compliance with a requirement of
a municipal ordinance, building code, or other requirement.
(d) compliance would result in the unreasonable encroachment on an adjacent property
or easement; or
(e) the municipality considers the structure to be a nonconforming structure.

e Granting the proposed variance below, with a condition that the applicant complies
with the submitted site plan, would require the proposal to be constructed as shown
on the submitted documents.

¢ 15- foot variance to the front yard setback regulations.
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e 200’ Radius Video: BOA-25-000008 at 2402 Garden Drive

Timeline:

May 5, 2025:

May 7, 2025:

May 16, 2025:

May 29, 2025:

The Board of Adjustment Secretary assigned this case to Board of
Adjustment Panel A.

The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents which have been included as part
of this case report.

The Planning and Development Senior Planner emailed the applicant the

following information:

o an attachment that provided the hearing date and panel that
will consider the application; the May 23, 2025, deadline to
submit additional evidence for staff to factor into their analysis;
and June 6, 2025, deadline to submit additional evidence to
be incorporated into the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

o the Board of Adjustment Working Rules of Procedure
pertaining to documentary evidence.

The Board of Adjustment staff review team meeting was held
regarding this request and other requests scheduled for the June
public hearings. Review team members in attendance included: The
Board of Adjustment Chief Planner/Board Administrator, the Board of
Adjustment Senior Planner, Project Coordinator, Board Secretary,
Conservation District Chief Planner, Chief Arborists, Zoning Senior
Planner, and Transportation Engineer.
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05162025

Label # _Address

1

U k= R b

=1

10
11
12

14
15
16

18
19
20
21
22

24
25
26

2402
2438
2434
2430
2476
2403
2405
2415
2419
2404
2408
2410
2414
2418
2420
2345
2422
2418
2416
2414
4917
2406
4514
4518
4900
4906

Notification List of Property Owners

GARDEN DR
LAWRENCEST
LAWRENCEST
LAWRENCEST
LAWRENCEST
GARDEN DR
CARDEN DR
CARDEN DR
CARDEN DR
CARDEN DR
GARDEN DR
GARDEN DR
GARDEN DR
GARDEN DR
GARDEN DR
GARDEN DR
LAWRENCEST
LAWRENCEST
LAWRENCEST
LAWRENCEST
WANDA ST
JEWELL FL
LELAND AVE
LELAND AVE
LELAND AVE
LELAND AVE

BOA-25-000008

41 Property Owners Notified

Owner

DALLAS HOUSING ACQUISITION &
WORKS G W & CO

ESTRADA MAFRIA

VU LIND A

AVEMNUE LIVING BY CARLAS
Taxpayer at

WADE NOEMA ADAMS
LARAROMERD ALBERTO &
Taxpaver at

DALLAS HOUSING ACQUISITION & DEV CORP
ZARAGOZA SOFIA &

LOPEZ CESAR GUSTAVO MARTINEZ &
PEAVY ANTHONY PAUL &

AMIEI MOHAMMADEREZA
PADIEENA JUAN DIEGO GARCIA &
HUMMN STELLA

HEMNLEY EEMN L

HUMMN STELLA

TOPLETZ INVESTMENTS
ESCAMILLA JORGELIINA
HUMMNSTELLA K

TEXAS 3LEE GROUFP INC

WATSON KENNETH WAYNE
ELACK FLOYD L LIFE ESTATE
CORTES FRANCISCO &

FEEEMAN CHAFEL PREIMITIVE BAPTIST CHURCH
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05182025
Label # Address Owner
27 4918 LELAND AVE RAO DHARMENDEA & BHAVNAD
28 4926 LELAND AVE GAENEERE MARVIN E
29 40272 LELAND AVE Taxpavyer at
30 2347 HARDING ST PINSON DANNELE
i 2429 JEWELL FL HOOD BESSIE
32 2423 JEWELL FL HOOD JAMES & BESSIE HOOD
33 2417 JEWELL PL EAHMAN MAHABUBUE MD
34 2410 JEWELL FL FEEEMAN KEMNNMNETH M
35 2403 HAEDING ST FUENTES EONELEY
36 2407 HAERDING ST SOPON ROBERTO FEANCISCO CISNEROS
a7 2411 HAERDING ST CEAWFORD SELVIIN
38 2415 HARDING ST HOLLOWAY REUBY
3o 2419 HAERDING ST THOMAS JTAMILA
40 2423 HAERDING ST TUENMNER GOLDIE ESTATE OF
1 4911 WANDA ST FEEEMAN CHAFEL PRIMMITIVE BEAFPTIST CHURCH
f NUTI FIGATIUH Cane . BDA=23-000008
2000 Al EN Ol NMOFTIFPLA TN
1:1,200 | [ar] ™ oren S
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HOTICE OF PUBLIC HEARING

BOARD OF ADJUSTMENT OF THE CITY OF DALLAS (PANEL A)

HOTICE IS HEREBY GIVEN that the BOARD OF ADJUSTMENT OF THE CITY OF DALLAS (PANEL
A) will hold a hearing as follows:

DATE: TUESDAY, JUNE 17, 2025

BRIEFING: 9:00 a.m. via Videoconference and in 6EN COUNCIL CHAMBERS at Dallas
City Hall, 1500 Marilla Street

HEARING: 1:00 p.m. Videoconference and in 6EN COUNCIL CHAMEBERS at Dallas City
Hall, 1500 Marilla Street

The purpose of the hearing is to consider the following appeal{s) now pending before the Board of
Adjustment:

BOA-25-000008(C.) Application of Anigh Thakrar for (1) a varance to the front-yard sethack regulation
at 2402 GARDEN DRIVE. This property is more fully described as Block Af2246 Lot 14 and is zoned
PD-595 (Subdistrict R-5(A)), which requires a 20-foot front-yard setback. The applicant proposes to
construct and/or maintain a single-familty residential structure and provide a 5-foot front-yard setback,
which will require (1) a 15-foot variance to the front-yard setback regulation.

You have received this notice because you own property within 200 feet of the above property. You
may be interested in attending the Board of Adjustment hearing to express your support for or
opposition to the application. “You may also contact the Board of Adjustment by email to
BDAreplyi@dallas.gov. i il 9: ing. If you are unable
to attend the hearing. If you choose to respond, it iz important that you let the Board know your
reasons for being in favor of or in opposition to the application. The Board members are very interested
in your opinicn.

Note: Any materials {such as plans, elevations, etc ) included within this notice may be subject to
change.

The Board of Adjustment hearing will be held by videoconference and at 6EN Council Chambers.
Individuals who wish to speak in accordance with the Board of Adjustment Rules of Procedure by
joining the meeting virtually, must register online at hitps.hit IwBDA-A-Register by the 5 p.m. on
Monday, June 16, 2025. All virtual speakers will be required to show their video in order to
address the board. In Person speakers can register at the hearing. Public Affairz and Cutreach will
also siream the public hearing on Spectrum Cable Channel 96 or 99 and bitlycityofdallastv or
YouTube. com/CityofDallasCityHall.

Speakers at the meeting are allowed a maximum of five (5) minutes to address the Board.

Additional information regarding the application may be obtained by calling Cambria Jordan, Senior
Planner (214) 948-4476, or Mary Williams, Board Secretary at (214) 670-4127. 5i desea informacion en
espafiol, favor de llamar al t2léfono a Mary Williams al (214) 670-4127.

PLEASE SEND REPLIES TO:
R BDAreplviedallas.gov
https://bit.ly/boa017 Letters will be received until :00
Board of Adjustment am the day of the hearing.

Planning and Development Department PLEASE REGISTER AT:
1500 Marilla Street SCHN, Dallas Tx 75201 https:/hit.v/BDA-A-Register
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BOARD OF ADJUSTMENT
CITY OF DALLAS, TEXAS

FILE NUMBER: BOA-25-000008

BUILDING OFFICIAL'S REPORT: Application of Anish Thakrar for (1) a variance to the
front-yard setback regulation at 2402 GARDEN DRIVE. This property is more fully described
as BLK A/2246 LT 14, and is zoned PD-595, which requires a 20-foot front-yard setback. The
applicant proposed to construct and/or maintain a single-family residential structure and provide
a 5-foot front-yard setback, which will require a 15-foot variance to the front- yard setback
regulation.

LOCATION: 2402 GARDEN DR
APPLICANT: Anish Thakrar
REQUEST: A request for (1) a variance to the front-yard setback regulation.

108



/

g

DRIVE -+

O

"4

45' VISIBILITY TRIANGLE

( HUNN AVENUE PER PLAT )

GARLIEN

(CM)

12" IRF
NW CORNER OF

80.00’ w

LOT 16

19

80.00°

8" IPF

NE CORNER OF
LOT 16

(CM)
1/2” IRF

v

Lt

QHPI-

"15'00” E

N 45

OHPL

/ /
/7

/ /
/77

( PLAT 134" )
51’397 E 132.34
S 4501 : )
‘ , . '\2 62|_4|| @
— 201 50 ‘2 y 3 o
. = ] O
X 5 SETBACK —
N _ ﬂ»
T ‘ ] Y
. : T
U) -
i <i(
Dﬁ '— x 12' 45'-8
@ : ) NG
2 B O
4" THK. CONC. WALKWAY R 2402 GARDEN 4' THK. CONC. %
Z 24" X 48" PAVERS | 7,{ RIVEWAY =
& SPAGED OUT @ &' LN DALLAS,  TX 75215 e L
~ 80 SQ. FT. —=oooT =¥ o
0 EW FAMILY DWELLING BRICK
DD DD FRAME vl 2,650 sq. ft.
LIVING SPACE - 1,270 SF e | TSI 0.06 acres
L 20 XK L
W— I ZON -
\ [ S
MINIMUM BUILDING ‘ — i
PAD ELEVATION IS [][] INI NISHED
407.2 FEET. FLOOR ELEVATION !
—— IS 408.2 FEET. :
Q\
E— N
AN —— :
O
5' SETBACK |
We are requesting a variance from the 20 foot dual frontage setback i?)

A

3
(

1.3
RAHMAN MAHABUBUR MD
INT202400086235 DD04302024 CO-DC

S 44°57°16"
40.00°

N 4551397 W

132.54

N

s,

W
X

\ 45' VISIBILITY TRIANGLE

| (PLAT

,

SITE PLAN

SCALE:
24X36 SHEET: 1" = 10'-0" 11X17
SHEET: 1" = 20'-0"

THE APPLICABLE 100-YR ELEVATION FOR THIS
PROPERTY AS OF 04/08/25 1S 405.2".

FILL TO BE COMPACTED TO 95%STANDARD
PROCTOR DENSITY.

134" )

WANDA ST

4" THK. CONC.
RIVE APPROACH
63 SQ. FT

ASPHALT

EXISTING ZONING:
EXISTING USE:
PROPOSED USE:

N

BUILDING INFORMATION

PD 595 R-5(A)
VACANT/RESIDENTIAL
RESIDENTIAL, SINGLE-FAMILY DWELLING

GENERAL SITE SUMMARY

TOTAL LOT AREA 6,106.00 SF
REQUIRED PROVIDED
FRONT YARD 20FT 20FT
SIDE YARD SFT SFT
REAR YARD SFT S5FT
BUILDING HEIGHT 30 FT -FT
LOT COVERAGE SLAB AREA 1,320.58 SF
PERCENT OF LOT COVERED | 45% FOR RESIDENTIAL STRUCTURES 21.62%

PROPOSED PAVING

NONE

~ 600 SF (9.83%)

INNOVA
DESIGN
DG | croOUP

0:1111 W MOCKINGBIRD LN DALLAS, TX 75247
E: LUISPC1959@GMAIL.COM
P: (469) 394-8059

2402 GARDEN DR,
DALLAS, TX 75215

ADDRESS:

<
o

PROJECT DATA: [l consuLTANT: Il REVISIONS:

LEGAL DESCRIPTION:

S D LAWRENCE
BLK A/2246 LT 14

SCALE:

AS NOTED

DATE:

04/08/25

SITE PLAN

A1-0

THESE PLANS ARE INTENDED TO PROVIDE
BASIC CONSTRUCTION INFORMATION
NECESSARY TO SUBSTANTIALLY BUILD THIS
STRUCTURE. THESE PLANS MUST BE VERIFIED
AND CHECKED BY THE BUILDER, HOMEOWNER,
AND ALL CONTRACTORS OF THIS JOB PRIOR
TO CONSTRUCTION. BUILDER SHOULD OBTAIN
COMPLETE ENGINEERING SERVICES, HVAC,
AND  STRUCTURAL BEFORE BEGINNING
CONSTRUCTION OF ANY KIND. NOTE: ALL
FEDERAL, STATE, AND LOCAL CODES AND
RESTRICTIONS TAKE PRECEDENCE OVER ANY
PART OF THESE PLANS.

SHEET DATA:

GREAT CARE AND EFFORT HAVE GONE INTO
THE CREATION OF THESE BLUEPRINTS.
HOWEVER, BECAUSE OF THE VARIANCE IN
GEOGRAPHIC LOCATIONS, THE CREATOR OF
THESE PLANS WILL NOT ASSUME LIABILITY FOR
ANY DAMAGES DUE TO ERRORS, OMISSIONS,
OR DEFICIENCIES ON THESE PLANS.
OWNER/BUILDER MUST COMPLY WITH LOCAL
BUILDING CODES PRIOR TO COMMENCEMENT
OF CONSTRUCTION. THE PURCHASE OF THESE
PLANS ENTITLES THE BUYER TO CONSTRUCT
THIS HOUSE ONLY ONCE. ANY COPYING,
TRACING, OR ALTERING OF THESE PLANS IS
NOT PERMITTED. VIOLATORS WILL BE SUBJECT
TO PROSECUTION UNDER COPYRIGHT LAWS.

SCALE: 24X36: 1/4" = 1'-0" ||| 11X17: 1/8" = 1-0"
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A 9 30" X 5-0" | SINGLE HUNG U=/<.32 ; SHGC=/<.25 N
THESE PLANS ARE INTENDED TO PROVIDE

TOTAL 9 BASIC CONSTRUCTION INFORMATION
NECESSARY TO SUBSTANTIALLY BUILD THIS

STRUCTURE. THESE PLANS MUST BE VERIFIED
AND CHECKED BY THE BUILDER, HOMEOWNER,
AND ALL CONTRACTORS OF THIS JOB PRIOR
TO CONSTRUCTION. BUILDER SHOULD OBTAIN

® COMPLETE ENGINEERING SERVICES, HVAC,
DOOR SCHEDULE AND STRUCTURAL BEFORE BEGINNING
CONSTRUCTION OF ANY KIND. NOTE: ALL
NUMBER QUANTITY SIZE DESCRIPTION FEDERAL, STATE, AND LOCAL CODES AND
=== e RESTRICTIONS TAKE PRECEDENCE OVER ANY

01 2 3-0" X 6 -8” SOLID CORE PART OF THESE PLANS.
rqr g GREAT CARE AND EFFORT HAVE GONE INTO
02 S 2-8 X 6-8 HOLLOW CORE THE CREATION OF THESE BLUEPRINTS.
» A 1 HOWEVER, BECAUSE OF THE VARIANCE IN
03 0 3—-0" X 6 -8 HOLLOW CORE GEOGRAPHIC LOCATIONS, THE CREATOR OF
y 2 THESE PLANS WILL NOT ASSUME LIABILITY FOR
04 5 2-0 X 6-8 HOLLOW CORE ANY DAMAGES DUE TO ERRORS, OMISSIONS,
A - OR DEFICIENCIES ON THESE PLANS.
05 0 5—-0 X 6-8 HOLLOW CORE — BYPASS OWNER/BUILDER MUST COMPLY WITH LOCAL
A - BUILDING CODES PRIOR TO COMMENCEMENT
06 5 2—-6 X 6-8 HOLLOW CORE OF CONSTRUCTION. THE PURCHASE OF THESE
PLANS ENTITLES THE BUYER TO CONSTRUCT
TOTAL 15 THIS HOUSE ONLY ONCE. ANY COPYING,

TRACING, OR ALTERING OF THESE PLANS IS
NOT PERMITTED. VIOLATORS WILL BE SUBJECT
TO PROSECUTION UNDER COPYRIGHT LAWS.

SCALE: 24X36: 1/4" = 1'-0" ||| 11X17: 1/8" = 1-0"
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A3-0

THESE PLANS ARE INTENDED TO PROVIDE
BASIC CONSTRUCTION INFORMATION
NECESSARY TO SUBSTANTIALLY BUILD THIS
STRUCTURE. THESE PLANS MUST BE VERIFIED
AND CHECKED BY THE BUILDER, HOMEOWNER,
AND ALL CONTRACTORS OF THIS JOB PRIOR
TO CONSTRUCTION. BUILDER SHOULD OBTAIN
COMPLETE ENGINEERING SERVICES, HVAC,
AND  STRUCTURAL BEFORE BEGINNING
CONSTRUCTION OF ANY KIND. NOTE: ALL
FEDERAL, STATE, AND LOCAL CODES AND
RESTRICTIONS TAKE PRECEDENCE OVER ANY
PART OF THESE PLANS.

SHEET DATA:

GREAT CARE AND EFFORT HAVE GONE INTO
THE CREATION OF THESE BLUEPRINTS.
HOWEVER, BECAUSE OF THE VARIANCE IN
GEOGRAPHIC LOCATIONS, THE CREATOR OF
THESE PLANS WILL NOT ASSUME LIABILITY FOR
ANY DAMAGES DUE TO ERRORS, OMISSIONS,
OR DEFICIENCIES ON THESE PLANS.
OWNER/BUILDER MUST COMPLY WITH LOCAL
BUILDING CODES PRIOR TO COMMENCEMENT
OF CONSTRUCTION. THE PURCHASE OF THESE
PLANS ENTITLES THE BUYER TO CONSTRUCT
THIS HOUSE ONLY ONCE. ANY COPYING,
TRACING, OR ALTERING OF THESE PLANS IS
NOT PERMITTED. VIOLATORS WILL BE SUBJECT
TO PROSECUTION UNDER COPYRIGHT LAWS.

SCALE: 24X36: 1/4" = 1'-0" ||| 11X17: 1/8" = 1-0"
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1.

During an official zoning consultation with Senior Planner Felisha Perez prior to

purchase of the property in question from the Dallas Land Bank | was assured the

the dual frontage setback would not apply to this lot due to the fact that there ane

no properties addressed on Wanda St. with the lot at the back of the property
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addressed on Jewell. | asked her twice and she assured me that was the case. |

case for a specific code number and she sent me a generic link for Dallas code.

. Thisis aland bank property and as such the elevations and floor plan have been
approved by the HHS committee and | can’t change them without going back
through the HHS committee and possibly City council. I’ve attached the
development agreement.

. This would not be setting a big president as there is only one other lot that abuts

Wanda and is a smaller lot so would be benefit from this allowance.
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BOA-25-000008

Not Contrary to Public Interest: Approval of this exception will not affect the neighborhood

in a detrimental manner. The lot is zoned as single-family lot and that is what will be built.
There is only one additional undeveloped lot on the block and that lot abuts the this lot.

That lot is a smaller lot and would benefit from this exception.

Necessary to permit the development of a specific parcel of land: All of the houses on this

street are single story structures. The dimensions of this lot preclude it from being
developed as a functional single story single story house. The house could only be 15ftin

width.

Not granted to relieve a self-created or personal hardship: This hardship created due to the

fact that false information was conveyed via a senior planner (Felisha Perez) at the Planning

and Development department during an official zoning consultation.
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BOARD OF ADJUSTMENT TUESDAY, JUNE 17, 2025
CITY OF DALLAS, TEXAS

FILE NUMBER: BDA245-049(BT)

BUILDING OFFICIAL’S REPORT: Application of Jonathan Vinson for (1) a special exception to
the parking regulations at 1201 OAK LAWN AVENUE. This property is more fully described as
Block 27/7889, part of Lot 1, and is zoned PD-621 (Subdistrict 1), which requires parking to be
provided. The applicant proposes to construct and/or maintain a nonresidential structure for a
restaurant without drive-in or drive-through service use, an office use, and an office/showroom
use and provide 73 of the required 135 parking spaces, which will require (1) a 62-space special
exception (45.9 % reduction) to the parking regulation.

LOCATION: 1201 Oak Lawn Avenue
APPLICANT: Jonathan Vinson
REQUEST:

(1) Special Exception to the parking regulations.
STANDARD FOR A SPECIAL EXCEPTION TO THE OFF-STREET PARKING REGULATIONS:

Section 51P-621.110(b)(2) states that the board may grant a special exception of up to 50
percent of the required off-street parking upon the findings and considerations listed in Section
51A-4.311 minus the number of parking spaces currently not provided due to delta credits, as
defined in Section 51A-4.704(b)(4)(A). The board of adjustment may impose conditions on the
special exception. Section 51A-4.311(a) of the Dallas Development Code specifies that the board
may grant a special exception to authorize a reduction in the number of off-street parking spaces
required under this article if the board finds, after a public hearing, that the parking demand
generated by the use does not warrant the number of off-street parking spaces required,
and the special exception would not create a traffic hazard or increase traffic congestion
on adjacent or nearby streets.

STAFF RECOMMENDATION:

Special Exceptions (1):

No staff recommendation is made on this request.

BACKGROUND INFORMATION:

Zoning:
Site: PD-621 (Subdistrict 1)
North: PD-621 (Subdistrict 1)
East: PD-621 (Subdistrict 1)

South: PD-621 (Subdistrict 1)
West: PD-621 (Subdistrict 1)
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https://codelibrary.amlegal.com/codes/dallas/latest/dallas_tx/0-0-0-84433

Land Use:

The subject site is developed with office showroom/warehouse and resturant without drive-in or
drive-through service uses. The areas to the north, south, east, and west are developed with
various uses such as but not limited to motor vehicle fueling station, personal service, office
showroom/warehouse, and resturant without drive-in or drive-through service.

BDA History:
No BDA history found within the last 5 years
GENERAL FACTS/STAFF ANALYSIS:

e The application of Jonathan Vinson for the property located at 1201 Oak Lawn Avenue
focuses on one request relating to the parking regulations.

o The proposed request of a 62-space special exception (45.9 percent reduction) is made
to construct and/or maintain a nonresidential structure.

e The subject site lot size is 78,878.29 square feet.
e The existing building footprint is 39,750 square feet (50.39 percent lot coverage)
e PD-621 (Subdistrict 1) requires the following parking ratio per specified use:

o0 1 parking space per 105 square feet of floor area for restaurant without drive-in
or drive-through service (12,600 / 105 = 120).

o0 1 parking space per 1100 square feet of floor area for Office/Showroom
Warehouse up to 20,000 square feet floor area (20,000 / 1100 = 18.18).

o0 1 parking space per 4100 square feet of floor area for Office/Showroom
Warehouse above 20,000 square feet floor area (7,150 / 4100 = 1.74).

o Additionally, a parking agreement is required for calculating adjusted standard parking
requirements.

e Granting the proposed 62-space special exception (45.9 percent reduction) to the
parking regulations with a condition that the applicant complies with the most recently
submitted site plan, would require the proposal to be constructed as shown on the
submitted documents, and the special exception automatically and immediately
terminates if when the restaurant without drive-in or drive-through service, office, and
office/showroom uses are changed or discontinued.

e 200’ Radius Video: BDA245-049 at 1201 Oak Lawn Ave

Timeline:

April 16, 2025: The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents which have been included as part
of this case report.

March 5, 2025: The Board of Adjustment Secretary assigned this case to Board of

Adjustment Panel A.

135


https://youtu.be/pUyFJQKOKjg

March 14, 2025:

March 25, 2025:

March 25, 2025:
April 4, 2025:
April 15, 2025:

April 17, 2025:

May 9, 2025:

May 20, 2025:

May 21, 2025:

June 5, 2025:

Planning and Development Department Senior Planner emailed the
applicant the following information:

) an attachment that provided the public hearing date and panel
that will consider the application; the March 21, 2025, deadline to
submit additional evidence for staff to factor into their analysis;
and April 4, 2025, deadline to submit additional evidence to be
incorporated into the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

) the Board of Adjustment Working Rules of Procedure pertaining
to documentary evidence.

The Board of Adjustment staff review team meeting was held regarding
this request and other requests scheduled for the April public hearings.
Review team members in attendance included: The Board of
Adjustment Chief Planner/Board Administrator, the Board of Adjustment
Senior Planner, Project Coordinator, Board Secretary, Conservation
District Chief Planner, Chief Arborists, Zoning Senior Planner and
Transportation Engineer.

The applicant provided revised Shared Parking Chart.
The applicant provided additional documentary evidence.

The Board of Adjustment Panel A, at its public hearing held on Tuesday,
April 15, 2025, moved to HOLD this matter under advisement until May
20, 2025.

Planning and Development Department Senior Planner emailed the
applicant the following information:

. 1:00 p.m., May 9, 2025, deadline to submit additional evidence to
be incorporated into the board’s docket materials.

The applicant provided additional documentary evidence.
The Board of Adjustment Panel A, at its public hearing held on Tuesday,

May 20, 2025, moved to HOLD this matter under advisement until June
17, 2025.

Planning and Development Department Senior Planner emailed the
applicant the following information:

. 1:00 p.m., June 6, 2025, deadline to submit additional evidence
to be incorporated into the board’s docket materials.

The applicant provided additional documentary evidence.
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MOTICE OF PUBLIC HEARING

BOARD OF ADJUSTMENT OF THE CITY OF DALLAS (PANEL A)

NOTICE IS HEREBY GIVEN that the BOARD OF ADJUSTMENT OF THE CITY OF DALLAS (PANEL
A) will hold a hearing as follows:

DATE: TUESDAY, JUNE 17, 2025

BRIEFING: 9:00 a.m. via Videoconference and in 6EN COUNCIL CHAMBERS at Dallas
City Hall, 1500 Marilla Street

HEARING: 1:00 p.m. Videoconference and in BEN COUNCIL CHAMBERS at Dallas City
Hall, 1500 Marilla Street

The purpose of the hearing is to consider the following appeal(s) now pending before the Board of
Adjustment: This case was held under advisement on May 20, 2025.

BDAZ245-049(BT) Application of Jonathan Vinsen for (1) a special exception to the parking regulations
at 1201 OAK LAWN AVENUE. This property is more fully described as Block 27/7889, part of Lot 1,
and is zoned PD-621 Subdistrict 1, which requires parking to be provided. The applicant proposes to
construct and/or maintain a nonresidential structure for a restaurant without drive-in or drive-through
service use, an office use, and an office/showroom use and provide 73 of the required 135 parking
spaces, which will require (1) a 62-space special exception (45.9% reduction) to the parking regulation.

You have received this notice because you own property within 200 feet of the above property. You
may be interested in attending the Board of Adjustment hearning to express your support for or
opposition to the application. You may also contact the Board of Adjustment by email to
BDAreply@dallas.gov. ' 1= ing. If you are unable
to attend the hearing. If you choose to respond, it is important that you let the Board know your
reasons for being in favor of or in opposition to the application. The Board members are very interested
in your opinion.

MNote: Any materials (such as plans, elevations, etc.) included within this notice may be subject to
change.

The Board of Adjustment hearing will be held by videcconference and at 6EN Council Chambers.
Individuals who wish to speak in accordance with the Board of Adjustment Rules of Procedure by
joining the meeting virtually, must register online at https:/bit. W/BDA-A-Reqister by the 5 p.m. on
Monday, June 16, 2025. All virtual speakers will be required to show their video in order to
address the board. In Person speakers can register at the hearing. Public Affairs and Outreach will
also stream the public hearing on Spectrum Cable Channel 96 or 99; and bit.ly/cityofdallasty or
YouTube.com/CityofDallasCityHall.

Speakers at the meeting are allowed a maximum of five (3) minutes to address the Board.

Additional information regarding the application may be obtained by calling Bryant Thompson, Senior
Planner (214) 948-4502, or Mary Williams, Board Secretary at (214) 670-4127. Si desea informacidn en
espaiiol, favor de llamar al teléfono a Mary Williams al (214) 670-4127.

PLEASE SEND REPLIES TO:

https://hit.ly/boa0617 BDAreplvi@dallas.gov

Letters will be received until 9:00
am the day of the hearing.

Board of Adjustment

Planning and Development Department PLEASE REGISTER AT:
1500 Marilla Street 5CN, Dallas TX 75201 hetps://bitly/BDA-A-Register
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Building Official's Report

| hereby certify that JONATHAN VINSON

did submit a request for (1) a special exception to the parking regulations
at 1201 Oak Lawn Ave.

BDA245-049(BT) Application of Jonathan Vinson for (1) a special exception to the parking
regulations at 1201 OAK LAWN AVENUE. This property is more fully described as Block
27/7889, part of lot 10t 1, and is zoned PD-621 Subdistrict 1, which requires parking to be
provided. The applicant proposes to construct and/or maintain a nonresidential structure
for a restaurant without drive-in or drive-through service use, an Office use, and an
office/Showroom use and provide 73 of the required 135 parking spaces, which will requir
(1) a 62-space special exception (45.9% reduction) to the parking regulation.

Sincerely,

-

M. Samueﬂ‘EE"k*énder‘,'ﬁ"E?
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Jackson Walker LLp

Jonathan G. Vinson
(214) 953-5941 (Direct Dial)
jvinson@jw.com

April 3, 2025

By email to: bryant.thompson@dallas.gov and diana.barkume@dallas.gov

Hon. Chair and Members, Panel A
Zoning Board of Adjustment

c/o Mr. Bryant Thompson, Senior Planner
Department of Planning and Development
City of Dallas

1500 Marilla Street, Room 5CN

Dallas, Texas 75201

Re:  BDA 245-049; Parking Special Exception; 1201 Oak Lawn Avenue.
Dear Members of the Board of Adjustment:

L Introduction; Description of Site. We represent DDD Portfolio Holdings LLC
(“DDD”), an affiliate of HN Capital Partners and the owner and manager of the property at 1201
Oak Lawn Avenue in the Dallas Design District. We are providing you with additional information
to aid your understanding of the reasons for, and the context of, our parking special exception
request to provide a total parking supply of 73 off-street parking spaces, an approximate 45.93
percent reduction from the otherwise-required 135 off-street parking spaces.

The subject site is 1.789 acres in size and is located at the west corner of Oak Lawn Avenue
and Market Center Boulevard, and was developed in 1963, according to the Dallas Central
Appraisal District. The property currently contains mostly office showroom/warehouse uses and
restaurant use, all of which DDD intends to continue in some combination.

Attached for your reference are an aerial photograph of the site (highlighted in light green)
and a few site photos. Also attached are a chart showing our mixed-use parking analysis, and our
Parking Study and Analysis, as discussed in more detail below.

Our current site plan with current uses, and their respective square footages, is included in
the attached Parking Study as Exhibit 1 to the Study. The use that carries by far the highest parking
ratio is, of course, the restaurant use, so conceptually that would be the use to which the parking
reductions primarily apply.

II. Our Request. Our request, then, in addition to the 45.93 percent reduction itself from 135
required parking spaces to 73 provided parking spaces, is for the overall reduction to apply site-

JW | Dallas 2323 Ross Avenue, Suite 600 ¢ Dallag.Jéxas 75201 | www.jw.com | Member of GLOBALAW™



wide, so long as the specific shown restaurant use square footage is not exceeded on the site, with
any and all other current and future uses otherwise allowed to locate anywhere within the site.

We will discuss below mitigation factors such as differing peak times; availability of other
DDD-controlled properties for valet and remote parking; and the significant use of ride-sharing
services. Moreover, also included is our mixed-use parking calculation, which shows that the
above-referenced current parking requirement is based on peak usage. which is mainly driven by
the restaurant use. At other times, there is very significant unused parking, as discussed in our
Parking Study.

III.  Parking Study and Analysis. As part of the application process we have provided a
Parking Study and Analysis updated as of March 25, 2025, prepared by Mr. Lloyd Denman, PE.,
former longtime Assistant Director of Engineering for the City of Dallas. A copy of that Parking
Study and Analysis (the “Analysis™) is attached to this letter. but the Introduction says that “HN
Capital Partners owns 1201 Oak Lawn along with fifteen other Design District properties. HN
Capital intends to revitalize 1201 Oak Lawn by repurposing some of the existing building space to
additional restaurant use that will better utilize and balance the existing building and its existing
parking. The introduction of some additional restaurant use is intended to be neighborhood-
friendly and hospitality-centric for the Design District as a whole”.

Other excerpts from the Analysis say the following: PD 621 allows for the accommodation
of denser urban living that is less “car-centric” and the consideration of alternative modes of
transportation that help reduce the need for parking.... Local observed parking data and recent
mobility trends support the request as detailed below. Also, HN Capital will seek out nearby
properties to determine if remote valet agreements may be reached to provide overflow parking
should it be needed. HN Capital also owns other nearby properties that could provide evening
overflow parking should it be needed.

Granting this request would not adversely affect neighboring property since parking is
already prohibited along Oak Lawn, Market Center, and Irving Boulevard. There is also potential
for “relief valve“ parking available should the internal parking be exceeded by utilizing the
surface parking lots on nearby properties. The proposed mix of uses for this existing site will be
able to successfully accommodate parking demand for the higher percentage restaurant use
without adversely impacting neighboring properties or the public streets.

There is adequate parking available to satisfy the City Code during mornings and
afternoons for the office and showroom uses. The use of valet and alternative transportation modes
can offset the evening restaurant peaks.

The parking reduction request is also supported by a walkability analysis of nearby
residential units and current urban trend uses of alternative modes of transportation, like walking,
bicycling, and Uber/Alto.

It is recommended that the existing 73 parking spaces for the current 1201 Oak Lawn site
will be adequate to serve the proposed mix of Restaurant and Office/Showroom uses.... "Right-
sizing* or “right-mixing“ the proposed uses of this existing building to more fully utilize the

2
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existing internal parking to its potential will not create a traffic hazard or increased traffic
congestion on adjacent or nearby streets. No spillover effect of traffic or parked cars is expected
to occur since valet parking will be available.

Mr. Denman’s detailed, thorough, and thoughtful analysis from an objective engineering
standpoint clearly supports our request.

IV.  Applicable Regulations. The applicable regulations for a special exception to release
parking in P.D. 621 are found both in P.D. 621 and in Chap. 51A, the Dallas Development Code.
First, Sec. 51P-621.110(b)(2)(D) of the P.D. 621 regulations says that “the Board of Adjustment
may grant a special exception of up to 50 percent of the required off-street parking upon the
findings and considerations listed in Sec. 51A-4.311”.

Please bear in mind that the normal Chapter 51 A maximum parking reduction for a special
exception is 25 percent (or 35 percent for office uses — which, we would observe, demonstrates
that even current Code recognizes that special exception parking reductions are frequently very
justifiable for the office use, and more so than other uses). We would suggest that City Council
saw fit to increase this threshold to 50 percent in P.D. 621 as a means of encouraging not just
adaptive reuse, but also trying to avoid overparking, to maintain the fabric and context of this
District, and to encourage walkability and a good pedestrian environment by not requiring
excessive parking.

Sec. 51P-621.110(b)(2)(D) provides that “the board of adjustment may grant a special
exception of up to 50 percent of the required off-street parking upon the findings and
considerations listed in Section 514-4.311. The board of adjustment may impose conditions on the
special exception”.

Sec. 51A-4.311(a)(1) further provides that the board may grant a special exception to the
off-street parking requirements “if the board finds, after a public hearing, that the parking demand
generated by the use does not warrant the number of off-street parking spaces required, and the
special exception would not create a traffic hazard or increase traffic congestion on adjacent or
nearby streets”. We believe that our request, as supported by our Analysis, clearly meets all of the
criteria for the granting of our special exception request.

Further, Sec. 51A-4.311(a)(2) lays out the following criteria for the Board’s consideration
is reviewing such requests, with my comments in parentheses:

(2) In determining whether to grant a special exception under Paragraph (1), the board
shall consider the following factors:

(A) The extent to which the parking spaces provided will be remote, shared, or packed
parking. (HN Capital and its affiliates control numerous properties in the District which can
work together to provide remote and/or shared parking).

(B) The parking demand and trip generation characteristics of all uses for which the
special exception is requested. (This is covered in our Analysis, attached).

(C) Whether or not the subject property or any property in the general area is part of a
modified delta overlay district. (Not applicable).

3
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(D) The current and probable future capacities of adjacent and nearby streets based on the
city s thoroughfare plan. (The surrounding streets will have sufficient capacity).

(E) The availability of public transit and the likelihood of its use. (DART bus lines are
available in the area).

(F) The feasibility of parking mitigation measures and the likelihood of their effectiveness.
(The sites will be able in most circumstances to utilize valet/remote parking and shared
parking).

Please again note and consider that the applicant controls numerous properties in the area
as shown on the area map included in our Analysis. The proposed reduction is a reasonable and
evidence-based, data-driven reduction in the parking requirement, which will support continued
adaptive reuse and quality development and placemaking.

V. Further Discussion: P.D. 621; Current Parking Reform Efforts. When the City first
approved P.D. 621 in 2002, it was not completely certain that the P.D. would work for its intended

purposes. The City deserves credit for getting the P.D. right for the most part and achieving its
purpose of fostering in-context adaptive reuse in the Design District with, of course, some
appropriate new development.

Part of the success of P.D. 621, we believe, is due to the P.D. having loosened somewhat
the strict requirements for off-street parking found in other parts of the City. This is very
appropriate and necessary for the adaptive reuse of existing buildings, and actually helps preserve
those buildings and the larger context of the District. This is good place-making and supports the
District's overall success.

However, since the adoption of P.D. 621, actual parking demand has changed considerably,
especially in mixed-use, retail and restaurant, lodging, and office environments. The reduction in
office usage. the advent of ride-sharing, and the greater walkability of the design District have all
contributed to this. Continuing to adhere to off-street parking ratios which date back in some cases
to 1965, or even before, fails to recognize the change in parking demand in 2024.

In fact, the City itself is far along in processing Development Code amendments to reduce
off-street parking requirements to align more with current demand. I have attached the Department
of Planning and Development’s own summary, dated March 24, 2025, of the City Plan
Commission’s recommendation to the City Council, with some relevant points highlighted.

For many reasons, the current off-street parking requirements in P.D. 621, and elsewhere
in the City, are obsolete and should be reduced. However, as amendments to Chapter 51A, it may
be that such amendments, when finally adopted by Council, will not include Planned Development
Districts, including P.D. 621.

In particular, given the City’s efforts to update and modernize parking requirements (and
we would note that, as amendments to the Development Code, these will not take effect in existing
Planned Development Districts, even though that is where much of the development activity takes
place) to align more with current parking demand, with many of these requirements having been
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in place for 50 years or more, the requested reduction is completely reasonable and justifiable, and
realistically aligns with project actual parking demand.

Having to provide excessive parking, which would result in a large number of empty
spaces, is not only costly and wasteful in terms of the project itself but is unsustainable and has
negative impacts on walkability and other factors.

VI. Conclusion. The conclusion is clear based on this information that this request meets the
standard for approval of a parking special exception, in that the parking demand generated by the
use does not warrant the number off street parking spaces otherwise required, and the special
exception will not create a traffic hazard or increase traffic congestion on adjacent or nearby
streets.

Since this request clearly meets the Development Code and P.D. 621 standards for
approval, we will respectfully be asking that you approve our request. We look forward to
appearing before you and answering any questions you might have, and we appreciate your time
and consideration.

Very truly yours,

Vorisrm

Jonathan G. Vinson

cc: Vipin Nambiar
Adam Hammack
Charlotte Carr
Lloyd Denman, P.E.
Suzan Kedron
Will Guerin

151












§20d/2/y pejuld

cLi6z/LL pejepdn

UMET] ¥eQ L0¢ | 10} EoEm::cm.. mc_v_._ma ay}si Ggl ‘slojaley)
| cze L | 6y |1 o9g ser | | 174" 06268 |ienuspisas -) 45 feso)
E %00L [ - %001 | - %004 [ - %001 | - %004 0 0oL 0 asn Jayjo Auy
190 1 4 vl el 173" 178" 00L¥ 0512, eale
%GE %S9 %001 %GL %001 100}} 4S000°0Z @noge
WwocMoUS /asnouaIel
o9 8Ll 818l yo'cl 81’8l 818l 00L1 ooo'oz eale
%G€ %G9 %001 %G. %001 Jool} 45000'0Z 01 dn
Eun..___sc_w_mmam_._ozemj
. : } o . X . 0 . A . . urjeas apisjno+ |
00021 | %00t | 00°9€ %0€ | 00°9¢ %0¢ | 00°'0C1 |%00L | 00'¥C %02 00°0C1 G0l 009¢l JuInejsay, 5 Jeg
5 %0L | - %S9 | - %0 | - %SL | - %09 000 0001 0 2J0}S aunjiuin4
- %0L | - %G9 | - %0L | - %SL | - %09 000 Sic 0 asipueydiswi [elouss
= %0L | - %59 | - %0L | - %SL | - %09 0g'o g7 o R
: %SE | - %58 | - %001 | - %08 | - %001 000 96¢ 0 pajeji-a0140
- %004 | - %0L | - %09 | - %09 | - %08 000 Gl 0 SHUN # AN
[ Buiuaag uoouIayy 3] | uooUIBYY uoop Buiwop Juswalnbay oney | (seouesen Bupnjour) seli0balen) asM s
(Aepyoam) Aeg jo awyy Ag jusunsnipy Bunjred Bupped prepuels |Bupped |  4S [EJ0L

ume-] yeQ L0zl :ssaippy
(LNINITHOY ONIMEY STHINDIY uswaannbas Buiysed prepuels pajsnipe Bunejnojes Joy)
VG s81dey) ‘spog juswdojena( sejjeq Aq psjejnbal seiuadoid 1oy

Mey9 Buppied paieys 129 ad selleq Jo Ao

155



MEMORANDUM

s ]
" S OF Te
To:  David Nevarez, P.E., PTOE, CFM vl ""'f'f_;h;
Transportation Development Services r s Nl
City of Dallas b L&/
IMA g
From: Lloyd Denman, P.E., CFM ;
Consult LD, LLC - .' 7 3-2.45- £l g
Registered Firm F-23598 v ﬁ-'{ 2 )
# .
Date: March 25, 2025 e F 23538
Subject: Parking Study and Analysis for 1201 Oak Lawn
Introduction

1201 Oak Lawn is located on the west side of Oak Lawn between Market Center Blvd. and Irving Blvd.
The property is zoned PD 621, Subdistrict 1, and is in the area known as the Dallas Design District.
HM Capital Partners owns 1201 Oak Lawn along with fifteen other Design District properties. HN
Capital intends to revitalize the 1201 Oak Lawn site by re-purposing some of the existing building
space to additional Restaurant use that will better utilize and balance the existing building and its
axisting parking. The introduction of some additional Restaurant use is intended to be neighborhood
friendly and hospitality centric for the Design District as a whole. The existing site consists of one
irregular rectangle shaped building with a total of approximately 40,000 square feet of single-story
space and 73 available parking spaces. (See EXHIBIT 1 - Site Plan) The new owner would like to
utilize the allowances provided within PD 621 to reduce the required parking to be more efficient and
balanced with best uses for the site and current neighborhood transportation trends. Parking
observations made at a similar site adjacent to the east in October of 2024 are presented below along
with additional justifications for this parking reduction request as provided by PD 621.

Proposed Uses and City of Dallas Code Requirements for Parking

The City of Dallas Develoepment Code requires minimum parking associated with different land use
types. PD 621 specifically allows “shared parking” to be considered as a percentage reduction of the
required minimum parking for certain mixed uses. Note that the proposed use mix for this 1201 Oak
Lawn site would be the maximum planned space for utilization of Restaurant that may not actually
all be transitioned or leased in the proposed manner but is meant to represent what would be the
densest future parking use mix. The calculated maximum parking for the proposed mix of uses is
135 spaces per Clty Code without the “Shared Parking Reduction”. (See EXHIBIT 2 - Proposed Use
Parking Chart) Note that the existing parking layout of 73 spaces is adequate for the morning and
afternoon times of day per Code to accommodate the maximum proposed mix of uses when applying
the “Shared Parking Reduction” table within PD 621.
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EXHIBIT 1 - Site Plan
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This site plan shows the existing 73 parking spaces and the ultimate proposed uses for the existing
building. The restaurant use will be valet parked. The existing restaurant use is 3250 square feet and

may incrementally expand up to the reguested maximum of 12,600 square feet.

EXHIBIT 2 - Proposed Use Parking Chart

1201 DAK LAWN
sharad
Noon
Required | Total Parking
Street No/Street Narme |Land Use SQFT Parking Ratio Parking Provided
1201 Oak Lawn|Office/Showroom | 27,150 |1sp/11005F & 4100SF| 15
1201 Oak Lawn|Restaurant 12,600 150,105 SF 120
39,750 135 73

Mote that the bulk of the parking demand is for the Restaurant use which typically peaks during
waekend evenings. The restaurant use will be valet parked. The Office/Showroom use has plenty of

daytime parking and is typically closed during the evenings.
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PD 621 Allowance for Parking Reductions and the Owner's Request

The creators of PD 621 utilized good foresight for the zoning regulations back in 2002 realizing that
the old parking minimums required for certain defined uses are not “one-size fits all”. (See
APPENDIX Articles on Parking) PD 621 allows for the accommodation of denser urban living that is
less “car-centric” and the consideration of alternative modes of transportation that help reduce the
need for parking. Specifically, the PD allows for “a special exception of up to 50 percent of the
required off-street parking” to help “right-size” parking for dense urban projects. HN Capital would
like to follow the PD 821 allowance language and request a reduction of 46% in parking
requiramants from the calculatad requiramant of 135 spacsas to utilize the currently provided
73 spaces. Local observed parking data and recent mobility trends support the request as detailed
below. Also, HN Capital will seek out nearby properties to determine if remote valet agreements may
be reached to provide overflow parking should it be needed. HN Capital also owns other nearby
properties that could provide evening overflow parking should it be needed.

1212 Dak Lawn and 1617 Market Center Blvd (Pie Tap and Town Hearth) Observed
Parking Data (Oak Lawn/Market Center/Irving Blvd Triangle)

Exhibit 3, on the naxt page, illustrates observed parking during peak use times in October of 2024 for
1212 QOak Lawn and 1617 Market Center, a triangular shaped property, which has the Pie Tap and
Town Hearth restaurants. The exhibit is annotated with comments about the observed parking data
and what is proposed.

It is evident from the observed data that the adjacent Oak Lawn Triangle property is abla to support
two restaurants with its available parking and with the use of valet. It was observed while counting,
and confirmed by the restaurant valet manager, that employee parking occupied a significant
number of the available interior parking spaces (15% or more). |t is recommended to consider more
efficiently managing employee parking to provide more patron parking when needed. The Design
District encourages a comprehensive neighborhood approach for all the property owners to work and
cooperate together for mutual benefit. Note that adjacent properties with different owners have
supported one another in parking reduction requests. (See APPENDIX mutual letters of support)
This illustrates the synergistic goal of mutual benefit throughout the greater Design District. Granting
this request would not adversely affact neighboring property since parking is already prohibited atong
Oak Lawn, Market Center, and Irving Blvd. There is also potential for “relief valve” parking available
should the internal parking be exceeded by utilizing the surface parking lots on nearby properties.
The praposed mix of uses for this existing site will be able to successfully accommodate parking
demand for the higher percentage restaurant use without adversely impacting neighboring
properties or the public streets. Utilizing valet service for the restaurant use helps ensure that
parking needs are sufficiently and efficiently met.
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EXHIBIT 3 - 1201 Oak Lawn: OBSERVED PARKING NEXT DOOR AND PROPOSED PARKING

Observed Parking Oak Lawn/Market Center/Irving Triangle
{10,248 sgft Merchandise&Service for 56%; 8,158 sqft restaurant for 44%)

140 132 Spaces Available
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a o o

10:00-11:00am 12:00-1:00pm 3:00-4:00pm  6:00-7:00pm  7:00-8:00pm  8:00-9:00pm 9:00-10:00pm 10:00-11:00pm

Weekday Weekday Weekday Weekend Weekend Weekend Weekend Weekend

Note that the Oak Lawn Triangle property with two restaurants, Pie Tap and Town Hearth, makes it
work with the 132 parking spaces available. The valet manager said if the parking spaces ever
happen to temporarily fill up the restaurant has a “relief agreement” with the property to the south
which helps keep the valet parking operation smooth and consistent.

Proposed Parking 1201 Oak Lawn
(27,150 sqft showroom for 68%; 12,600 sqgft restaurant for 32%)

& _73Spaces Available
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10:00-11:00am 12:00-1:00pm 3:00-4:00pm  6:00-7:00pm  7:00-8:00pm  8:00-9:00pm  9:00-10:00pm 10:00-11:00pm

Weekday Weekday Weekday Weekend Weekend Weekend Weekend Weekend

The proposed mix of uses intends to fill the available parking during the weekend evening peaks for
Restaurant use. There is adequate parking available to satisfy the City Code during mornings and
afternoons for the Office and Showroom uses. The use of valet and alternative transportation modes
can offset the evening restaurant peaks. Note that HN Capital will seek or provide on its own
properties “relief valve” parking agreements that could be utilized for any overflow parking should it
occur. As the owner of sixteen properties in the Design District, HN Capital is incentivized to balance
and “right size” parking so that everyone benefits.
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Walkability and Alternative Modes of Transportation

The parking reduction request is also supportad by a walkability analysis of nearby residential units
and current urban trend uses of alternative modes of transporiation like walking, bicycling, and
Uber/Alto. (See APPENDIX Walkability Study.) MNote that the City of Dallas is currently considering
reducing and/or eliminating parking requirements for some areas and uses. Although a reduction or
elimination of parking requirements by the City of Dallas would not directly affact 1201 Oak Lawn
since the parking already exists and the property is located within PD 621, it is still an indication that
the old parking requirement ratios are excessive for dense urban living situations and with the newer
alternative modes of transportation readily available.

Conclusion

Based on: (1) the observed parking data for similar uses adjacent to the site, (2) the allowances for
parking reductions written into PD 621, (3) the utilization of valet to most efficiently park the site, (4)
the potential for “relief valve” parking spaces in nearby surface parking lots for the overall benefit of
the Design District, and (5) the current trends of more mability choices and more dense urban living
that together reduce the need for parking; it is recommended that the existing 73 parking spaces
for the current 1201 Oak Lawn site will be adequate to serve the proposed mix of Restaurant and
Office/Showroom uses. Furthermore, if the parking demand were to consistently exceed the 73
spaces provided and beyond what valet can accommadate, the greater risk would be loss of
business to the site rather than any obstruction of the public right-of-way or creation of a traffic
hazard since parking is internal to the site and is currently prohibited along Oak Lawn, Market Center,
and Irving Blvd. Tha accommadation of sharad parking, Uber/Altc and similar ride shares including
the Virgin Hotel shuttle service, availability of pedestrian and bicycle trails, availability of remote
parking lots within a ten minute walk, and the presence of newer dense inner-city residential
developments that currently include 2000+ units within a ten minute walk of the subject site have all
convened at this time to help reduce the need for parking and support the proposed mix of uses for
1201 Oak Lawn. The proposed plan to revitalize and repurpose the existing building of 1201 Oak
Lawn and utilize the existing parking within the allowances of PD 621 will provide mutual benefits to
the property owner/operator, the neighborhood, and the City of Datllas. “Right-sizing” or “right-
mixing” the proposed uses of this existing building to more fully utilize the existing internal parking to
its potential will not create a traffic hazard or increase traffic congestion on adjacent or nearby
streets. No spillover effect of traffic or parked cars is expected to occur since valet parking will be
available.

APPENDIX
- HN Capital Property Ownership Map within the Design District
- Mutual letters of support for Parking Reductions
- Walkability Study within a five to ten-minute walking distance of 1201 Oak Lawn

. Annotated Articles: “The Parking Problem — Why Cities Overbuilt Parking Spaces™ 9-30-2023
“Parking Generation... Park +” by Kimley-Horn May 2016
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®© AsANA PARTNERS

February 5, 2025

Dr. Kameka Miller-Hoskins, Chief Planner
Zoning Board of Adjustment

City of Dallas

1500 Marilla Room 5CN

Dallas, TX 75201

Via email
RE: Pending applications at 1616 and 1626 Hi Line; 1617 Hi Line; and 1201 Oak Lawn Avenue
Dear Dr. Miller-Hoskins,

Please accept this support letter for the parking reduction requests at 1616 and 1626 Hi Line, 1617 Hi Line, and
1201 Oak Lawn Avenue. We understand they are separate requests intended for consideration in April 2025;
our support applies to each request. The applicant, HN Capital, and their representatives have shared with us
their request and plans for improving their property. As adjacent commercial property owners, we believe that
their parking reduction request will benefit this area of the Design District.

We support the parking reductions requested for several reasons. HN Capital has successfully managed their
properties in this area to bring valuable tenants and businesses to the Design District. As this area of the
Design District has benefitted from the recent city investments in infrastructure, these improvements for
sidewalks, streetscapes, and a hike/bike trail that connects to Victory Park/Downtown increase and enhance
mobility options for visitors and residents. New developments and remadels have included a mix of land uses
that are creating a dynamic neighborhood, as intended by the PD 621 Old Trinity Design District Special
Purpose District zoning. We alsc understand the City of Dallas is considering Development Code revisions to
the off-street parking requirements to align with current parking demand trends and promote use of other
transportation options.

The proposed parking reductions are supported by a professional engineering analysis of the parking demand
for these properties and the ability of HN Capital to manage the parking needs on their properties for the
success of their tenants. We believe the requested reductions are reasonable and support the shared goal of
continued improvement, adaptive reuse, and quality development of the Design District.

Sincerely,

Shyam Patel - Asana Partners
1444 Oak Lawn, LP

704.423.1680 | 2151 Hawkins Street, Suite 1100] Charlotte, NC 28203
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YW | Jackson Walker LLp

Jonathan G. Vinson

(214) 953-5941 (Direct Dial)
(214) 661-6809 (Direct Fax)
jvinsoni@jw com

August 16, 2024

Via Email

Ms. Cambria Jordan, CFM, MBA, PMP, Senior Planner
Zoning Board of Adjustment

City of Dallas

1500 Marilla Street, Room SBN

Dallas, Texas 75201

Re: BDA234-091; 1444 Oak Lawn Avenue.
Dear Ms. Jordan:

Our firm represents HN Capital, which is the largest property owner in the Design District.
HN Capital is pleased to be part of the ongoing success of the District. and we look forward to
even more success for the entire District in the future. This letter is to express our support for the
off-street parking special exception request being made under BDA234-091 at 1444 Oak Lawn
Avenue, for the following reasons.

When the City first approved P.D. 621 in 2002, it was not completely certain that the P.D.
would work for its intended purposes. The City deserves credit for getting the P.D. right for the
most part and achieving its purpose of fostering in-context adaptive reuse in the Design District
with, of course, some appropriate new development.

Part of the success of P.D. 621, we believe, is due to the P.D. having loosened somewhat
the strict requirements for off-street parking found in other parts of the City. This is very
appropriate and necessary for the adaptive reuse of existing buildings, and actually helps preserve
those buildings and the larger context of the District, This is good place-making and supports the
District's overall success.

However, since the adoption of P.D. 621, the world has changed even more with regard to
parking demand. The reduction in office usage, the advent of ride-sharing, and the greater
walkability of the District have all contributed to this. Continuing to adhere to-off-street parking
ratios which date back in some cases to 1965, or even before, fails to recognize the change in
parking demand in 2024.

In fact, the City itself is in the middle of processing Development Code amendments to
reduce off-street parking requirements to align more with current demand. For many reasons, the
current off-street parking requirements in P.D. 621, and elsewhere in the City, are obsolete and

should be reduced.
41476708v.1
JW | DALLAS 2323 Ross Avenue, Suite 600 + Dallas, Texas 75201 | www.jw.com | Member of GLODALAW™
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August 16, 2024
Page 2

We support reasonable and evidence-based, data-driven reductions in parking requirements
where appropriate, in particular in P.D. 621, where such reductions will support continued adaptive
reuse and quality development and placemaking, and we believe that to be the case with this
request. We respectfully ask that you approve the applicant's request in this case. Thank you.

Very truly vours,
VWV
Jonathan G. Vinson

cc: Dr. Kameka Miller-Hoskins
Jennifer Hiromoto
Vipin Nambiar
Adam Hammack
Suzan Kedron

41476708v.1
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WALKABILITY STUDY

According to statistics listed on the Dallas Design District Property Brochure, by
“DunhillProperties.com”, there are approximately 20,000 residents that live within one mile,
or a 10 to 20 minute walk, of the Dallas Design District. Even closerto the heart of the Design
District and to 1201 Oak Lawn, within a 5 to 10-minute walk or less, are eight large multi-
family communities that total nearly 3000 units. Also, the Virgin Hotel with 268 rooms and a
75 space pay parking lot are within a 10-minute walk to 1201 Oak Lawn. (See annotated map
attached) According to the Federal Highway Administration, “Most people are willing to waltk
for five to ten minutes, or approximately % to %2 mile” to reach a destination. (See FHA
Pedestrian Safety Guide attached)

The close proximity within a five to ten-minute walk of so many residential units and hotel
rooms certainly helps decrease the parking demand for patrons that would frequent 1201
Oak Lawn for Restaurant uses. (Walk times were physically verified by Lloyd Denman, P.E.
during the parking observations made in May 2024.) There is also a free hotel shuttle at the
Virgin Hotel that ferries guests within a 3-mile radius of the hotel to and from restaurants and
other attractions. In May of 2024, the shuttle attendant said the shuttle stays busy and a
second vehicle should be added to the service.
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U.S. Department of Transportation

Federal Highway Administration
1200 New Jersey Avenue, SE

Washington, DC 20590

202-366-4000

Safety

Pedestrian Safety Guide for Transit Agencies

< Previous Table of Content Next >
Chapter 4: Actions to Increase the Safety of Pedestrians Accessing Transit
Understanding pedestrian characteristics and facilities (e.g., sidewalks, crosswalks, pedestrian signals, elc.) is an
important step in providing safe access to transit systems. This section introduces basic pedestrian safety

concepts to help readers understand issues, solutions, and resources that are presented in other parts of this
guide. Concepts addressed in this chapter include:

¢ Typical walking distance to transit.
¢ Motor vehicle speed and pedestrian safety.
e Pedestrian characteristics and behavior.

A. Typical Walking Distance to Transit

Most people are willing to walk for five to ten minutes, or approximately
Ya- to Y2-mile to a transit stop (see figure below). However, recent
research has shown that people may be willing to walk considerably
longer distances when accessing heavy rail services. Therefore, in order
to encourage transit usage, safe and convenient pedestrian facilities
should be provided within Y- to Ys-mile of transit stops and stations, and
greater distances near heavy rail stations. Note that bicyclists are often
willing to ride significantly further than Y-mile to access rail transit
stations, so safe facilities should be provided for bicycling within a larger
catchment area around transit hubs.

5 3 8 & B 8 2 8 8

Percentaga oF TAps Made by Walking

Transit route spacing and location are important considerations for l | l I I ! e -

pedestrian access to transit. For example, in a city with a regular street B8 03 o 1 oM s
grid pattern of streets, appropriate stop spacing can be achieved when o 50 Tmu Suten guilesh

transit routes are spaced between '4- to 1-mile apart. If the stops on these -
routes are spaced 1/8- to Y4~ mile apart, then a majorlty of the people in the fei ghbarhnuds served by the transit

system will be within %- to %-mile of a transit stop.

B. The Effect of Motor Vehicle Speed on Pedestrian Safety

Pedestrians accessing transit stops and stations must often walk along or cross roadways that carry motor vehicle
traffic. Pedestrians may feel less comfortable and safe as nearby motor vehicle speeds increase. The faster a

driver is traveling, the more difficult it is to stop (see figure below).—7-L Larger vehicles, such as buses and trucks
require even longer stopping distances.
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UNIVERSITY
Elisabeth Haub School of Law

The Parking Problem: Why Cities Overbuilt Parking Spaces

by Lauren Paimer | Sep 20, 2023 | Land Use, Transportation, Lirban Planning | 0 commenis

The Institute of Transportation Engineers (ITE) was founded in 1930 with the goal “to improve
mobility and safety for all transportation system users and help build smart and livable communities.”
The idea behind the ITE was to help developers with roadway design, traffic management, and
parking requirements. However, the ITE has created more problems, particularly when it comes to
parking. For decades, the ITE recommended parking minimum requirements ill-suited for the
municipalities implementing them.

The primary issue with parking recommendations from the ITE is that the studies they relied on were
based on selective data. For instance in the 1987, second edition of the ITE S Parking Generation,

conducted in suburban areas. Qeqparrhers conducted these studies dunng times of peak parking
demand and in areas where there was plenty of free parking and little to no use of pubilic transit.

This led urban planners in cities to use suburban rates to set parking requirements that were
incompatible with urban environments, resulting in excessive amount of parking in some areas. This
created a circular planning process that has only exacerbated issues. it goes something like this:

The ITE published their findings in Parking Generation using the selective suburban data,

City urban planners set parking requirements based on those findings,

Developers implemented those parking plans,

The resulting ample supply of parking drove the price of parking in specifically designated

lots down to zero,

Because of the massive amount of iand used to create these parking specifications, cities

saw decreased walkability and density of facilities,

6. The sprawl, combined with the plethora of free parking options, led to increased vehicle
usage,

7. The increased parking demand again validated the ITE’s findings.

howp=

o

And the cycle repeats. This process has, unsurprisingly, resulted in an overabundance of parking. in
the United States, surface parking lots alone cover more than five percent of all urban land,
representing an area greater than the states of Rhode Island and Delaware combined.

To be clear, the ITE is not solely to blame. As mentioned in Rethinking A Lot, urban planners and
policymakers frequently rely on the recommendations provided by the ITE for parking requirements
without ensuring their accuracy for their respective municipalities. The ITE has an inherent authority
that makes planners regard its findings as valid, precluding in planners’ minds the need for further
inquiry. The use of ITE's manuals also allow pubilic officials to avoid responsibility for excessive
parking lots.

Due to a lack of planning and engaging the proper parties involved in parking use and development,
inaccurate parking demands arise. While urban planners readily observe this problem, they often fail
to take the necessary steps to actually address it. Even municipalities directly contribute to the
overabundance of parking by offering free spaces, which inevitably fill up quickly, and then opting to
add more parking, which creates an overabundance without addressing the root problem.
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Municipalities also look to other authorities, such as the Urban Land Institute (UL!) for parking
guidance. However, the ULI has many of the same problems as the ITE. ULI reporis have
recommended an excessive amount of parking, with some ULI reports calculating a “need” for more
spaces than ITE reports. Municipalities cannot blindly rely on these institutions to supply perfectly
accurate data. Municipalities need to measure parking demands with the "ongoing data analysis,
community assessment, and demand analysis” that is most relevant to them.

The ITE, recognizing that municipalities still rely on its findings, is also attempting to fix the situation
by adapting and changing the new Parking Generation manuals. The most recent, the

2019 Parking Generation Manual, features land use descriptions and data plots of a variety of
available land uses, time periods, and independent variables in the ITE database. The parking
database is now broken up into settings that include “Multi-Use Urban” and “Center City Core,”
which work to pinpoint the most relevant studies for specific cities’ needs. The goal of this manual is
to help describe the relationship between parking demand and the characteristics of the individual
development site.

Donald Shoup, Professor in the Depariment of Urban Planning at UCLA, recommends that the ITE
follow in the footsteps of the British counterpart to Trip Generation, the “Trip Rate Information
Computer System.” This system gives information about the characteristics of every surveyed site
and its surroundings, which would allow municipalities to use comparable sites before making land
use decisions.

Despite the empirical evidence surrounding the overabundance of parking, as well as its deleterious
environmental effects, few municipalities are changing parking requirements and financers still pass
on projects that “don’t have enough parking,” even with the new ITE recommendations.

One successful technique is shared parking, a parking management tool that communities can
employ when setting parking requirements. Different types of land uses attract customers, workers,
and visitors during different times of the day, which results in differing peak parking demand hours
for the related land uses. Shared parking takes advantage of these varying demand patterns and
allows adjacent land uses with complementary peak demands to share a parking lot space. This not
only encourages centralized parking rather than scattered lots, but also reduces overall construction
costs which could greatly benefit both municipalities and develapers.

Several municipalities have implemented shared parking, including Ventura, CA which has a zoning
ordinance that permits different land uses to have shared parking because of opposite peak parking
demand periods. The shared parking is allowed to satisfy one hundred percent of the minimum
parking requirements for each land use. Similarly, North Kansas City, MO, by permit, allows a
reduction of the number of parking spaces multi-use developments need to have if they have
different peak parking demand periods.

Finally, in West Hartford, CT, the zoning code provides an alternative method of meeting parking
requirements. So long as the applicant seeking to enter into a shared parking agreement can prove
the lot would be convenient for all parties and would not cause traffic congestion, it can get
approved. The municipality has since consolidated many parking lots down for shared use.

To truly reverse the detrimental impacts of the old ITE reports on the development of cities, urban
planners and lawmakers will need to implement a multi-faceted approach. In addition to conducting
their own parking studies based on the proposed uses and characteristics of the community, urban
planners and lawmakers should focus on enhancing multi-modal transit and implementing shared
parking. Parking minimums need to be eliminated and more parking maximums nesd to be
developed. Focusing on the parking demands of individual development sites wili help stop the cycle
of creating unnecessary parking and meet parking demands in a smarter and more efficient manner
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Parking Generation—

Replacing Flawed Standards
with the Custom Realities of IP @l K+

May 2016

Kimley»Horn

Expect More. Experience Better.

¥ Unlimited Parking Solutions
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PARKING GENERATION -
Replacing Flawed Standards with the Custom Realities of Park+

) Park+

Unlimited Parking Solufions

Introduction

For the longest time, our industry’s approach to defining

“How much parking?” has been relegated to the use of national
parking requirement standards, either from the Institute of Trans-
portation Engineers (ITE), Urban Land Institute (ULI), or local code
requirements. Anyone who has read the workings of Donald Shoup, or
more recently Richard Willson, knows the fallacy in using these sources
when designing downtown or campus parking systems.

National parking requirement standards are based on outdated and under-
represented data, which tend to skew wildly from the actual parking needs of
a community. In my years as a parking consultant, I've very rarely completed
a single downtown parking study where the peak observed parking demands
consumed the majority of the total parking spaces. A study completed in Dallas a
few years ago yielded some 30,000 empty parking spaces at peak. Similar results
were found in Atlanta, Houston, St. Petersburg, Seattle, and the list goes on.
When communities plan downtowns based on outdated suburban design
standards, we achieve the same inevitable results—empty, restricted parking
areas that deaden the density, walkability, and vitality of urban areas.

The parking quantity question is always a challenging exercise, especially when we try
to solve it using inaccurate data. Most times, we rely on outdated data that doesn't truly
represent the real context of our downtowns. As more and more people migrate to urban
areas, the dynamics of how they get around and their relationships with cars change. As such,
we've seen a drastic downshift in the need to provide parking. But our planning tools have not
evolved to better align with this shift.

Equally challenging is deciding how the parking characteristics in one community compares to another community.
In reality, it’s hard to define how one neighborhood acts compared to another. Here in Phoenix, the Roosevelt
neighborhood, home to the area’s up-and-coming artists and requisite “hipsters,” enjoys a higher amount of
transit, walking, and cycling than most other parts of the city. In turn, the overall demand for parking is lessened

as area residents and patrons find other ways to access the uses within the area. In my neighborhood, you aimost
can’t survive without the use of a car to work, shop, and play. This variability exists in every city and is the reason
it's absurd to continue leaning on archaic, cookie-cutter methods to plan for parking.

This question is the central reason we created Park+ — to find a way to localize the analysis
it i % of parking demand and challenge the conventional notion that all parking demand is
P i created the same. Within this white paper we summarize the findings of the first five years
of Park+ modeling and define the dynamic nature of each community served. In our
time developing, testing, and applying this model, we have encountered an incredible
diversity of data and outcomes in each community. In the following sections, we’li walk
= through those results, as well as the more global movement afoot in our industry.

Kimley»Horn 1 WHITE PAPE
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PARKING GENERATION -
Replacing Flawed Standards with the Custom Realities of Park+

Park+

Unilimited Parking Solutions

Unfortunately, those data points are routinely applied in areas they should not be. I've seen exercises where entire
swaths of a downtown are planned with these metrics, resulting in over-built facilities. In some cases, it’s a lack of
understanding of the context the development is occurring in. In other cases,
it's a requirement of financial institutions that are backing a development.
Whatever the cause, a better understanding of the true dynamics of a
development and the area it serves produces better resuits.

In recent years, urban planners have begun to lean more and more on these
decisions as a primary reason that downtowns and communities don't work.,
One of my favorite terms in the industry is the “parking crater,” which was
coined by the website Streetsblog and its editor Angie Schmitt. In fact, that
website holds an annual March Madness tournament, with a full-on bracket

to determine the worst parking crater of that year. The parking crater is a
portion of a downtown that has been hollowed out by the presence of large
surface parking lots. Whether these are highly or poorly utilized, they deaden a
downtown, its walkability, and most importantly its viability.

If asked, many people would say the provision of ample parking makes our
cities more desirable. But in fact, ample parking promotes single occupancy
vehicle trips and impedes the ability for our communities to develop and
grow. Pedestrian walkability, dense design, and connectedness are extremely
important for the success of a community. Large areas of parking tend to
counter these tenets and disrupt the ability for a community to work properly.
This is only exacerbated by the over-provision of parking.

Clearly, something must be done...

Right-Sized Parking

Recently in the planning arm of the parking industry, we've seen a very distinct
shift toward finding the right amount of parking for a downtown, campus, study
area, development, etc. This movement is aptly dubbed the Right-Sized Parking
movement. The name speaks for itself, as the intent is to determine the correct
amount of parking to serve an area without over- or under-burdening area
patrons.

Too much parking tends to be an expensive endeavor. in today’s world where
more and more parking is found in consolidated structures, the cost to build

a single space can range from $8,000 to $40,000, or more. This price is
astronomical and is a primary contributing reason that rents are increasing and
the cost of living in urban areas is skyrocketing. In King County', WA, a recent
study searched to find the answer to the right-size for multi-family housing
parking. The result of that large-scale effort was...it depends.

1\isit rightsizeparking.org to learn more and to play with their awesome right-size parking calculator

Kimley »Horn 3 \ TE
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Unlimited Parking Selufions

That result may seem nebulous, but in reality it's the most accurate response that couid have emerged from such

a study. The data indicated that a number of factors —location, access to transit, employment density, walkability,
population demographics—were responsible for the parking demand characteristics of a multi-family development.
In short, people tended to adapt to their environment, and their driving (and car ownership patterns) adapted right

along with them.

Unfortunately, in a lot of those instances, the provision of parking did not adapt. Instead, developers continued to
provide parking as if every location was the same, and the result was a high amount of underutilized parking. The
data showed that in the heart of Seattle (the most urbanized area in the county), the parking demand was at or
below 0.5 spaces per unit. in the far reaches of the county, the ratio was closer to 1.5 spaces per unit.

This analysis has borne some incredible outcomes. First, many developers in the King County area have begun to
lessen their parking capacity as a result of this analysis, basically “right-sizing” their supply. That in and of itself is a

win and would deem the effort a success. However, the study also pushed communities in the King County area to
reassess their parking requirements, helping to define right-sized parking at the review level. Even more incredibly,
King County transit has now begun to pursue empty parking spaces in multi-family housing complexes to serve as
park-and-ride spaces for transit riders.

It’s very exciting to see the results coming out of King County.
They spent a tremendous amount of time and effort to collect
viable data and determine how their community works. The
project was well funded by the Federal Highway Administra-

tion and led by a brilliant young planner? whose mission is to

prove the fallacy of poor parking planning. But how about the
communities not funded by FHWA.. how do they learn more about
the true nature of their parking systems?

Park+ and Right-Sized Parking

Park+ —the Kimley-Horn parking scenario planning tool — was created
with the intention of right-sizing parking in the communities we serve. The
model is built on an algorithm that matches parking demand with land uses
1o more accurately depict parking behavior. Previous white papers (xxx ) have
depicted how this relationship works, but in simplistic terms, we match parking
demand to its origin using localized data. The result is a much more accurate
depiction of parking demand in the environments our models serve.

The primary output of a calibrated Park+ dataset is a unique set of parking

183
—* i generation characteristics that represent the dynamic nature of a community. These
results differ from community to community and are a direct reflection of the areas
= they serve. The following tables and figures provide a representative sample of parking
‘a&— ; demand characteristics and geographic demand metrics. These are only representative in
' nature, but show the varied results that come from Park+ modeling exercises.
-

# Dan Rowe of King County Metro. If you ever meet him at a conference, engage him about parking. ..you won't be sorry.

Kimley »Harn 4 HITE PAPE 7
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Summary — CPC recommendation re: DCA190-002 Parking Code Amendment March 24, 2025

Summary:

City Plan Commission recommendation
regarding
DCA190-002 Off-Street Parking & Loading Code Amendment

Background:

On March 20, 2025, the City Plan Commission voted to recommend the Off-Street Parking & Loading
Code Amendment proposal to the City Council.

The Zoning Ordinance Advisory Committee ("ZOAC") had previously recommended removing all
minimum parking requirements for all land uses citywide. The CPC debated this recommendation at
five meetings from November 2024 through March 2025, voting to amend it in several ways.

Summarized proposal:

Notable updates to our current parking minimums include:

Transit-Oriented Development and Downtown: No minimums for any use within 2
mile around rail stations or downtown

Office and retail: No minimums for office uses and most retail

Industrial and Commercial: Ng minimums for industrial, commercial, and business
service uses except when contiguous with single-family uses

Single-family and duplex: Reduced minimums for single-family and duplex uses to 1
space per dwelling unit

Multifamily: Reduced minimums for multifamily uses to Ye-space per dwelling unit plus
guest parking, and added requirement of 1 loading space for larger multifamily

Bars, restaurants, and commercial amusement: Reduced minimum for seating and
sales areas to 1 space per 200 square fest, plus additional reductions

o Bars and restaurants in buildings under 2,500 square feet: No minimums

Designated historic buildings: No minimums for buildings designated at the city, state,
or national level as historically significant, except when used as a bar, restaurant, or
commercial amusement land use.

Places of worship under 20,000 square feet: No minimums

Lower Greenville: Parking ratios for selected uses generally will not apply to Lower
Greenville areas covered by the Modified Delta Overlay MD-1.

Below is a table describing the changes in more detail.
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Summary — CPC recommendation re: DCA190-002 Parking Code Amendment

i Impact

Results (summarized)

No parking for any use within

e Ya-mile of light rail and

March 24, 2025

Current code (summarized)
No exception for rail proximity

1 space per 2,000 sf, with
exceptions for buildings built
prior to 1967 and ground-floor

TOD & Downtown Removed
streetcar stations ,
¢ CA (downtown) districts retail under 5,000 sf
— ok —F |
Office uses Removed | digmm um perking l

requirement

1 space per 200 or 330 square
feet

Single-family &
Duplex

Reduced and
standardized

1 space per dwelling unit

1 space per single-family
dwelling unit in R7.5(A) and
R5(A)

2 spaces per dwelling unit for
all other single-family and
duplexes

Ya-space per dvxfelling unit

1 space per bedroom

Multifamily (parking) | Reduced Graduated guest parking 0.25 guest spaces per dwelling
requirement unit
= Show plans to mana'ge loading
| _ ) ] and short-term drop-off for any
| Muttifamily (loading | » 44e4 development | No loading required
and short-term) |
| 1 loading space required over
150 dwelling units |
f Show plans to manége loading
and short-term drop-off for any
Hotel (loading and Reduced development Graduated requirement
short-term) beginning at 10,000 square feet
1 loading space required for
hotels over 80 guest rooms
Mo minimum for buildings up to
| | 200 1 space per 100 square feet for
Bars and For buildings over 2,500 sf, 1 sales and seating area
|t w7 ﬂidUGEd_ TR = -
restaurants Zoa space per 200 st for sales and Variety of lighter minimums for

seating area (plus reductions for

some storage and manufacturing
area)

storage and manufacturing

Commercial
amusement
(bowling alleys,
dance halls, etc.)

Reduced and

| standardized

1 space per 200 square feet

Variety of minimums per type
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Summary — CPC recommendation re: DCA190-002 Parking Code Amendment March 24, 2025

Industrial uses

Commercial service
and business uses
{truck sales, -
medical laboratory,
furniture repair, etc.)

Reduced minimums apply when

Geography contiguous with single-famity Minimums apply anywhere the
limited properties; ne minimums use is permitted
elsewhere

Designated historic

No minimums, except 1 space
per 200 square feet for bars,
restaurants, and commercial No exemptions for historic

oo 1 o )
buildings Hostiyiemered amusement uses within 300 feet | buildings

of single-family with reduction

option through SUP.

No minimums for places of Al places of worship are
Places of worship Reduced worship less than 20,000 square P P

subject to parki ini
feet of floor area Hai2 parking minimums

Mixed Income

— - - T -
Parking bonus Zero minimum parking required 15-space per unit required

Housing Density HUCEHlto 25D wh.en providing mixed income wh‘en providing mixed income
Bonus units units

Geographic No change for Properties subject to the MD-1 Modified Delta Overlay will keep
exceptions MD-1 Overlay minimums for selected uses.

Design standards

Limiting driveway entrances for 1- through 4-unit residences
Requiring pedestrian path through large parking lots
Prohibiting surface water drainage across sidewalk surfaces
Simplified loading standards

Allowing parking lot entrances on any alley for any use

Bicycle parking

increased bicycle parking amount requirements

Clarified design and locational standards

Shared loading

Adding the opportunity for a shared loading agreement
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Jackson Walker LLp

Jonathan Vinson
(214) 953-5941 (Direct Dial)
jvinson@jw.com

May 9, 2025

By email to: bryant.thompson@dallas.gov
and diana.barkume@dallas.gov

Hon. Chair and Members, Panel A
Zoning Board of Adjustment

c/o Mr. Bryant Thompson, Senior Planner
Department of Planning and Development
‘City of Dallas

1500 Marilla Street, Room 5CN

Dallas, Texas 75201

Re: BDA 245-049; Parking Special Exception; 1201 Oak Lawn Avenue; and
BDA 245-050; Parking Special Exception; 1500 Dragon Street.

Dear Members of the Board of Adjustment:

L Introduction. This letter is intended to supplement the information we provided to you,
through the City Staff, previously on our two above-referenced requests. While we would refer
you back to our previous letters and information packets on these cases, we wanted to provide you,
in a concise format, with some additional ideas we have on these cases and which we would
respectfully ask that you consider at our upcoming May 20 hearings on these cases.

We listened very carefully to the thorough discussion of these items at the April 15
hearings, and we have discussed them further within our team. While we continue to believe that
these requests meet the required standard (as discussed below) and merit approval, we have done
more work on these and offer the following ideas for your consideration, bearing in mind that
Board applications may be approved with conditions, as provided for in the Development Code.

II. Potential Additional Conditions. For 1201 Oak Lawn, we would reiterate that we
control numerous properties in the Design District (map attached, which you have seen
previously). We are also in discussions with the ownership of Apex Supply Company at 180 Oak
Lawn (a daytime business open only from 7:00 A.M. to 5:00 P.M.), which is only 150 feet away
across the Oak Lawn-Irving Boulevard intersection, for the leasing of a number of parking spaces
to be determined (aerial photography shows 30 striped spaces on that site), although we maintain
that the number of spaces to be provided on site (73 provided, out of 135 required, a 45.9 percent
reduction) is more than sufficient.

With respect to our request at 1500 Dragon (to provide 177 spaces, out of 300 required, a
41.0 percent reduction), DDD Property Holdings, LL.C, a related entity, owns the Dallas Design

44981621v.1
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Center at 1025 North Stemmons/1250 Slocum, which can easily be utilized for overflow/valet
parking to serve 1500 Dragon Street as needed. The uses in the Dallas Design Center (site plan
attached) are almost entirely daytime, low-parking demand uses, and we can easily “share” parking
there for valet service for evening peak uses (restaurants). potentially up to 50 additional spaces.
As stated above, HN Capital-related entities also control numerous other Design District properties
which can be used for this purpose.

III. Reassessment Condition. In addition, in some parking reduction requests at the Board, a
condition has been included to require a follow-up assessment at a specific point in time to
determine if the parking reduction is working as planned or if further action is needed. We are
amenable to such a condition on each of these cases, and we would suggest an 18 month
reassessment target date.

IV.  The Special Exception Standard and How We Meet It. Sec. 51P-621.110(b)}(2)(D)
provides that “the board of adjustment may grant a special exception of up to 50 percent of the
required off-street parking upon the findings and considerations listed in Section 514-4.311. The
board of adjustment may impose conditions on the special exception .

Sec. 51A-4.311(a)(1) further provides that the board may grant a special exception to the
off-street parking requirements “if the board finds, after a public hearing, that the parking demand
generated by the use does not warrant the number of off-street parking spaces required, and the
special exception would not create a traffic hazard or increase traffic congestion on adjacent or
nearby streets”. We believe that our requests, as supported by our Analysis, clearly meet all of the
criteria for the granting of our special exception request.

Please again note and consider that the applicant controls numerous properties in the area
as shown on the area map included in our Analyses. The proposed reductions are reasonable and
evidence-based, data-driven reductions in the parking requirements, which will support continued
adaptive reuse and quality development and placemaking.

In particular, given the City’s efforts to update and modernize parking requirements (and
we would note that, as amendments to the Development Code, these will not take effect in existing
Planned Development Districts, even though that is where much of the development activity takes
place) to align more with current parking demand, with many of these requirements having been
in place for 50 years or more, the requested reduction is completely reasonable and justifiable, and
realistically aligns with project actual parking demand. If not for the fact that we are in a P.D., we
might not even need to make these requests.

Having to provide excessive parking, which would result in a large number of empty
spaces, is not only costly and wasteful in terms of the project itself but is unsustainable and has
negative impacts on walkability and other factors. Finally, the Applicant owns and manages these
properties for the long term, representing a huge investment in the Design District. We need and
want for the parking to work for the benefit of all — vacant or dysfunctional space is first and
foremost bad for us.

44981621v.1
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V. Conclusion. The conclusion is clear based on this information that these requests meet
the standard for approval of parking special exceptions, in that the parking demand generated by
the uses do not warrant the number off street parking spaces otherwise required, and the special
exceptions will not create a traffic hazard or increase traffic congestion on adjacent or nearby
streets.

Since these requests clearly meets the Development Code and P.D. 621 standards for
approval, we will respectfully be asking that you approve our request. We look forward to
appearing before you and answering any questions you might have, and we appreciate your time
and consideration

Very truly yours,

Vemar—

Jonathan G. Vinson

cc: Vipin Nambiar
Adam Hammack
Charlotte Carr
Lloyd Denman, P.E.
Suzan Kedron
Will Guerin

44981621v.1
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Jackson Walker LLp

Jonathan Vinson
(214) 953-5941 (Direct Dial)
jvinson@jw.com

June 5, 2025

By email to: bryant.thompson@dallas.gov

and diana.barkume@dallas.gov

Hon. Chair and Members, Panel A
Zoning Board of Adjustment

¢/0 Mr. Bryant Thompson, Senior Planner
Department of Planning and Development
City of Dallas

1500 Marilla Street, Room SCN

Dallas, Texas 75201

Re:  BDA 245-049; Parking Special Exception; 1201 Oak Lawn Avenue; and
BDA 245-050; Parking Special Exception; 1500 Dragon Street.

Dear Members of the Board of Adjustment:

I Introduction. This letter is intended to supplement the information we provided to you,
through the City Staff, previously on our two above-referenced requests, which were held over
from your May 20 meeting, and we would refer you back to our previous letters and information
packets on these cases. We continue to assert that both of these requests meet the required standard
(as discussed below) and merit approval, but we also offer the following ideas for your
consideration, which we respectfully ask that you consider at our upcoming June 17 hearings on
these cases.

1I. Potential Additional Conditions. For 1201 Oak Lawn Avenue, we would reiterate that
we control numerous properties in the Design District (map attached, which you have seen
previously). We are also in discussions with the ownership of Apex Supply Company at 180 Oak
Lawn (a daytime business open only from 7:00 A.M. to 5:00 P.M.), which is only 150 feet away
across the Oak Lawn-Irving Boulevard intersection, for the leasing of a number of parking spaces
to be determined (aerial photography shows 30 striped spaces on that site), although we maintain
that the number of spaces to be provided on site (73 provided, out of 135 required, a 45.9 percent
reduction) is more than sufficient.

With respect to our request at 1500 Dragon Street (to provide 177 spaces, out of 300
required, a 41.0 percent reduction), DDD Property Holdings, LLC, a related entity, owns the Dallas
Design Center at 1025 North Stemmons/1250 Slocum, which can easily be utilized for

44981621v.2
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overflow/valet parking to serve 1500 Dragon Street as needed. The uses in the Dallas Design
Center (site plan attached) are almost entirely daytime, low-parking demand uses, and we can
easily “share” parking there for valet service for evening peak uses (restaurants), potentially up to
50 additional spaces. As stated above, HN Capital-related entities also control numerous other
Design District properties which can be used for this purpose.

On both cases, the Applicant has continued to reach out to area neighbors and stakeholders
to explain our requests and solicit their input. Included with this letter is a letter strongly
supporting our requests provided by Asana Partners, another significant nearby property owner in
the Design District, which explains several reasons why they support our requests, and which
concludes by saying that “...the requested reductions are reasonable and support the shared goal
of continued improvement, adaptive reuse, and quality development of the Design District”.

III. Reassessment Condition. In addition, in some parking reduction requests at the Board, a
condition has been included to require a follow-up assessment at a specific point in time to
determine if the parking reduction is working as planned or if further action is needed. We are
amenable to such a condition on each of these cases, and we would be agreeable to a 12-month
reassessment target date, as the Board added as a condition on a case decided last month.

IV.  The Special Exception Standard and How We Meet It. Although you have previously
been provided with the following discussion, we wanted to reiterate it as part of the record specific
to this hearing date and to remind you of specifically how we meet the applicable standard.

Sec. 51P-621.110(b)(2)(D) provides that “the board of adjustment may grant a special
exception of up to 50 percent of the required off-street parking upon the findings and
considerations listed in Section 514-4.311. The board of adjustment may impose conditions on the
special exception”.

Sec. 51A-4.311(a)(1) further provides that the board may grant a special exception to the
off-street parking requirements “if the board finds, after a public hearing, that the parking demand
generated by the use does not warrant the number of off-street parking spaces required, and the
special exception would not create a traffic hazard or increase traffic congestion on adjacent or
nearby streets”. We believe that our requests, as supported by our Analysis, clearly meet all of the
criteria for the granting of our special exception request.

Please again note and consider that the applicant controls numerous properties in the area
as shown on the area map included in our Analyses. The proposed reductions are reasonable and
evidence-based, data-driven reductions in the parking requirements, which will support continued
adaptive reuse and quality development and placemaking.

In particular, given the City’s efforts to update and modernize parking requirements passed
by Council on May 14 (and as being amendments to the Development Code, these will not take
effect in existing Planned Development Districts, even though that is where much of the
development activity takes place) to align more with current parking demand, with many of these
requirements having been in place for 50 years or more, the requested reduction is completely

44981621v.2
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reasonable and justifiable, and realistically aligns with projected actual parking demand. If not for
the fact that we are in a P.D., we might not even need to make these requests.

Having to provide excessive parking, which would result in a large number of empty
spaces, is not only costly and wasteful in terms of the project itself but is unsustainable and has
negative impacts on walkability and other factors. Finally, the Applicant owns and manages these
properties for the long term, representing a huge investment in the Design District. We need and
want for the parking to work for the benefit of all — vacant or dysfunctional space is first and
foremost bad for us.

V. Conclusion. The conclusion is clear based on this information that both of these requests
meet the standard for approval of parking special exceptions, in that in each case the parking
demand generated by the uses do not warrant the number off street parking spaces otherwise
required, and the special exceptions will not create a traffic hazard or increase traffic congestion
on adjacent or nearby streets.

Since both of these requests clearly meet the Development Code and P.D. 621 standards
for approval, we will respectfully be asking that you approve both of our requests. We look
forward to appearing before you and answering any questions you might have, and we appreciate
your time and consideration.

Very truly yours,

Jonathan G. Vinson

cc: Vipin Nambiar
Adam Hammack
Charlotte Carr
Lloyd Denman, P.E.
Suzan Kedron
Will Guerin
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@ AsANA PARTNERS

February 5, 2025

Dr. Kameka Miller-Hoskins, Chief Planner
Zoning Board of Adjustment

City of Dallas

1500 Marilla Room 5CN

Dallas, TX 75201

Via email

RE: Pending applications at 1616 and 1626 Hi Line; 1617 Hi Line; and 1201 Oak Lawn Avenue , 1500 Dragon

Dear Dr. Miller-Hoskins,

Please accept this support letter for the parking reduction requests at 1616 and 1626 Hi Line, 1617 Hi Line, 1500 Dragon,
and, 1201 Oak Lawn Avenue. We understand they are separate requests intended for consideration in April 2025;

our support applies to each request. The applicant, HN Capital, and their representatives have shared with us

their request and plans for improving their property. As adjacent commercial property owners, we believe that

their parking reduction request will benefit this area of the Design District.

We support the parking reductions requested for several reasons. HN Capital has successfully managed their
properties in this area to bring valuable tenants and businesses to the Design District. As this area of the
Design District has benefitted from the recent city investments in infrastructure, these improvements for
sidewalks, streetscapes, and a hike/bike trail that connects to Victory Park/Downtown increase and enhance
mobility options for visitors and residents. New developments and remodels have included a mix of land uses
that are creating a dynamic neighborhood, as intended by the PD 621 Old Trinity Design District Special
Purpose District zoning. We also understand the City of Dallas is considering Development Code revisions to
the off-street parking requirements to align with current parking demand trends and promote use of other
transportation options.

The proposed parking reductions are supported by a professional engineering analysis of the parking demand
for these properties and the ability of HN Capital to manage the parking needs on their properties for the
success of their tenants. We believe the requested reductions are reasonable and support the shared goal of
continued improvement, adaptive reuse, and quality development of the Design District.

Sincerely,

Shyam Patel - Asana Partners
1444 Oak Lawn, LP

704.423.1660 | 2151 Hawkins Street, Suite 1100 Charlotte, NC 28203
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MEMORANDUM

-
A
ﬁ“':{E_ OF r \‘
To:  David Nevarez, P.E., PTOE, CFM ﬁz.ﬂ""'"'f*#;h'
Transportation Development Services F "'*-“r *'%
City of Dallas S X

From: Lloyd Denman, P.E., CFM
Consult LD, LLC
Registered Firm F-23598

Date: March 25, 2025

Subject: Parking Study and Analysis for 1201 Oak Lawn

Introduction

1201 Oak Lawn is located on the west side of Oak Lawn between Market Center Blvd. and lrving Blvd.
The property is zoned PD 621, Subdistrict 1, and is in the area known as the Dallas Design District.
HM Capital Partners owns 1201 Oak Lawn along with fifteen other Design District properties. HN
Capital intends to revitalize the 1201 Oak Lawn site by re-purposing some of the existing building
space to additional Restaurant use that will better utilize and balance the existing building and its
existing parking. The introduction of some additional Restaurant use is intended to be neighborhood
friendly and hospitality centric for the Design District as a whole. The existing site consists of one
irregular rectangle shaped building with a total of approximately 40,000 square feet of single-story
space and 73 available parking spaces. (See EXHIBIT 1 - Site Plan) The new owner would like to
utilize the allowances provided within PD 621 to reduce the required parking to be more efficient and
balanced with best uses for the site and current neighborhood transportation trends. Parking
observations made at a similar site adjacent to the eastin October of 2024 are presented below along
with additional justifications for this parking reduction request as provided by PD 621.

Proposed Uses and City of Dallas Code Requirements for Parking

The City of Dallas Development Code requires minimum parking associated with different land use
types. PD 621 specifically allows "shared parking” to be considered as a percentage reduction of the
required minimum parking for certain mixed uses. Note that the proposed use mix for this 1201 Oak
Lawn site would be the maximum planned space for utilization of Restaurant that may not actually
all be transitioned or leased in the proposed manner but is meant to represent what would be the
densest future parking use mix. The calculated maximum parking for the proposed mix of uses is
135 spaces per City Code without the “Shared Parking Reduction”. (See EXHIBIT 2-Proposed Use
Parking Chart) Note that the existing parking layout of 73 spaces is adequate for the morning and
afternoon times of day per Code to accommodate the maximum proposed mix of uses when applying
the “Shared Parking Reduction” table within PD 621.
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EXHIBIT 1 - Site Plan

Allevway

Irving Boulevard

Oak Lawn Avenue

1201 Oak Lawn Avenue uﬂmwﬁ-

Parking Spaces ] ?;ﬂw Sgais

This site plan shows the existing 73 parking spaces and the ultimate proposed uses for the existing

building. The restaurant use will be valet parked. The existing restaurant use is 3250 square feet and
may incrementally expand up to the requested maximum of 12,600 square feet.

EXHIBIT 2 - Proposed Use Parking Chart

1201 OAK LAWN
Shared
Noon
Required | Total Parking
‘Street NoJ5treet Name [Land Use SOFT Parking Ratio Plrllln! Provided

1201 Oak Lawn|Office/Showroom 27,150 |1sp/1100 SF & 4100 SF 15
1201 Oak Lawn|Restaurant 12,600 1sp/f105 SF 120
39,750 135 73

MNote that the bulk of the parking demand is for the Restaurant use which typically peaks during
weekend evenings. The restaurant use will be valet parked. The Office/Showroom use has plenty of
daytime parking and is typically closed during the evenings.
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PD 621 Allowance for Parking Reductions and the Owner’s Request

The creators of PD 621 utilized good foresight for the zoning regulations back in 2002 realizing that
the old parking minimums required for certain defined uses are not “one-size fits all”. (See
APPENDIX Articles on Parking) PD 621 allows for the accommodation of denser urban living that is
less “car-centric” and the consideration of alternative modes of transportation that help reduce the
need for parking. Specifically, the PD allows for “a special exception of up to 50 percent of the
required off-street parking” to help “right-size” parking for dense urban projects. HN Capital would
like to follow the PD 621 allowance language and request a reduction of 46% in parking
requirements from the calculated requirement of 135 spaces to utilize the currently provided
73 spaces. Local observed parking data and recent mobility trends support the request as detailed
below. Also, HN Capital will seek out nearby properties to determine if remote valet agreements may
be reached to provide overflow parking should it be needed. HN Capital also owns other nearby
properties that could provide evening overflow parking should it be needed.

1212 Oak Lawn and 1617 Market Center Blvd (Pie Tap and Town Hearth) Observed
Parking Data (Oak Lawn/Market Center/Irving Blvd Triangle)

Exhibit 3, on the next page, illustrates observed parking during peak use times in October of 2024 for
1212 Oak Lawn and 1617 Market Center, a triangular shaped property, which has the Pie Tap and
Town Hearth restaurants. The exhibit is annotated with comments about the observed parking data
and what is proposed.

It is evident from the observed data that the adjacent Oak Lawn Triangle property is able to support
two restaurants with its available parking and with the use of valet. It was observed while counting,
and confirmed by the restaurant valet manager, that employee parking occupied a significant
number of the available interior parking spaces (15% or more). It is recommended to consider more
efficiently managing employee parking to provide more patron parking when needed. The Design
District encourages a comprehensive neighborhood approach for all the property owners to work and
cooperate together for mutual benefit. Note that adjacent properties with different owners have
supported one another in parking reduction requests. (See APPENDIX mutual letters of support)
This illustrates the synergistic goal of mutual benefit throughout the greater Design District. Granting
this request would not adversely affect neighboring property since parking is already prohibited along
Oak Lawn, Market Center, and Irving Blwvd. There is also potential for “relief valve” parking available
should the internal parking be exceeded by utilizing the surface parking lots on nearby properties.
The proposed mix of uses for this existing site will be able to successfully accommaodate parking
demand for the higher percentage restaurant use without adversely impacting neighboring
properties or the public streets. Utilizing valet service for the restaurant use helps ensure that
parking needs are sufficiently and efficiently met.
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EXHIBIT 3-1201 Oak Lawn: OBSERVED PARKING NEXT DOOR AND PROPOSED PARKING

Observed Parking Oak Lawn/Market Center/lrving Triangle
(10,248 sqft Merchandise&Service for 56%; 8,158 sqft restaurant for 44%)

140 132 Spaces Available
120
100

a0

B0

40

20 I I

0

10:00-11:00am 12:00-1:00pm 3:00-4:00pm 600-7.00pm 7:00-800pm B:00-9:00pm 2:00-10:00pm 10:00-11:00pm
Weekday Weekday Weekday Weekend Weekend Weekend Weekend Weekend

Mote that the Oak Lawn Triangle property with two restaurants, Pie Tap and Town Hearth, makes it
work with the 132 parking spaces available. The valet manager said if the parking spaces ever
happen to temporarily fill up the restaurant has a “relief agreement” with the property to the south
which helps keep the valet parking operation smooth and consistent.

Proposed Parking 1201 Oak Lawn
(27,150 sqft showroom for 68%; 12,600 sqft restaurant for 32%)

a0

. 73 Spaces Available
&0
50
a0
a0
20
10
0
10:00-11:00am 12:00-1:00pm 3:00-4:00pm  6:00-7:00pm 7:00-8:00pm  2:00-2:00pm 9:00-10:00pm 10:00-11:00pm
Weekday Weekday Weekday Weekend Weekend Weekend Weekend Weekend

The proposed mix of uses intends to fill the available parking during the weekend evening peaks for
Restaurant use. There is adequate parking available to satisfy the City Code during mornings and
afternoons for the Office and Showroom uses. The use of valet and alternative transportation modes
can offset the evening restaurant peaks. Mote that HN Capital will seek or provide on its own
properties “relief valve” parking agreements that could be utilized for any overflow parking should it
occur. As the owner of sixteen properties in the Design District, HN Capital is incentivized to balance
and “right size” parking so that everyone benefits.
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Walkability and Alternative Modes of Transportation

The parking reduction request is also supported by a walkability analysis of nearby residential units
and current urban trend uses of alternative modes of transportation like walking, bicycling, and
Uber/Alto. (See APPENDIX Walkability Study.) Note that the City of Dallas is currently considering
reducing and/or eliminating parking requirements for some areas and uses. Although a reduction or
elimination of parking requirements by the City of Dallas would not directly affect 1201 Oak Lawn
since the parking already exists and the property is located within PD 621, it is still an indication that
the old parking requirement ratios are excessive for dense urban living situations and with the newer
alternative modes of transportation readily available.

Conclusion

Based on: (1) the observed parking data for similar uses adjacent to the site, (2) the allowances for
parking reductions written into PD 621, (3) the utilization of valet to most efficiently park the site, (4)
the potential for “relief valve” parking spaces in nearby surface parking lots for the overall benefit of
the Design District, and (5) the current trends of more mobility choices and more dense urban living
that together reduce the need for parking; it is recommended that the existing 73 parking spaces
for the current 1201 Oak Lawn site will be adequate to serve the proposed mix of Restaurant and
Office/Showroom uses. Furthermore, if the parking demand were to consistently exceed the 73
spaces provided and beyond what valet can accommodate, the greater risk would be loss of
business to the site rather than any obstruction of the public right-of-way or creation of a traffic
hazard since parking is internal to the site and is currently prohibited along Oak Lawn, Market Center,
and Irving Blvd. The accommodation of shared parking, Uber/Alto and similar ride shares including
the Virgin Hotel shuttle service, availability of pedestrian and bicycle trails, availability of remote
parking lots within a ten minute walk, and the presence of newer dense inner-city residential
developments that currently include 2000+ units within a ten minute walk of the subject site have all
convened at this time to help reduce the need for parking and support the proposed mix of uses for
1201 Oak Lawn. The proposed plan to revitalize and repurpose the existing building of 1201 Oak
Lawn and utilize the existing parking within the allowances of PD 621 will provide mutual benefits to
the property owner/operator, the neighborhood, and the City of Dallas. “Right-sizing™ or “right-
mixing” the proposed uses of this existing building to more fully utilize the existing internal parking to
its potential will not create a traffic hazard or increase traffic congestion on adjacent or nearby
streets. Mo spillover effect of traffic or parked cars is expected to occur since valet parking will be
available.

APPENDIX
- HN Capital Property Ownership Map within the Design District
- Mutual letters of support for Parking Reductions
- Walkability Study within a five to ten-minute walking distance of 1201 Oak Lawn

- Annotated Articles: “The Parking Problem — Why Cities Overbuilt Parking Spaces” 3-30-2023
“Parking Generation... Park +" by Kimley-Horn May 2016
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© ASANA PARTNERS

February 5, 2025

Dr. Kameka Miller-Hoskins, Chief Planner
Zoning Board of Adjustment

City of Dallas

1500 Marilla Room 5CN

Dallas, TX 75201

Via email
RE: Pending applications at 1616 and 1626 Hi Line; 1617 Hi Line; and 1201 Oak Lawn Avenue
Dear Dr. Miller-Hoskins,

Please accept this support letter for the parking reduction requests at 1616 and 1626 Hi Line, 1617 Hi Line, and
1201 Oak Lawn Avenue. We understand they are separate requests intended for consideration in April 2025;
our support applies to each request. The applicant, HN Capital, and their representatives have shared with us
their request and plans for improving their property. As adjacent commercial property owners, we believe that
their parking reduction request will benefit this area of the Design District.

We support the parking reductions requested for several reasons. HN Capital has successfully managed their
properties in this area to bring valuable tenants and businesses to the Design District. As this area of the
Design District has benefitted from the recent city investments in infrastructure, these improvements for
sidewalks, streetscapes, and a hike/bike trail that connects to Victory Park/Downtown increase and enhance
mobility options for visitors and residents. New developments and remaodels have included a mix of land uses
that are creating a dynamic neighborhood, as intended by the PD 621 Old Trinity Design District Special
Purpose District zoning. We also understand the City of Dallas is considering Development Code revisions to
the off-street parking requirements to align with current parking demand trends and promote use of other
transportation options,

The proposed parking reductions are supported by a professional engineering analysis of the parking demand
for these properties and the ability of HN Capital to manage the parking needs on their properties for the
success of their tenants. We believe the requested reductions are reasonable and support the shared goal of
continued improvement, adaptive reuse, and quality development of the Design District.

Sincerely,

Shyam Patel - Asana Partners
1444 Dak Lawn, LP

704.423.1660 | 2151 Hawkins Street, Suite 1100| Charlotte, NC 28203
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Jonathan G. Vinson
(214) 953-5941 (Direct Dial)
(214) 661-6809 (Direct Fax)

jvinsoni@jw.com
August 16, 2024
Via Email

Ms. Cambria Jordan, CFM, MBA, PMP, Senior Planner
Zoning Board of Adjustment

City of Dallas

1500 Marilla Street, Room 5BN

Dallas, Texas 75201

Re: BDA234-091; 1444 Oak Lawn Avenue,
Dear Ms. Jordan:

Our firm represents HN Capital, which is the largest property owner in the Design District.
HN Capital is pleased to be part of the ongoing success of the District. and we look forward to
even more success for the entire District in the future. This letter is to express our support for the
off-street parking special exception request being made under BDA234-091 at 1444 Oak Lawn
Avenue, for the following reasons.

When the City first approved P.D. 621 in 2002, it was not completely certain that the P.D.
would work for its intended purposes. The City deserves credit for getting the P.D. right for the
most part and achieving its purpose of fostering in-context adaptive reuse in the Design District
with, of course, some appropriate new development.

Part of the success of P.D. 621, we believe, is due to the P.D. having loosened somewhat
the strict requirements for off-street parking found in other parts of the City. This is very
appropriate and necessary for the adaptive reuse of existing buildings, and actually helps preserve
those buildings and the larger context of the District. This is good place-making and supports the
District's overall success.

However, since the adoption of P.D. 621, the world has changed even more with regard to
parking demand. The reduction in office usage, the advent of ride-sharing, and the greater
walkability of the District have all contributed to this. Continuing to adhere to off-street parking
ratios which date back in some cases to 1963, or even before, fails to recognize the change in
parking demand in 2024,

In fact, the City itself is in the middle of processing Development Code amendments to
reduce off-street parking requirements to align more with current demand. For many reasons, the
current off-street parking requirements in P.D. 621, and elsewhere in the City, are obsolete and

should be reduced.
41476708v.1
JW | DALLAS 2323 Ross Avenue, Suite 600 + Dallas, Texas 75201 | www.jw.com | Member of GLOBALAW™
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August 16, 2024
Page 2

We support reasonable and evidence-based, data-driven reductions in parking requirements
where appropriate, in particular in P.D. 621, where such reductions will support continued adaptive
reuse and quality development and placemaking, and we believe that to be the case with this
request. We respectfully ask that you approve the applicant's request in this case. Thank you.

Very truly yours,
V-—"""‘"’M"'
Jonathan G. Vinson

ce: Dr, Kameka Miller-Hoskins
Jennifer Hiromoto
Vipin Nambiar
Adam Hammack
Suzan Kedron

41476708v.1
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WALKABILITY STUDY

According to statistics listed on the Dallas Design District Property Brochure, by
“DunhillProperties.com”, there are approximately 20,000 residents that live within one mile,
ora 10to 20 minute walk, of the Dallas Design District. Even closer to the heart of the Design
District and to 1201 Oak Lawn, within a 5 to 10-minute walk or less, are eight large multi-
family communities that total nearly 3000 units. Also, the Virgin Hotel with 268 rooms and a
75 space pay parking lot are within a 10-minute walk to 1201 Oak Lawn. (See annotated map
attached) According to the Federal Highway Administration, “Most people are willing to walk
for five to ten minutes, or approximately % to % mile” to reach a destination. (See FHA
Pedestrian Safety Guide attached)

The close proximity within a five to ten-minute walk of so many residential units and hotel
rooms certainly helps decrease the parking demand for patrons that would frequent 1201
Oak Lawn for Restaurant uses. (Walk times were physically verified by Lloyd Denman, P.E.
during the parking observations made in May 2024.) There is also a free hotel shuttle at the
Virgin Hotel that ferries guests within a 3-mile radius of the hotel to and from restaurants and
other attractions. In May of 2024, the shuttle attendant said the shuttle stays busy and a
second vehicle should be added to the service.
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U.S. Department of Transportation

Federal Highway Administration
1200 New Jersey Avenue, SE

Washington, DC 20590

202-366-4000

Safety

Pedestrian Safety Guide for Transit Agencies
< Previous Table of Content Next =
Chapter 4: Actions to Increase the Safety of Pedestrians Accessing Transit

Understanding pedestrian characteristics and facilities (e.g., sidewalks, crosswalks, pedestrian signals, etc.) is an
important step in providing safe access to transit systems. This section introduces basic pedestrian safety
concepts to help readers understand issues, solutions, and resources that are presented in other parts of this
guide. Concepts addressed in this chapter include:

e Typical walking distance to transit.
e Motor vehicle speed and pedestrian safety.
e Pedestrian characteristics and behavior.

A. Typical Walking Distance to Transit

Most people are WIng to walk for five to ten minutes, or approximately
V- to Ye-mile to a transit stop (see figure below). However, recent
research has shown that people may be willing to walk considerably
longer distances when accessing heavy rail services. Therefore, in order
to encourage transit usage, safe and convenient pedestrian facilities
should be provided within Y- to Y%-mile of transit stops and stations, and
greater distances near heavy rail stations. Note that bicyclists are often
willing to ride significantly further than Y2-mile to access rail transit
stations, so safe facilities should be provided for bicycling within a larger
catchment area around transit hubs.

HHHHIHH!E

Percentaga of Trips Made by Walking

Transit route spacing and location are important considerations for | I I I I l | | T
pedestrian access to transit. For example, in a city with a regular street 08 0% 1 a5 m

grid pattern of streets, appropriate stop spacing can be achieved when m ol oot o
transit routes are spaced between Y- to 1-mile apart. If the stops on these

routes are spaced 1/8- to '4- mile apart, then a majority of the people in the neighborhoods served by the transit
system will be within %- to “-mile of a transit stop.Z%

B. The Effect of Motor Vehicle Speed on Pedestrian Safety

Pedestrians accessing transit stops and stations must often walk along or cross roadways that carry motor vehicle
traffic. Pedestrians may feel less comfortable and safe as nearby motor vehicle speeds increase. The faster a

driver is traveling, the more difficult it is to stop (see figure below).Z! Larger vehicles, such as buses and trucks
require even longer stopping distances.
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PACE

UNIVERSITY
Elisabeth Haub School of Law

The Parking Problem: Why Cities Overbuilt Parking Spaces
by Lauren Palmer | Sep 20, 2023 | Land Use, Transportation, Urban Planning | 0 comments

The Institute of Transportation Engineers (ITE) was founded in 1930 with the goal “to improve
mobility and safety for all transportation system users and help build smart and livable communities.”
The idea behind the ITE was to help developers with roadway design, traffic management, and
parking requirements. However, the ITE has created more problems, particularly when it comes to
parking. For decades, the ITE recommended parking minimum requirements ill-suited for the
municipalities implementing them.

The primary issue with parking recommendations from the ITE is that the studies they relied on were
based on selective data. For instance, in the 1987, second edition of the ITE’s Parking Generation,
the |TE created half of their parking generation rates based on just four or fewer studies that were
conducted in suburban areas. Researchers conducted these studies during times of peak parking
demand and in areas where there was plenty of free parking and little to no use of public transit.

This led urban planners in cities to use suburban rates to set parking requirements that were
incompatible with urban environments, resulting in excessive amount of parking in some areas. This
created a circular planning process that has only exacerbated issues. It goes something like this:

The ITE published their findings in Parking Generation using the selective suburban data,

City urban planners set parking requirements based on those findings,

Developers implemented those parking plans,

The resulting ample supply of parking drove the price of parking in specifically designated

lots down to zero,

Because of the massive amount of land used to create these parking specifications, cities

saw decreased walkability and density of facilities,

6. The sprawl, combined with the plethora of free parking options, led to increased vehicle
usage,

7. The increased parking demand again validated the ITE's findings.

Awh =

o

And the cycle repeats. This process has, unsurprisingly, resulted in an overabundance of parking. In
the United States, surface parking lots alone cover more than five percent of all urban land,
representing an area greater than the states of Rhode Island and Delaware combined.

To be clear, the ITE is not solely to blame. As mentioned in Rethinking A Lot, urban planners and
policymakers frequently rely on the recommendations provided by the ITE for parking requirements
without ensuring their accuracy for their respective municipalities. The ITE has an inherent authority
that makes planners regard its findings as valid, precluding in planners’ minds the need for further
inguiry. The use of ITE's manuals also allow public officials to avoid responsibility for excessive
parking lots.

Due to a lack of planning and engaging the proper parties involved in parking use and development,
inaccurate parking demands arise. While urban planners readily observe this problem, they often fail
to take the necessary steps to actually address it. Even municipalities directly contribute to the
overabundance of parking by offering free spaces, which inevitably fill up guickly, and then opting to
add more parking, which creates an overabundance without addressing the root problem.
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Municipalities also look to other authorities, such as the Urban Land Institute (ULI) for parking
guidance. However, the ULl has many of the same problems as the ITE. ULI reports have
recommended an excessive amount of parking, with some ULI reports calculating a “need” for more
spaces than ITE reports. Municipalities cannot blindly rely on these institutions to supply perfectly
accurate data. Municipalities need to measure parking demands with the “ongoing data analysis,
community assessment, and demand analysis” that is most relevant to them.

The ITE, recognizing that municipalities still rely on its findings, is also attempting to fix the situation
by adapting and changing the new Parking Generation manuals. The most recent, the

2019 Parking Generation Manual, features land use descriptions and data plots of a variety of
available land uses, time periods, and independent variables in the ITE database. The parking
database is now broken up into settings that include “Multi-Use Urban” and "Center City Core,”
which work to pinpoint the most relevant studies for specific cities' needs. The goal of this manual is
to help describe the relationship between parking demand and the characferistics of the individual
development site.

Donald Shoup, Professor in the Department of Urban Planning at UCLA, recommends that the ITE
follow in the footsteps of the British counterpart to Trip Generation, the “Trip Rate Information
Computer System.” This system gives information about the characteristics of every surveyed site
and its surroundings, which would allow municipalities to use comparable sites before making land
use decisions.

Despite the empirical evidence surrounding the overabundance of parking, as well as its deleterious
environmental effects, few municipalities are changing parking requirements and financers still pass
on projects that “don't have enough parking,” even with the new ITE recommendations.

One successful technigue is shared parking, a parking management tool that communities can
employ when setting parking requirements. Different types of land uses attract customers, workers,
and visitors during different times of the day, which results in differing peak parking demand hours
for the related land uses. Shared parking takes advantage of these varying demand patterns and
allows adjacent [and uses with complementary peak demands to share a parking lot space. This not
only encourages centralized parking rather than scattered lots, but also reduces overall construction
costs which could greatly benefit both municipalities and developers.

Several municipalities have implemented shared parking, including Ventura, CA which has a zoning
-:mﬂﬁﬁmﬁimm%m% parking because of opposite peak parking
demand periods. The shared parking is allowed to satisfy one hundred percent of the minimum
parking requirements for each land use. Similarly, North Kansas City, MO, by permit, allows a
reduction of the number of parking spaces multi-use developments need to have if they have

different peak parking demand periods.

Finally, in West Hartford, CT, the zoning code provides an alternative method of meeting parking
requirements. So long as the applicant seeking to enter into a shared parking agreement can prove
the lot would be convenient for all parties and would not cause traffic congestion, it can get
approved. The municipality has since consolidated many parking lots down for shared use.

To truly reverse the detrimental impacts of the old ITE reports on the development of cities, urban
planners and lawmakers will need to implement a multi-faceted approach. In addition to conducting
their own parking studies based on the proposed uses and characteristics of the community, urban

planners and lawmakers should focus on qgﬁhancing'_ multi-modal transit and implementing shared
Earking. Parking minimums need fo be eliminated and more parking maximums need to be

eveloped. Focusing on the parking demands of individual development sites will help stop the cycle
of creating unnecessary parking and meet parking demands in a smarter and more efficient manner.
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PARKING GENERATION -
Replacing Flawed Standards with the Custom Realities of Park+

Introduction

For the longest time, our industry’s approach to defining

“How much parking?” has been relegated to the use of national
parking requirement standards, either from the Institute of Trans-
portation Engineers (ITE), Urban Land Institute (UL), or local code
requirements. Anyone who has read the workings of Donald Shoup, or
more recently Richard Willson, knows the fallacy in using these sources
when designing downtown or campus parking systems.

National parking requirement standards are based on outdated and under-
represented data, which tend to skew wildly from the actual parking needs of
a community. In my years as a parking consultant, |'ve very rarely completed
a single downtown parking study where the peak observed parking demands
consumed the majority of the total parking spaces. A study completed in Dallas a
few years ago yielded some 30,000 empty parking spaces at peak. Similar results
were found in Atlanta, Houston, St. Petersburg, Seattle, and the list goes on.

': When communities plan downtowns based on outdated suburban design )

% standards, we achieve the same inevitable results —empty, restricted parkingi

r: areas that deaden the density, walkability, and vitality of urban areas.

—

The parking quantity question is always a challenging exercise, especially when we try
to solve it using inaccurate data. Most times, we rely on outdated data that doesn’t truly
represent the real context of our downtowns. As more and more people migrate to urban
areas, the dynamics of how they get around and their relationships with cars change. As such,
we've seen a drastic downshift in the need to provide parking. But our planning tools have not
evolved to better align with this shift.

Equally challenging is deciding how the parking characteristics in one community compares to another community.
In reality, it's hard to define how one neighborhood acts compared to another. Here in Phoenix, the Roosevelt
neighborhood, home to the area’s up-and-coming artists and requisite “hipsters,” enjoys a higher amount of
transit, walking, and cycling than most other parts of the city. In turn, the overall demand for parking is lessened

as area residents and patrons find other ways to access the uses within the area. In my neighborhood, you almost
can't survive without the use of a car to work, shop, and play. This variability exists in every city and is the reason
it's absurd to continue leaning on archaic, cookie-cutter methods to plan for parking.

This question is the central reason we created Park+ — to find a way to localize the analysis
of parking demand and challenge the conventional notion that all parking demand is
created the same. Within this white paper we summarize the findings of the first five years
of Park+ modeling and define the dynamic nature of each community served. In our
B _ time developing, testing, and applying this model, we have encountered an incredible
-l rr _— diversity of data and ocutcomes in each community. In the following sections, we'll walk
B through those results, as well as the more global movement afoot in our industry.

Kimley»Horn + WHITE
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Unfortunately, those data points are routinely applied in areas they should not be. |'ve seen exercises where entire
swaths of a downtown are planned with these metrics, resulting in over-built facilities. In some cases, it's a lack of
understanding of the context the development is occurring in. In other cases,
it's a requirement of financial institutions that are backing a development.
Whatever the cause, a better understanding of the true dynamics of a
development and the area it serves produces better results.

In recent years, urban planners have begun to lean more and more on these
decisions as a primary reason that downtowns and communities don’t work,
One of my favorite terms in the industry is the “parking crater,” which was
coined by the website Streetsblog and its editor Angie Schmitt. In fact, that
website holds an annual March Madness tournament, with a full-on bracket

to determine the worst parking crater of that year. The parking crateris a
portion of a downtown that has been hollowed out by the presence of large
surface parking lots. Whether these are highly or poorly utilized, they deaden a
downtown, its walkability, and most importantly its viability,

If asked, many people would say the provision of ample parking makes our
cities more desirable. But in fact, ample parking promotes single occupancy
vehicle trips and impedes the ability for our communities to develop and

important for the success of a community. Large areas of parking tend to_
counter these tenets and disrupt the ability for a community to work properly.
This is only exacerbated by the over-provision of parking.

Clearly, something must be done...

Right-Sized Parking

Recently in the planning arm of the parking industry, we've seen a very distinct
shift toward finding the right amount of parking for a downtown, campus, study
area, development, etc. This movement is aptly dubbed the Right-Sized Parking
movement. The name speaks for itself, as the intent is to determine the correct
amount of parking to serve an area without over- or under-burdening area
patrons.

Too much parking tends to be an expensive endeavor. In today's world where
more and more parking is found in consolidated structures, the cost to build

a single space can range from $8,000 to $40,000, or more. This price is
astronomical and is a primary contributing reason that rents are increasing and
the cost of living in urban areas is skyrocketing. In King County', WA, a recent
study searched to find the answer to the right-size for multi-family housing
parking. The result of that large-scale effort was...it depends.

"Visit rightsizeparking.org to learn more and to play with their awesome right-size parking calculator

Kimley®»Horn 3
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That result may seem nebulous, but in reality it's the most accurate response that could have emerged from such
a study. The data indicated that a number of factors—location, access to transit, employment density, walkability,
population demographics—were responsible for the parking demand characteristics of a multi-family development.
In short, people tended to adapt to their environment, and their driving (and car ownership patterns) adapted right
along with them.

Unfortunately, in a lot of those instances, the provision of parking did not adapt. Instead, developers continued to
provide parking as if every location was the same, and the result was a high amount of underutilized parking. The
data showed that in the heart of Seattle (the most urbanized area in the county), the parking demand was at or
below 0.5 spaces per unit. In the far reaches of the county, the ratio was closer to 1.5 spaces per unit.

This analysis has borne some incredible outcomes. First, many developers in the King County area have begun to
lessen their parking capacity as a result of this analysis, basically “right-sizing” their supply. That in and of itself is a

win and would deem the effort a success. However, the study also pushed communities in the King County area to
reassess their parking requirements, helping to define right-sized parking at the review level. Even more incredibly,
King County transit has now begun to pursue empty parking spaces in multi-family housing complexes to serve as
park-and-ride spaces for transit riders.

It's very exciting to see the results coming out of King County.
They spent a tremendous amount of time and effort to collect
viable data and determine how their community works, The
project was well funded by the Federal Highway Administra-

tion and led by a brilliant young planner? whose mission is to

prove the fallacy of poor parking planning. But how about the
communities not funded by FHWA...how do they learn more about
the true nature of their parking systems?

Park+ and Right-Sized Parking

Park+ —the Kimley-Horn parking scenario planning tool — was created
with the intention of right-sizing parking in the communities we serve. The

. model is built on an algorithm that matches parking demand with land uses
q r ‘,. 1o more accurately depict parking behavior. Previous white papers (xxx ) have
() depicted how this relationship works, but in simplistic terms, we match parking
bectes sl E demand to its origin using localized data. The result is a much more accurate
S, depiction of parking demand in the environments our models serve.
) o | The primary output of a calibrated Park+ dataset is a unique set of parking

generation characteristics that represent the dynamic nature of a community. These
results differ from community to community and are a direct reflection of the areas
N e they serve. The following tables and figures provide a representative sample of parking
';_n-'_’sww 2 demand characteristics and geographic demand metrics. These are only representative in
nature, but show the varied results that come from Park+ modeling exercises.

* Dan Rowe of King County Metro, If you ever meet him at a conference, engage him about parking. ..you won't be sorry.

Kimley ®»Horn & WHITE PAPER
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MEMORANDUM

-
A
ﬁ“':{E_ OF r \‘
To:  David Nevarez, P.E., PTOE, CFM ﬁz.ﬂ""'"'f*#;h'
Transportation Development Services F "'*-“r *'%
City of Dallas S X

From: Lloyd Denman, P.E., CFM
Consult LD, LLC
Registered Firm F-23598

Date: March 25, 2025

Subject: Parking Study and Analysis for 1201 Oak Lawn

Introduction

1201 Oak Lawn is located on the west side of Oak Lawn between Market Center Blvd. and lrving Blvd.
The property is zoned PD 621, Subdistrict 1, and is in the area known as the Dallas Design District.
HM Capital Partners owns 1201 Oak Lawn along with fifteen other Design District properties. HN
Capital intends to revitalize the 1201 Oak Lawn site by re-purposing some of the existing building
space to additional Restaurant use that will better utilize and balance the existing building and its
existing parking. The introduction of some additional Restaurant use is intended to be neighborhood
friendly and hospitality centric for the Design District as a whole. The existing site consists of one
irregular rectangle shaped building with a total of approximately 40,000 square feet of single-story
space and 73 available parking spaces. (See EXHIBIT 1 - Site Plan) The new owner would like to
utilize the allowances provided within PD 621 to reduce the required parking to be more efficient and
balanced with best uses for the site and current neighborhood transportation trends. Parking
observations made at a similar site adjacent to the eastin October of 2024 are presented below along
with additional justifications for this parking reduction request as provided by PD 621.

Proposed Uses and City of Dallas Code Requirements for Parking

The City of Dallas Development Code requires minimum parking associated with different land use
types. PD 621 specifically allows "shared parking” to be considered as a percentage reduction of the
required minimum parking for certain mixed uses. Note that the proposed use mix for this 1201 Oak
Lawn site would be the maximum planned space for utilization of Restaurant that may not actually
all be transitioned or leased in the proposed manner but is meant to represent what would be the
densest future parking use mix. The calculated maximum parking for the proposed mix of uses is
135 spaces per City Code without the “Shared Parking Reduction”. (See EXHIBIT 2-Proposed Use
Parking Chart) Note that the existing parking layout of 73 spaces is adequate for the morning and
afternoon times of day per Code to accommodate the maximum proposed mix of uses when applying
the “Shared Parking Reduction” table within PD 621.
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EXHIBIT 1 - Site Plan

Allevway

Irving Boulevard

Oak Lawn Avenue

1201 Oak Lawn Avenue uﬂmwﬁ-

Parking Spaces ] ?;ﬂw Sgais

This site plan shows the existing 73 parking spaces and the ultimate proposed uses for the existing

building. The restaurant use will be valet parked. The existing restaurant use is 3250 square feet and
may incrementally expand up to the requested maximum of 12,600 square feet.

EXHIBIT 2 - Proposed Use Parking Chart

1201 OAK LAWN
Shared
Noon
Required | Total Parking
‘Street NoJ5treet Name [Land Use SOFT Parking Ratio Plrllln! Provided

1201 Oak Lawn|Office/Showroom 27,150 |1sp/1100 SF & 4100 SF 15
1201 Oak Lawn|Restaurant 12,600 1sp/f105 SF 120
39,750 135 73

MNote that the bulk of the parking demand is for the Restaurant use which typically peaks during
weekend evenings. The restaurant use will be valet parked. The Office/Showroom use has plenty of
daytime parking and is typically closed during the evenings.
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PD 621 Allowance for Parking Reductions and the Owner’s Request

The creators of PD 621 utilized good foresight for the zoning regulations back in 2002 realizing that
the old parking minimums required for certain defined uses are not “one-size fits all”. (See
APPENDIX Articles on Parking) PD 621 allows for the accommodation of denser urban living that is
less “car-centric” and the consideration of alternative modes of transportation that help reduce the
need for parking. Specifically, the PD allows for “a special exception of up to 50 percent of the
required off-street parking” to help “right-size” parking for dense urban projects. HN Capital would
like to follow the PD 621 allowance language and request a reduction of 46% in parking
requirements from the calculated requirement of 135 spaces to utilize the currently provided
73 spaces. Local observed parking data and recent mobility trends support the request as detailed
below. Also, HN Capital will seek out nearby properties to determine if remote valet agreements may
be reached to provide overflow parking should it be needed. HN Capital also owns other nearby
properties that could provide evening overflow parking should it be needed.

1212 Oak Lawn and 1617 Market Center Blvd (Pie Tap and Town Hearth) Observed
Parking Data (Oak Lawn/Market Center/Irving Blvd Triangle)

Exhibit 3, on the next page, illustrates observed parking during peak use times in October of 2024 for
1212 Oak Lawn and 1617 Market Center, a triangular shaped property, which has the Pie Tap and
Town Hearth restaurants. The exhibit is annotated with comments about the observed parking data
and what is proposed.

It is evident from the observed data that the adjacent Oak Lawn Triangle property is able to support
two restaurants with its available parking and with the use of valet. It was observed while counting,
and confirmed by the restaurant valet manager, that employee parking occupied a significant
number of the available interior parking spaces (15% or more). It is recommended to consider more
efficiently managing employee parking to provide more patron parking when needed. The Design
District encourages a comprehensive neighborhood approach for all the property owners to work and
cooperate together for mutual benefit. Note that adjacent properties with different owners have
supported one another in parking reduction requests. (See APPENDIX mutual letters of support)
This illustrates the synergistic goal of mutual benefit throughout the greater Design District. Granting
this request would not adversely affect neighboring property since parking is already prohibited along
Oak Lawn, Market Center, and Irving Blwvd. There is also potential for “relief valve” parking available
should the internal parking be exceeded by utilizing the surface parking lots on nearby properties.
The proposed mix of uses for this existing site will be able to successfully accommaodate parking
demand for the higher percentage restaurant use without adversely impacting neighboring
properties or the public streets. Utilizing valet service for the restaurant use helps ensure that
parking needs are sufficiently and efficiently met.
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EXHIBIT 3-1201 Oak Lawn: OBSERVED PARKING NEXT DOOR AND PROPOSED PARKING

Observed Parking Oak Lawn/Market Center/lrving Triangle
(10,248 sqft Merchandise&Service for 56%; 8,158 sqft restaurant for 44%)

140 132 Spaces Available
120
100

a0

B0

40

20 I I

0

10:00-11:00am 12:00-1:00pm 3:00-4:00pm 600-7.00pm 7:00-800pm B:00-9:00pm 2:00-10:00pm 10:00-11:00pm
Weekday Weekday Weekday Weekend Weekend Weekend Weekend Weekend

Mote that the Oak Lawn Triangle property with two restaurants, Pie Tap and Town Hearth, makes it
work with the 132 parking spaces available. The valet manager said if the parking spaces ever
happen to temporarily fill up the restaurant has a “relief agreement” with the property to the south
which helps keep the valet parking operation smooth and consistent.

Proposed Parking 1201 Oak Lawn
(27,150 sqft showroom for 68%; 12,600 sqft restaurant for 32%)

a0

. 73 Spaces Available
&0
50
a0
a0
20
10
0
10:00-11:00am 12:00-1:00pm 3:00-4:00pm  6:00-7:00pm 7:00-8:00pm  2:00-2:00pm 9:00-10:00pm 10:00-11:00pm
Weekday Weekday Weekday Weekend Weekend Weekend Weekend Weekend

The proposed mix of uses intends to fill the available parking during the weekend evening peaks for
Restaurant use. There is adequate parking available to satisfy the City Code during mornings and
afternoons for the Office and Showroom uses. The use of valet and alternative transportation modes
can offset the evening restaurant peaks. Mote that HN Capital will seek or provide on its own
properties “relief valve” parking agreements that could be utilized for any overflow parking should it
occur. As the owner of sixteen properties in the Design District, HN Capital is incentivized to balance
and “right size” parking so that everyone benefits.
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Walkability and Alternative Modes of Transportation

The parking reduction request is also supported by a walkability analysis of nearby residential units
and current urban trend uses of alternative modes of transportation like walking, bicycling, and
Uber/Alto. (See APPENDIX Walkability Study.) Note that the City of Dallas is currently considering
reducing and/or eliminating parking requirements for some areas and uses. Although a reduction or
elimination of parking requirements by the City of Dallas would not directly affect 1201 Oak Lawn
since the parking already exists and the property is located within PD 621, it is still an indication that
the old parking requirement ratios are excessive for dense urban living situations and with the newer
alternative modes of transportation readily available.

Conclusion

Based on: (1) the observed parking data for similar uses adjacent to the site, (2) the allowances for
parking reductions written into PD 621, (3) the utilization of valet to most efficiently park the site, (4)
the potential for “relief valve” parking spaces in nearby surface parking lots for the overall benefit of
the Design District, and (5) the current trends of more mobility choices and more dense urban living
that together reduce the need for parking; it is recommended that the existing 73 parking spaces
for the current 1201 Oak Lawn site will be adequate to serve the proposed mix of Restaurant and
Office/Showroom uses. Furthermore, if the parking demand were to consistently exceed the 73
spaces provided and beyond what valet can accommodate, the greater risk would be loss of
business to the site rather than any obstruction of the public right-of-way or creation of a traffic
hazard since parking is internal to the site and is currently prohibited along Oak Lawn, Market Center,
and Irving Blvd. The accommodation of shared parking, Uber/Alto and similar ride shares including
the Virgin Hotel shuttle service, availability of pedestrian and bicycle trails, availability of remote
parking lots within a ten minute walk, and the presence of newer dense inner-city residential
developments that currently include 2000+ units within a ten minute walk of the subject site have all
convened at this time to help reduce the need for parking and support the proposed mix of uses for
1201 Oak Lawn. The proposed plan to revitalize and repurpose the existing building of 1201 Oak
Lawn and utilize the existing parking within the allowances of PD 621 will provide mutual benefits to
the property owner/operator, the neighborhood, and the City of Dallas. “Right-sizing™ or “right-
mixing” the proposed uses of this existing building to more fully utilize the existing internal parking to
its potential will not create a traffic hazard or increase traffic congestion on adjacent or nearby
streets. Mo spillover effect of traffic or parked cars is expected to occur since valet parking will be
available.

APPENDIX
- HN Capital Property Ownership Map within the Design District
- Mutual letters of support for Parking Reductions
- Walkability Study within a five to ten-minute walking distance of 1201 Oak Lawn

- Annotated Articles: “The Parking Problem — Why Cities Overbuilt Parking Spaces” 3-30-2023
“Parking Generation... Park +" by Kimley-Horn May 2016
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© ASANA PARTNERS

February 5, 2025

Dr. Kameka Miller-Hoskins, Chief Planner
Zoning Board of Adjustment

City of Dallas

1500 Marilla Room 5CN

Dallas, TX 75201

Via email
RE: Pending applications at 1616 and 1626 Hi Line; 1617 Hi Line; and 1201 Oak Lawn Avenue
Dear Dr. Miller-Hoskins,

Please accept this support letter for the parking reduction requests at 1616 and 1626 Hi Line, 1617 Hi Line, and
1201 Oak Lawn Avenue. We understand they are separate requests intended for consideration in April 2025;
our support applies to each request. The applicant, HN Capital, and their representatives have shared with us
their request and plans for improving their property. As adjacent commercial property owners, we believe that
their parking reduction request will benefit this area of the Design District.

We support the parking reductions requested for several reasons. HN Capital has successfully managed their
properties in this area to bring valuable tenants and businesses to the Design District. As this area of the
Design District has benefitted from the recent city investments in infrastructure, these improvements for
sidewalks, streetscapes, and a hike/bike trail that connects to Victory Park/Downtown increase and enhance
mobility options for visitors and residents. New developments and remaodels have included a mix of land uses
that are creating a dynamic neighborhood, as intended by the PD 621 Old Trinity Design District Special
Purpose District zoning. We also understand the City of Dallas is considering Development Code revisions to
the off-street parking requirements to align with current parking demand trends and promote use of other
transportation options,

The proposed parking reductions are supported by a professional engineering analysis of the parking demand
for these properties and the ability of HN Capital to manage the parking needs on their properties for the
success of their tenants. We believe the requested reductions are reasonable and support the shared goal of
continued improvement, adaptive reuse, and quality development of the Design District.

Sincerely,

Shyam Patel - Asana Partners
1444 Dak Lawn, LP

704.423.1660 | 2151 Hawkins Street, Suite 1100| Charlotte, NC 28203
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Jonathan G. Vinson
(214) 953-5941 (Direct Dial)
(214) 661-6809 (Direct Fax)

jvinsoni@jw.com
August 16, 2024
Via Email

Ms. Cambria Jordan, CFM, MBA, PMP, Senior Planner
Zoning Board of Adjustment

City of Dallas

1500 Marilla Street, Room 5BN

Dallas, Texas 75201

Re: BDA234-091; 1444 Oak Lawn Avenue,
Dear Ms. Jordan:

Our firm represents HN Capital, which is the largest property owner in the Design District.
HN Capital is pleased to be part of the ongoing success of the District. and we look forward to
even more success for the entire District in the future. This letter is to express our support for the
off-street parking special exception request being made under BDA234-091 at 1444 Oak Lawn
Avenue, for the following reasons.

When the City first approved P.D. 621 in 2002, it was not completely certain that the P.D.
would work for its intended purposes. The City deserves credit for getting the P.D. right for the
most part and achieving its purpose of fostering in-context adaptive reuse in the Design District
with, of course, some appropriate new development.

Part of the success of P.D. 621, we believe, is due to the P.D. having loosened somewhat
the strict requirements for off-street parking found in other parts of the City. This is very
appropriate and necessary for the adaptive reuse of existing buildings, and actually helps preserve
those buildings and the larger context of the District. This is good place-making and supports the
District's overall success.

However, since the adoption of P.D. 621, the world has changed even more with regard to
parking demand. The reduction in office usage, the advent of ride-sharing, and the greater
walkability of the District have all contributed to this. Continuing to adhere to off-street parking
ratios which date back in some cases to 1963, or even before, fails to recognize the change in
parking demand in 2024,

In fact, the City itself is in the middle of processing Development Code amendments to
reduce off-street parking requirements to align more with current demand. For many reasons, the
current off-street parking requirements in P.D. 621, and elsewhere in the City, are obsolete and

should be reduced.
41476708v.1
JW | DALLAS 2323 Ross Avenue, Suite 600 + Dallas, Texas 75201 | www.jw.com | Member of GLOBALAW™
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August 16, 2024
Page 2

We support reasonable and evidence-based, data-driven reductions in parking requirements
where appropriate, in particular in P.D. 621, where such reductions will support continued adaptive
reuse and quality development and placemaking, and we believe that to be the case with this
request. We respectfully ask that you approve the applicant's request in this case. Thank you.

Very truly yours,
V-—"""‘"’M"'
Jonathan G. Vinson

ce: Dr, Kameka Miller-Hoskins
Jennifer Hiromoto
Vipin Nambiar
Adam Hammack
Suzan Kedron

41476708v.1
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WALKABILITY STUDY

According to statistics listed on the Dallas Design District Property Brochure, by
“DunhillProperties.com”, there are approximately 20,000 residents that live within one mile,
ora 10to 20 minute walk, of the Dallas Design District. Even closer to the heart of the Design
District and to 1201 Oak Lawn, within a 5 to 10-minute walk or less, are eight large multi-
family communities that total nearly 3000 units. Also, the Virgin Hotel with 268 rooms and a
75 space pay parking lot are within a 10-minute walk to 1201 Oak Lawn. (See annotated map
attached) According to the Federal Highway Administration, “Most people are willing to walk
for five to ten minutes, or approximately % to % mile” to reach a destination. (See FHA
Pedestrian Safety Guide attached)

The close proximity within a five to ten-minute walk of so many residential units and hotel
rooms certainly helps decrease the parking demand for patrons that would frequent 1201
Oak Lawn for Restaurant uses. (Walk times were physically verified by Lloyd Denman, P.E.
during the parking observations made in May 2024.) There is also a free hotel shuttle at the
Virgin Hotel that ferries guests within a 3-mile radius of the hotel to and from restaurants and
other attractions. In May of 2024, the shuttle attendant said the shuttle stays busy and a
second vehicle should be added to the service.
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U.S. Department of Transportation

Federal Highway Administration
1200 New Jersey Avenue, SE

Washington, DC 20590

202-366-4000

Safety

Pedestrian Safety Guide for Transit Agencies
< Previous Table of Content Next =
Chapter 4: Actions to Increase the Safety of Pedestrians Accessing Transit

Understanding pedestrian characteristics and facilities (e.g., sidewalks, crosswalks, pedestrian signals, etc.) is an
important step in providing safe access to transit systems. This section introduces basic pedestrian safety
concepts to help readers understand issues, solutions, and resources that are presented in other parts of this
guide. Concepts addressed in this chapter include:

e Typical walking distance to transit.
e Motor vehicle speed and pedestrian safety.
e Pedestrian characteristics and behavior.

A. Typical Walking Distance to Transit

Most people are WIng to walk for five to ten minutes, or approximately
V- to Ye-mile to a transit stop (see figure below). However, recent
research has shown that people may be willing to walk considerably
longer distances when accessing heavy rail services. Therefore, in order
to encourage transit usage, safe and convenient pedestrian facilities
should be provided within Y- to Y%-mile of transit stops and stations, and
greater distances near heavy rail stations. Note that bicyclists are often
willing to ride significantly further than Y2-mile to access rail transit
stations, so safe facilities should be provided for bicycling within a larger
catchment area around transit hubs.

HHHHIHH!E

Percentaga of Trips Made by Walking

Transit route spacing and location are important considerations for | I I I I l | | T
pedestrian access to transit. For example, in a city with a regular street 08 0% 1 a5 m

grid pattern of streets, appropriate stop spacing can be achieved when m ol oot o
transit routes are spaced between Y- to 1-mile apart. If the stops on these

routes are spaced 1/8- to '4- mile apart, then a majority of the people in the neighborhoods served by the transit
system will be within %- to “-mile of a transit stop.Z%

B. The Effect of Motor Vehicle Speed on Pedestrian Safety

Pedestrians accessing transit stops and stations must often walk along or cross roadways that carry motor vehicle
traffic. Pedestrians may feel less comfortable and safe as nearby motor vehicle speeds increase. The faster a

driver is traveling, the more difficult it is to stop (see figure below).Z! Larger vehicles, such as buses and trucks
require even longer stopping distances.
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The Parking Problem: Why Cities Overbuilt Parking Spaces
by Lauren Palmer | Sep 20, 2023 | Land Use, Transportation, Urban Planning | 0 comments

The Institute of Transportation Engineers (ITE) was founded in 1930 with the goal “to improve
mobility and safety for all transportation system users and help build smart and livable communities.”
The idea behind the ITE was to help developers with roadway design, traffic management, and
parking requirements. However, the ITE has created more problems, particularly when it comes to
parking. For decades, the ITE recommended parking minimum requirements ill-suited for the
municipalities implementing them.

The primary issue with parking recommendations from the ITE is that the studies they relied on were
based on selective data. For instance, in the 1987, second edition of the ITE’s Parking Generation,
the |TE created half of their parking generation rates based on just four or fewer studies that were
conducted in suburban areas. Researchers conducted these studies during times of peak parking
demand and in areas where there was plenty of free parking and little to no use of public transit.

This led urban planners in cities to use suburban rates to set parking requirements that were
incompatible with urban environments, resulting in excessive amount of parking in some areas. This
created a circular planning process that has only exacerbated issues. It goes something like this:

The ITE published their findings in Parking Generation using the selective suburban data,

City urban planners set parking requirements based on those findings,

Developers implemented those parking plans,

The resulting ample supply of parking drove the price of parking in specifically designated

lots down to zero,

Because of the massive amount of land used to create these parking specifications, cities

saw decreased walkability and density of facilities,

6. The sprawl, combined with the plethora of free parking options, led to increased vehicle
usage,

7. The increased parking demand again validated the ITE's findings.

Awh =

o

And the cycle repeats. This process has, unsurprisingly, resulted in an overabundance of parking. In
the United States, surface parking lots alone cover more than five percent of all urban land,
representing an area greater than the states of Rhode Island and Delaware combined.

To be clear, the ITE is not solely to blame. As mentioned in Rethinking A Lot, urban planners and
policymakers frequently rely on the recommendations provided by the ITE for parking requirements
without ensuring their accuracy for their respective municipalities. The ITE has an inherent authority
that makes planners regard its findings as valid, precluding in planners’ minds the need for further
inguiry. The use of ITE's manuals also allow public officials to avoid responsibility for excessive
parking lots.

Due to a lack of planning and engaging the proper parties involved in parking use and development,
inaccurate parking demands arise. While urban planners readily observe this problem, they often fail
to take the necessary steps to actually address it. Even municipalities directly contribute to the
overabundance of parking by offering free spaces, which inevitably fill up guickly, and then opting to
add more parking, which creates an overabundance without addressing the root problem.
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Municipalities also look to other authorities, such as the Urban Land Institute (ULI) for parking
guidance. However, the ULl has many of the same problems as the ITE. ULI reports have
recommended an excessive amount of parking, with some ULI reports calculating a “need” for more
spaces than ITE reports. Municipalities cannot blindly rely on these institutions to supply perfectly
accurate data. Municipalities need to measure parking demands with the “ongoing data analysis,
community assessment, and demand analysis” that is most relevant to them.

The ITE, recognizing that municipalities still rely on its findings, is also attempting to fix the situation
by adapting and changing the new Parking Generation manuals. The most recent, the

2019 Parking Generation Manual, features land use descriptions and data plots of a variety of
available land uses, time periods, and independent variables in the ITE database. The parking
database is now broken up into settings that include “Multi-Use Urban” and "Center City Core,”
which work to pinpoint the most relevant studies for specific cities' needs. The goal of this manual is
to help describe the relationship between parking demand and the characferistics of the individual
development site.

Donald Shoup, Professor in the Department of Urban Planning at UCLA, recommends that the ITE
follow in the footsteps of the British counterpart to Trip Generation, the “Trip Rate Information
Computer System.” This system gives information about the characteristics of every surveyed site
and its surroundings, which would allow municipalities to use comparable sites before making land
use decisions.

Despite the empirical evidence surrounding the overabundance of parking, as well as its deleterious
environmental effects, few municipalities are changing parking requirements and financers still pass
on projects that “don't have enough parking,” even with the new ITE recommendations.

One successful technigue is shared parking, a parking management tool that communities can
employ when setting parking requirements. Different types of land uses attract customers, workers,
and visitors during different times of the day, which results in differing peak parking demand hours
for the related land uses. Shared parking takes advantage of these varying demand patterns and
allows adjacent [and uses with complementary peak demands to share a parking lot space. This not
only encourages centralized parking rather than scattered lots, but also reduces overall construction
costs which could greatly benefit both municipalities and developers.

Several municipalities have implemented shared parking, including Ventura, CA which has a zoning
-:mﬂﬁﬁmﬁimm%m% parking because of opposite peak parking
demand periods. The shared parking is allowed to satisfy one hundred percent of the minimum
parking requirements for each land use. Similarly, North Kansas City, MO, by permit, allows a
reduction of the number of parking spaces multi-use developments need to have if they have

different peak parking demand periods.

Finally, in West Hartford, CT, the zoning code provides an alternative method of meeting parking
requirements. So long as the applicant seeking to enter into a shared parking agreement can prove
the lot would be convenient for all parties and would not cause traffic congestion, it can get
approved. The municipality has since consolidated many parking lots down for shared use.

To truly reverse the detrimental impacts of the old ITE reports on the development of cities, urban
planners and lawmakers will need to implement a multi-faceted approach. In addition to conducting
their own parking studies based on the proposed uses and characteristics of the community, urban

planners and lawmakers should focus on qgﬁhancing'_ multi-modal transit and implementing shared
Earking. Parking minimums need fo be eliminated and more parking maximums need to be

eveloped. Focusing on the parking demands of individual development sites will help stop the cycle
of creating unnecessary parking and meet parking demands in a smarter and more efficient manner.
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PARKING GENERATION -
Replacing Flawed Standards with the Custom Realities of Park+

Introduction

For the longest time, our industry’s approach to defining

“How much parking?” has been relegated to the use of national
parking requirement standards, either from the Institute of Trans-
portation Engineers (ITE), Urban Land Institute (UL), or local code
requirements. Anyone who has read the workings of Donald Shoup, or
more recently Richard Willson, knows the fallacy in using these sources
when designing downtown or campus parking systems.

National parking requirement standards are based on outdated and under-
represented data, which tend to skew wildly from the actual parking needs of
a community. In my years as a parking consultant, |'ve very rarely completed
a single downtown parking study where the peak observed parking demands
consumed the majority of the total parking spaces. A study completed in Dallas a
few years ago yielded some 30,000 empty parking spaces at peak. Similar results
were found in Atlanta, Houston, St. Petersburg, Seattle, and the list goes on.

': When communities plan downtowns based on outdated suburban design )

% standards, we achieve the same inevitable results —empty, restricted parkingi

r: areas that deaden the density, walkability, and vitality of urban areas.

—

The parking quantity question is always a challenging exercise, especially when we try
to solve it using inaccurate data. Most times, we rely on outdated data that doesn’t truly
represent the real context of our downtowns. As more and more people migrate to urban
areas, the dynamics of how they get around and their relationships with cars change. As such,
we've seen a drastic downshift in the need to provide parking. But our planning tools have not
evolved to better align with this shift.

Equally challenging is deciding how the parking characteristics in one community compares to another community.
In reality, it's hard to define how one neighborhood acts compared to another. Here in Phoenix, the Roosevelt
neighborhood, home to the area’s up-and-coming artists and requisite “hipsters,” enjoys a higher amount of
transit, walking, and cycling than most other parts of the city. In turn, the overall demand for parking is lessened

as area residents and patrons find other ways to access the uses within the area. In my neighborhood, you almost
can't survive without the use of a car to work, shop, and play. This variability exists in every city and is the reason
it's absurd to continue leaning on archaic, cookie-cutter methods to plan for parking.

This question is the central reason we created Park+ — to find a way to localize the analysis
of parking demand and challenge the conventional notion that all parking demand is
created the same. Within this white paper we summarize the findings of the first five years
of Park+ modeling and define the dynamic nature of each community served. In our
B _ time developing, testing, and applying this model, we have encountered an incredible
-l rr _— diversity of data and ocutcomes in each community. In the following sections, we'll walk
B through those results, as well as the more global movement afoot in our industry.

Kimley»Horn + WHITE
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Unfortunately, those data points are routinely applied in areas they should not be. |'ve seen exercises where entire
swaths of a downtown are planned with these metrics, resulting in over-built facilities. In some cases, it's a lack of
understanding of the context the development is occurring in. In other cases,
it's a requirement of financial institutions that are backing a development.
Whatever the cause, a better understanding of the true dynamics of a
development and the area it serves produces better results.

In recent years, urban planners have begun to lean more and more on these
decisions as a primary reason that downtowns and communities don’t work,
One of my favorite terms in the industry is the “parking crater,” which was
coined by the website Streetsblog and its editor Angie Schmitt. In fact, that
website holds an annual March Madness tournament, with a full-on bracket

to determine the worst parking crater of that year. The parking crateris a
portion of a downtown that has been hollowed out by the presence of large
surface parking lots. Whether these are highly or poorly utilized, they deaden a
downtown, its walkability, and most importantly its viability,

If asked, many people would say the provision of ample parking makes our
cities more desirable. But in fact, ample parking promotes single occupancy
vehicle trips and impedes the ability for our communities to develop and

important for the success of a community. Large areas of parking tend to_
counter these tenets and disrupt the ability for a community to work properly.
This is only exacerbated by the over-provision of parking.

Clearly, something must be done...

Right-Sized Parking

Recently in the planning arm of the parking industry, we've seen a very distinct
shift toward finding the right amount of parking for a downtown, campus, study
area, development, etc. This movement is aptly dubbed the Right-Sized Parking
movement. The name speaks for itself, as the intent is to determine the correct
amount of parking to serve an area without over- or under-burdening area
patrons.

Too much parking tends to be an expensive endeavor. In today's world where
more and more parking is found in consolidated structures, the cost to build

a single space can range from $8,000 to $40,000, or more. This price is
astronomical and is a primary contributing reason that rents are increasing and
the cost of living in urban areas is skyrocketing. In King County', WA, a recent
study searched to find the answer to the right-size for multi-family housing
parking. The result of that large-scale effort was...it depends.

"Visit rightsizeparking.org to learn more and to play with their awesome right-size parking calculator

Kimley®»Horn 3
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That result may seem nebulous, but in reality it's the most accurate response that could have emerged from such
a study. The data indicated that a number of factors—location, access to transit, employment density, walkability,
population demographics—were responsible for the parking demand characteristics of a multi-family development.
In short, people tended to adapt to their environment, and their driving (and car ownership patterns) adapted right
along with them.

Unfortunately, in a lot of those instances, the provision of parking did not adapt. Instead, developers continued to
provide parking as if every location was the same, and the result was a high amount of underutilized parking. The
data showed that in the heart of Seattle (the most urbanized area in the county), the parking demand was at or
below 0.5 spaces per unit. In the far reaches of the county, the ratio was closer to 1.5 spaces per unit.

This analysis has borne some incredible outcomes. First, many developers in the King County area have begun to
lessen their parking capacity as a result of this analysis, basically “right-sizing” their supply. That in and of itself is a

win and would deem the effort a success. However, the study also pushed communities in the King County area to
reassess their parking requirements, helping to define right-sized parking at the review level. Even more incredibly,
King County transit has now begun to pursue empty parking spaces in multi-family housing complexes to serve as
park-and-ride spaces for transit riders.

It's very exciting to see the results coming out of King County.
They spent a tremendous amount of time and effort to collect
viable data and determine how their community works, The
project was well funded by the Federal Highway Administra-

tion and led by a brilliant young planner? whose mission is to

prove the fallacy of poor parking planning. But how about the
communities not funded by FHWA...how do they learn more about
the true nature of their parking systems?

Park+ and Right-Sized Parking

Park+ —the Kimley-Horn parking scenario planning tool — was created
with the intention of right-sizing parking in the communities we serve. The

. model is built on an algorithm that matches parking demand with land uses
q r ‘,. 1o more accurately depict parking behavior. Previous white papers (xxx ) have
() depicted how this relationship works, but in simplistic terms, we match parking
bectes sl E demand to its origin using localized data. The result is a much more accurate
S, depiction of parking demand in the environments our models serve.
) o | The primary output of a calibrated Park+ dataset is a unique set of parking

generation characteristics that represent the dynamic nature of a community. These
results differ from community to community and are a direct reflection of the areas
N e they serve. The following tables and figures provide a representative sample of parking
';_n-'_’sww 2 demand characteristics and geographic demand metrics. These are only representative in
nature, but show the varied results that come from Park+ modeling exercises.

* Dan Rowe of King County Metro, If you ever meet him at a conference, engage him about parking. ..you won't be sorry.

Kimley ®»Horn & WHITE PAPER
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BOARD OF ADJUSTMENT TUESDAY, JUNE 17, 2025
CITY OF DALLAS, TEXAS

FILE NUMBER: BDA245-050(BT)

BUILDING OFFICIAL’S REPORT: Application of Jonathan Vinson for (1) a special exception to
the parking regulations at 1500 DRAGON STREET. This property is more fully described as Block
6851 and is zoned PD-621 (Subdistrict 1), which requires parking to be provided. The applicant
proposes to construct and/or maintain a nonresidential structure for a restaurant without drive-in
or drive-through service use, an office use, an office/showroom, and a commercial amusement
(inside) (event center) use, and provide 177 of the required 300 parking spaces, which will require
(1) a 123-space special exception (41 percent reduction) to the parking regulation.

LOCATION: 1500 Dragon

APPLICANT: Jonathan Vinson

REQUEST:
(1) Special exception to the parking regulations.
STANDARD FOR A SPECIAL EXCEPTION TO THE OFF-STREET PARKING REGULATIONS:

Section 51P-621.110(b)(2) states that the board may grant a special exception of up to 50
percent of the required off-street parking upon the findings and considerations listed in Section
51A-4.311 minus the number of parking spaces currently not provided due to delta credits, as
defined in Section 51A-4.704(b)(4)(A). The board of adjustment may impose conditions on the
special exception. Section 51A-4.311(a) of the Dallas Development Code specifies that the board
may grant a special exception to authorize a reduction in the number of off-street parking spaces
required under this article if the board finds, after a public hearing, that the parking demand
generated by the use does not warrant the number of off-street parking spaces required,
and the special exception would not create a traffic hazard or increase traffic congestion
on adjacent or nearby streets.

STAFF RECOMMENDATION:

Special Exceptions (1):

No staff recommendation is made on this request.

BACKGROUND INFORMATION:

Zoning:

Site: PD-621 (Subdistrict 1)
North: PD-621 (Subdistrict 1)
Ease: PD-621 (Subdistrict 1)
South: PD-621 (Subdistrict 1)
West: PD-621 (Subdistrict 1)

Land Use:
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https://codelibrary.amlegal.com/codes/dallas/latest/dallas_tx/0-0-0-84433

The subject site is developed with commercial amusement (event space), and office
showroom/warehouse. The areas to the north, south, east, and west are developed with various
uses such as but not limited to office showroom/warehouse, multi-family, and resturant without
drive-in or drive-through service.

BDA History:
No BDA history found within the last 5 years

GENERAL FACTS/STAFF ANALYSIS:

The application of Jonathan Vinson for the property located at 1500 Dragon Street focuses
on one request relating to the parking regulations.

The proposed request of a 123-space special exception (41 percent reduction) is made
to construct and/or maintain a nonresidential structure.

The subject site lot size is 223,720.73 square feet.
The existing building footprint is 98,531 square feet (44.04 percent lot coverage).
PD-621 (Subdistrict 1) requires the following parking ratio per specified use:

0 1 parking space per 358 square feet of floor area for Office-related (3,000 / 358 =
8.38).

o0 1 parking space per 105 square feet of floor area for Restaurant without drive-in
or drive-through service (18,000 / 105 = 171.43).

o0 1 parking space per 1100 square feet of floor area for Warehouse/Showroom up
to 20,000 square feet floor area (20,000 / 1100 = 18.18).

0 1 parking space per 4100 square feet of floor area for Warehouse/Showroom
above 20,000 square feet floor area (47,531 /4100 = 11.59).

o0 1 parking space per 100 square feet of floor area for Any other use (10,000 / 100
=100).

Additionally, a parking agreement is required for calculating adjusted standard parking
requirements.

Granting the proposed 123-space special exception (41 percent reduction) to the parking
regulations with a condition that the applicant complies with the most recently submitted
site plan, would require the proposal to be constructed as shown on the submitted
documents, and the special exception automatically and immediately terminates if when
the restaurant without drive-in or drive-through service, office, office/showroom, and
commercial amusement (inside) uses are changed or discontinued.

200’ Radius Video: BDA245-050 at 1500 Dragon St
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https://youtu.be/-fjeYufxJ14

Timeline:

April 16, 2025:

March 5, 2025:

March 14, 2025:

March 25, 2025:

March 25, 2025:
April 4, 2025:
April 15, 2025:

April 17, 2025:

May 9, 2025:

May 20, 2025:

May 21, 2025:

The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents which have been included as part
of this case report.

The Board of Adjustment Secretary assigned this case to Board of
Adjustment Panel A.

Planning and Development Department Senior Planner emailed the
applicant the following information:

o an attachment that provided the public hearing date and panel
that will consider the application; the March 21, 2025, deadline to
submit additional evidence for staff to factor into their analysis;
and April 4, 2025, deadline to submit additional evidence to be
incorporated into the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

) the Board of Adjustment Working Rules of Procedure pertaining
to documentary evidence.

The Board of Adjustment staff review team meeting was held regarding
this request and other requests scheduled for the April public hearings.
Review team members in attendance included: The Board of
Adjustment Chief Planner/Board Administrator, the Board of Adjustment
Senior Planner, Project Coordinator, Board Secretary, Conservation
District Chief Planner, Chief Arborists, Zoning Senior Planner and
Transportation Engineer.

The applicant provided revised Shared Parking Chart.
The applicant provided additional documentary evidence.

The Board of Adjustment Panel A, at its public hearing held on Tuesday,
April 15, 2025, moved to HOLD this matter under advisement until May
20, 2025.

Planning and Development Department Senior Planner emailed the
applicant the following information:

. 1:00 p.m., May 9, 2025, deadline to submit additional evidence to
be incorporated into the board’s docket materials.

The applicant provided additional documentary evidence.
The Board of Adjustment Panel A, at its public hearing held on Tuesday,

May 20, 2025, moved to HOLD this matter under advisement until June
17, 2025.

Planning and Development Department Senior Planner emailed the
applicant the following information:
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. 1:00 p.m., June 6, 2025, deadline to submit additional evidence
to be incorporated into the board’s docket materials.

June 5, 2025: The applicant provided additional documentary evidence.
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Address
1500
1444

Notification List of Property Owners

DRAGON ST

OAKLAWN AVE

SLOCUM ST
SLOCUM ST
SLOCUM ST
SLOCUM ST
SLOCUM ST
DRAGON ST
DRAGON ST
DRAGON ST
DRAGON ST
DRAGON ST
DRAGON ST
DRAGON ST
DRAGON ST
DRAGON ST
DRAGON ST
DRAGON ST
DRAGON ST
DRAGON ST
DRAGON ST
DRAGON ST
DRAGON ST
DRAGON ST
DRAGON ST
DRAGON ST

BDA245-050

31 Property Owners Notified

Owner

DDD PORTFOLIO HOLDINGS LLC
1444 OAK LAWN LP

1505 SLOCUM LLC

ENGLISH DANNA

TOMLIN GERALD &

KING SIU FONG

DRAGON POPERTY FUND LTD
NR YANG PROPERTIES LLC

A 3 PROPERTIES LP

MUSE FAMILY ENTERPRISES LTD
ZUEGER SECOND FAMILY LP

LOJ DRAGON STREET LLC

1605 DRAGON LLC

A AND IHOLDINGS LLC

1601 DRAGON LLC

DDH WAREHOUSE INVESTORS LLC
OAK STREAM INVESTORS III LTD
ZUEGER FIRST FAMILY LP

ASTON HARRY D & PATSY RAE TOLER ASTON TRUST

WILLIAMS REVOCABLE TRUST THE
ROSEDALE APARTMENTS LLC
LANG DRAGON LLC

DRAGONFLY ACQUISITIONS LLC
VICHYASTIT KITTICHAI &

APG3 HOLDINGS LLC

ARTERIORS NEXT DOOR LLC
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NOTICE OF PUBLIC HEARING

BOARD OF ADJUSTMENT OF THE CITY OF DALLAS (PANEL A)

MNOTICE IS HEREBY GIVEN that the BOARD OF ADJUSTMENT OF THE CITY OF DALLAS {PANEL
A) will hold a hearing as follows:

DATE: TUESDAY, JUNE 17, 2025

BRIEFING: 9:00 a.m. via Videoconference and in 6EN COUNCIL CHAMBERS at Dallas
City Hall, 1500 Marilla Street

HEARING: 1:00 p.m. Videoconference and in 6EN COUNCIL CHAMBERS at Dallas City
Hall, 1500 Marilla Street

The purpose of the hearing is to consider the following appeal(s) now pending before the Board of
Adjustment: This case was held under advisement on May 20, 2025

BDA245-050(BT) Application of Jonathan Vinson for (1) a special exception to the parking regulations
at 1500 DRAGON STREET. This property is more fully described as Block 6851, and is zoned PD-621
Subdistrict 1, which requires parking to be provided. The applicant proposes to construct andfor
maintain a nonresidential structure for a restaurant without drive-in or drive-through service use, an
office use, an office/showroom use, and a commercial amusement (inside) (event center) use, and
provide 177 of the required 300 parking spaces, which will require (1) a 123-space special exception
(41% reduction) to the parking regulation.

You have received this notice because you own property within 200 feet of the above property. You
may be interested in attending the Board of Adjustment hearing to express your support for or
opposition to the application. You may also contact the Board of Adjustment by email to
BDAreply@dallas.gov. ' il 9 ing. If you are unable
to attend the hearing. If you choose to respond, it is important that you let the Board know your
reasons for being in favor of or in opposition to the application. The Board members are very interested
in your opinion.

MNote: Any materials (such as plans, elevations, etc.) included within this notice may be subject to
change.

The Board of Adjustment heanng will be held by videoconference and at 6EN Council Chambers.
Individuals who wish to speak in accordance with the Board of Adjustment Rules of Procedure by
joining the meeting virtually, must register online at https://bit v/BDA-A-Beagister by the 5 p.m. on
Monday, June 16, 2025, All virtual speakers will be required to show their video in order to
address the board. In Person speakers can register at the hearing. Public Affairs and QOutreach will
also stream the public hearing on Spectrum Cable Channel 96 or 99; and bit.hy/cityofdallasty or
YouTube. com/CityofDallasCityHall.

Speakers at the meeting are allowed a maximum of five (5) minutes to address the Board.

Additional information regarding the application may be obtained by calling Bryant Thompson, Senior
Planner (214) 948-4502, or Mary Williams, Board Secretary at (214) 670-4127. Si desea informacion en
espafiol, favor de llamar al teléfono a Mary Williams al (214) 670-4127.

PLEASE SEND REPLIES TO:

https://bit.ly/boal617 BDAreplvia dallas.gov
Letters will be received until 9:00

Board of Adjustment am the day of the hearing.

Planning and Development Department

1500 Marilla Street 5CN, Dallas TX 75201 PLEASE REGISTER AT:

https:/bit.]v/BDA-A-Register
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Building Official's Report

| hereby certify that  Jonathan Vinson

did submit a request for (1) a special exception to the parking regulations
at 1500 Dragon Street

BDA245-050(BT) Application of Jonathan Vinson for (1) a special exception to the parking
regulations at 1500 DRAGON STREET. This property is more fully described as Block
6851, and is zoned PD-621 Subdistrict 1, which requires parking to be provided. The
applicant proposes to construct and/or maintain a nonresidential structure for a restaurant
without drive-in or drive-through service use, an Office use, an Office/Showroom use, and
a Commercial Amusement (Inside) (event center) use, and provide 177 of the required
300 parking spaces, which will require (1) a 123-space special exception (41% reduction)
to the parking regulation

Sincerely,

-

M. Samueﬂ‘EE"k*énder‘,'ﬁ"E?
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Jackson Walker LLp

Jonathan G. Vinson
(214) 953-5941 (Direct Dial)
jvinson@jw.com

April 3,2025

By email to: bryant.thompson@dallas.gov and diana.barkume@dallas.gov

Hon. Chair and Members, Panel A
Zoning Board of Adjustment

c/o Mr. Bryant Thompson, Senior Planner
Department of Planning and Development
City of Dallas

1500 Marilla Street, Room 5CN

Dallas, Texas 75201

Re:  BDA 245-050; Parking Special Exception; 1500 Dragon Street.
Dear Members of the Board of Adjustment:

L Introduction; Description of Site. We represent DDD Portfolio Holdings LLC
(“DDD”), an affiliate of HN Capital Partners and the owner and manager of the property at 1500
Dragon Street in the Dallas Design District. We are providing you with additional information to
aid your understanding of the reasons for, and the context of, our parking special exception request
to provide a total parking supply of 177 off-street parking spaces, an approximate 41.00 percent
reduction from the otherwise-required 300 off-street parking spaces.

The subject site is 5.1655 acres in size and is located on the northeast side of Dragon Street,
between Oak Lawn Avenue and Cole Street, and was developed in 1979, according to the Dallas
Central Appraisal District. The property currently contains mostly office, office
showroom/warehouse, restaurant, and event center uses, all of which DDD intends to continue in
some combination.

Attached for your reference are an aerial photograph of the site (highlighted in light green)
and a few site photos. Also attached are a chart showing our mixed-use parking analysis, and our
Parking Study and Analysis, as discussed in more detail below.

Our current site plan with current uses, and their respective square footages, is included in
the attached Parking Study and Analysis as Exhibit 1 to the Study. The use that carries by far the
highest parking ratio is, of course, the restaurant use, so conceptually that would be the use to
which the parking reductions primarily apply.

IL Our Request. Our request, then, in addition to the 41.00 percent reduction itself from 300
required parking spaces to 177 provided parking spaces, is for the overall reduction to apply site-
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wide, so long as the specific shown restaurant use square footage is not exceeded on the site, with
any and all other current and future uses otherwise allowed to locate anywhere within the site.

We will discuss below mitigation factors such as differing peak times; availability of other
DDD-controlled properties for valet and remote parking; and the significant use of ride-sharing
services. Moreover, also included is our mixed-use parking calculation, which shows that the
above-referenced current parking requirement is based on peak usage, which is mainly driven by
the restaurant use. At other times, there is very significant unused parking, as discussed in our
Parking Study.

III. Parking Study and Analysis. As part of the application process we have provided a
Parking Study and Analysis updated as of March 25, 2025, prepared by Mr. Lloyd Denman, P.E.,
former longtime Assistant Director of Engineering for the City of Dallas. A copy of that Parking
Study and Analysis (the “Analysis™) is attached to this letter, but the Introduction says that “HN
Capital Partners owns 1500 Dragon along with fifteen other Design District properties. HN
Capital intends to revitalize the 1500 Dragon site by repurposing some of the existing building
space to include restaurant and office use that will better utilize and balance the existing building
and its existing parking. The introduction of some restaurant and office use is intended to be
neighborhood-friendly and hospitality-centric for the Design District as a whole”.

Other excerpts from the Analysis say the following: PD 621 allows for the accommodation
of denser urban living that is less “car-centric* and the consideration of alternative modes of
transportation that help reduce the need for parking. ...Local observed parking data and recent
mobility trends support the request as detailed below. Also, HN (apital may seek out nearby
properties to determine if remote valet agreements may be reached to provide overflow parking
should it be needed. HN Capital also owns other nearby properties including two large surface
parking lots that could provide evening overflow parking should it be needed.

Granting this request would not adversely affect neighboring property since parking is
already prohibited along the east side of Dragon Street. There is the potential for “relief valve “
parking available should the internal parking be exceeded by utilizing the surface parking lots on
nearby properties. The proposed mix of uses for this existing site will be able to successfully
accommodate parking demand for the higher percentage restaurant use without adversely
impacting neighboring properties or the public streets.

There is adequate parking available to satisfy the City Code during mornings and
afternoons for the office and showroom uses. The use of valet and alternative transportation modes
can offset the evening restaurant peaks.

The parking reduction request is also supported by a walkability analysis of nearby
residential units and current urban trend uses of alternative modes of transportation, like walking,
bicycling, and Uber/Alto.

It is recommended that the existing 177 parking spaces for the current 1500 Dragon site
will be adequate to serve the proposed mix of restaurant and office/showroom and event space
uses. ... “Right-sizing* or “right-mixing" the proposed uses of this existing building to more fully
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utilize the existing internal parking to its potential will not create a traffic hazard or increased
traffic congestion on adjacent or nearby streets. No spillover effect of traffic or parked cars is
expected to occur since valet parking will be available.

Mr. Denman’s detailed, thorough, and thoughtful analysis from an objective engineering
standpoint clearly supports our request.

IV.  Applicable Regulations. The applicable regulations for a special exception to release
parking in P.D. 621 are found both in P.D. 621 and in Chap. 51A, the Dallas Development Code.
First, Sec. 51P-621.110(b)(2)(D) of the P.D. 621 regulations says that “the Board of Adjustment
may grant a special exception of up to 50 percent of the required off-street parking upon the
findings and considerations listed in Sec. 51A-4.311"".

Please bear in mind that the normal Chapter 51 A maximum parking reduction for a special
exception is 25 percent (or 35 percent for office uses — which, we would observe, demonstrates
that even current Code recognizes that special exception parking reductions are frequently very
justifiable for the office use, and more so than other uses). We would suggest that City Council
saw fit to increase this threshold to 50 percent in P.D. 621 as a means of encouraging not just
adaptive reuse, but also trying to avoid overparking, to maintain the fabric and context of this
District, and to encourage walkability and a good pedestrian environment by not requiring
excessive parking.

Sec. 51P-621.110(b)(2)(D) provides that “the board of adjustment may grant a special
exception of up to 50 percent of the required off-street parking upon the findings and
considerations listed in Section 514-4.311. The board of adjustment may impose conditions on the
special exception”.

Sec. 51A-4.311(a)(1) further provides that the board may grant a special exception to the
off-street parking requirements “if the board finds, after a public hearing, that the parking demand
generated by the use does not warrant the number of off-street parking spaces required, and the
special exception would not create a traffic hazard or increase traffic congestion on adjacent or
nearby streets”. We believe that our request, as supported by our Analysis, clearly meets all of the
criteria for the granting of our special exception request.

Further, Sec. 51A-4.311(a)(2) lays out the following criteria for the Board’s consideration
is reviewing such requests, with my comments in parentheses:

(2) In determining whether to grant a special exception under Paragraph (1), the board
shall consider the following factors:

(4) The extent to which the parking spaces provided will be remote, shared, or packed
parking. (HN Capital and its affiliates control numerous properties in the District which can
work together to provide remote and/or shared parking).

(B) The parking demand and trip generation characteristics of all uses for which the
special exception is requested. (This is covered in our Analysis, attached).

(C) Whether or not the subject property or any property in the general area is part of a
modified delta overlay district. (Not applicable).

3

244



(D) The current and probable future capacities of adjacent and nearby streets based on the
city s thoroughfare plan. (The surrounding streets will have sufficient capacity).

(E) The availability of public transit and the likelihood of its use. (DART bus lines are
available in the area).

(F) The feasibility of parking mitigation measures and the likelihood of their effectiveness.
(The sites will be able in most circumstances to utilize valet/remote parking and shared
parking).

Please again note and consider that the applicant controls numerous properties in the area
as shown on the area map included in our Analysis. The proposed reduction is a reasonable and
evidence-based, data-driven reduction in the parking requirement, which will support continued
adaptive reuse and quality development and placemaking.

V. Further Discussion: P.D. 621; Current Parking Reform Efforts. When the City first
approved P.D. 621 in 2002, it was not completely certain that the P.D. would work for its intended
purposes. The City deserves credit for getting the P.D. right for the most part and achieving its
purpose of fostering in-context adaptive reuse in the Design District with, of course, some
appropriate new development.

Part of the success of P.D. 621, we believe, is due to the P.D. having loosened somewhat
the strict requirements for off-street parking found in other parts of the City. This is very
appropriate and necessary for the adaptive reuse of existing buildings, and actually helps preserve
those buildings and the larger context of the District. This is good place-making and supports the
District's overall success.

However, since the adoption of P.D. 621, actual parking demand has changed considerably,
especially in mixed-use, retail and restaurant, lodging, and office environments. The reduction in
office usage, the advent of ride-sharing, and the greater walkability of the design District have all
contributed to this. Continuing to adhere to off-street parking ratios which date back in some cases
to 1965, or even before, fails to recognize the change in parking demand in 2024.

In fact, the City itself is far along in processing Development Code amendments to reduce
off-street parking requirements to align more with current demand. [ have attached the Department
of Planning and Development’s own summary, dated March 24, 2025, of the City Plan
Commission’s recommendation to the City Council, with some relevant points highlighted.

For many reasons, the current off-street parking requirements in P.D. 621, and elsewhere
in the City, are obsolete and should be reduced. However, as amendments to Chapter 51A, it may
be that such amendments, when finally adopted by Council, will not include Planned Development
Districts, including P.D. 621.

In particular, given the City’s efforts to update and modernize parking requirements (and
we would note that, as amendments to the Development Code, these will not take effect in existing
Planned Development Districts. even though that is where much of the development activity takes
place) to align more with current parking demand, with many of these requirements having been

245



in place for 50 years or more, the requested reduction is completely reasonable and justifiable, and
realistically aligns with project actual parking demand.

Having to provide excessive parking, which would result in a large number of empty
spaces, is not only costly and wasteful in terms of the project itself but is unsustainable and has
negative impacts on walkability and other factors.

VI. Conclusion. The conclusion is clear based on this information that this request meets the
standard for approval of a parking special exception, in that the parking demand generated by the
use does not warrant the number off street parking spaces otherwise required, and the special
exception will not create a traffic hazard or increase traffic congestion on adjacent or nearby
streets.

Since this request clearly meets the Development Code and P.D. 621 standards for
approval, we will respectfully be asking that you approve our request. We look forward to
appearing before you and answering any questions you might have, and we appreciate your time
and consideration.

Very truly yours,

Visrrore

onathan G. Vinson

cc: Vipin Nambiar
Adam Hammack
Charlotte Carr
Lloyd Denman, P.E.
Suzan Kedron
Will Guerin
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MEMORANDUM

To: David Nevarez, P.E., PTOE, CFM
Transportation Development Services
City of Dallas

From: Lloyd Denman, P.E., CFM
Consult LD, LLC
Registarad Firm F-23598

Fram® £-23598
Date: March 25, 2025

Subject: Parking Study and Analysis for 1500 Dragaon

Introduction

1500 Dragon is located on the easterly side of Dragon Street between Oak Lawn Avenue and Cole
Street. The property is zoned PD 621, Subdistrict 1, and is in the area known as the Dallas Design
District. HN Capital Partners owns 1500 Dragon along with fifteen other Design District properties.
HN Capital intends to revitalize the 1500 Dragon site by re-purposing some of the existing building
space to include Restaurant and Office use that will bettar utilize and balance the existing building
and its existing parking. The introduction of some Restaurant and Office use is intaendad to be
neighborhood friendly and hospitality centric for the Design District as a whole. The existing site
consists of one large mostly rectangle shaped building with a total of approximately 100,000 square
feet of single-story space and 177 available parking spaces. (See EXHIBIT 1 - Site Plan) The new
owner would like to utilize the allowances provided within PD 621 to reduce the parking that woutd
otherwise be required by Code to be more efficient and balanced with best uses for the site and
current neighborhood transportation trends. Parking observations made at a proximate and similar
site nearby on Market Center Blvd to the west in October of 2024 are presented below along with
additional justifications for this parking reduction request as provided by the PD.

Proposed Uses and City of Dallas Code Requirements for Parking

The City of Dallas Development Code requires minimum parking associated with diffarent land use
types. PD 621 specifically aliows “sharad parking” to be considered as a percentage reduction of the
required minimum parking for certain mixed uses. Note that the proposed use mix for this 1500
Dragon site would be the maximum planned space for utilization of Restaurant that may not actually
all be transitioned or leased in the proposed manner but is meant to represent what would be the
densest future parking use mix. The calculated maximum parking for the proposed mix of uses is
300 spaces per City Code without the “Shared Parking Reduction”. (See EXHIEIT 2- Proposed Use
Parking Chart) Note that the existing parking layout of 177 spacas is adequate for the morning and
afternoon times of day per Code to accommodate the maximum proposed mix of uses when applying
the “Shared Parking Reduction” table within PD 621.
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EXHIBIT 1 - Site Plan
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P Parking Counts
1500 Dragon Street Parking Spaces pLRE T

177 Total Parking Spaces

This site plan shows the existing 177 parking spaces and the ultimate proposed uses for the existing
building. The restaurant use will be primarily evening and valet parked and may incrementally expand
up to the requested maximum of 18,000 square feet.

EXHIBIT 2 - Proposad Usa Parking Chart

1500 DRAGON STREET _
Shared
Noon
Required | Total Parking
Street No/Street Name |Land Use SO FT Parking Ratio Parking Provided
1500 Dragon|Office/Showroom | 67,531 | 1sp/1100 SF& 4100 SF| 22,33
1500 Dragon|Office 3,000 15p/358 5F 6.70
1500 Dragon| Restaurant 18,000 1sp/105 SF 171.43
1500 Dragon|Event Space 10,000 1sp/100 SF 100.00 |
98,531 300 177

Note that the bulk of the parking demand s for the Restaurant use which typically peaks during
weekend evenings. The Restaurant use will be valet parked. The Office/Showroom use has plenty of
daytime parking and is typically closed during the evenings.
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PD 621 Allowance for Parking Reductions and the Owner’s Request

The creators of PD 621 utilized good foresight for the zoning regulations back in 2002 realizing that
the old parking minimums required for certain defined uses are not “one-size fits all”. (See
APPENDIX Articles on Parking) PD 621 allows for the accommodation of denser urban living that is
less “car-centric” and the consideration of alternative modes of transportation that help reduce the
need for parking. Specifically, the PD allows for “a special exception of up to 50 percent of the
required off-straet parking” to help right-size parking for dense urban projects. HN Capital would
like to follow the PD 621 allowance language and request a reduction of 41% in parking
requiraments from the calculated requirement of 300 spaces to utilize the currently provided
177 spaces. Local obsarved parking data and recent mobility trends suppaort the request as detailed
below. Also, HN Capital may seek out nearby properties to determine if remote valet agreements
may be reached to provide overflow parking should it be needed. HN Captial also owns other nearby
properties inctuding two large surface parking lots that could provide evening overflow parking
should it be needed.

1212 Oak Lawn and 1617 Market Center Blvd (Pie Tap and Town Hearth) Observed
Parking Data (Oak Lawn/Market Center/Irving Blvd Triangle)

Exhibit 3, on the next page, illustrates observed parking during peak use times in October of 2024 for
1212 Oak Lawn and 1617 Market Center, a triangular shaped property, which has the Fie Tap and
Town Hearth restaurants. The exhibit is annotated with comments about the observed parking data
and what is proposed. The Oak Lawn Triangle is only 600’ to the west from 1500 Dragon Street.

It is evident from the observed data that the adjacent Oak Lawn Triangle property is able to support
two restaurants with its available parking and with the use of valet. It was observed while counting,
and confirmed by the restaurant valet manager, that employee parking occupied a significant
number of the available interior parking spaces (15% or more). ltis recommended to consider more
efficiently managing empioyee parking to provide more patron parking when needed. The Design
District encourages a comprehensive neighborhood approach for all the property owners to work and
cooperate together for mutual benefit. Note that adjacent properties with different owners have
supported one another in parking reduction requests. (See APPENDIX mutual letters of support)
This illustrates the synergistic goal of mutual benafit throughout the greater Design District. Granting
this request would not adversely affect neighboring property since parking is already prohibited along
the east side of Dragon St. There is also potential for “relief valve” parking available should the
internal parking be exceeded by utilizing the surface parking lots on nearby properties. The proposed
mix of uses for this existing site will be able to successfully accommodate parking demand for the
higher percentage restaurant use without adversely impacting neighboring properties or the public
streets. Utilizing valet service for the restaurant use helps ensure that parking needs are sufficiently
and efficiently met.
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EXHIBIT 3 - 1500 Dragon: OBSERVED PARKING AT OAK LAWN TRIANGLE AND PROPOSED PARKING

Observed Parking Oak Lawn/Market Center/Irving Triangle
(10,248 sgft Merchandise&Service for 56%; 8,158 sqft restaurant for 44%)

140 132 Spaces Available

120

100
a0
6
4
- B

o O

o

e

10:00-11:00am 12:00-1:00pm 3:00-4:00pm 6:00-7:00pm 7:00-8:00pm  8:00-9:00pm 9:00-10:00pm 10:00-11:00pm

Weekday Weekday Weekday Weekend Weekend Weekend Weekend Weekend

Note that the Oak Lawn Triangle property with two restaurants, Pie Tap and Town Hearth, makes it
work with the 132 parking spaces available. The valet manager said if the parking spaces ever
happen to temporarily fill up the restaurant has a “relief agreement” with the property to the south
which helps keep the valet parking operation smooth and consistent.

Proposed Parking 1500 Dragon St
(73,000 sgft showroom for 70%; 18,000 sqft restaurant far 17%)

wp 177 Spaces Available
180 - — WP —

- e
160
140
120
10(
8
6
4
2
0

O O O O

10:00-11:00am 12:00-1:00pm 3:00-4:00pm  6:00-7:00pm  7:00-8:00pm  8:00-9:00pm 9:00-10:00pm 10:00-11:00pm

Waekday Neekday Weekday Weekend Weekend Weekend Weekend Weekend

The proposed mix of uses intends to fill the available parking during the weekend evening peaks for
Restaurant use. There is adequate parking available to satisfy the City Code during mornings and
afternoons for the Office and Showroom uses. The use of valet and alternative transportation modes
can offset the evening restaurant peaks. Note that HN Capital will seek or provide on its own
properties “relief valve” parking agreements that could be utitized for any overflow parking should it
occur. As the owner of sixteen properties in the Design District, HN Capital is incentivized to balance
and “right size” parking so that everyone benefits.
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Walkability and Alternative Modes of Transportation

The parking reduction request is also supported by a walkability analysis of nearby residential units
and current urban trend uses of alternative modes of transportation like waltking, bicycling, and
Uber/Alto. (See APPENDIX Walkability Study.) Note that the City of Dallas is currently considering
reducing and/or eliminating parking requirements for some areas and uses. Although a reduction or
elimination of parking requirements by the City of Dallas would not directly affect 1500 Dragon since
the parking already exists and the property is located within PD 621, it is still an indication that the
old parking requirement ratios are excessive for dense urban living situations and with the newer
alternative modes of transportation readily available.

Conclusion

Based on: (1) the observed parking data for similar uses near to the site, (2) the allowances for parking
reductions written into PD 621, (3) the utilization of valet to most efficiently park the site, (4) the
potential for “relief valve” parking spaces in nearby surface parking lots for the overall benefit of the
Design District, and (5) the current trends of more mobility choices and more dense urban living that
together reduce the need for parking; it is recommeanded that the axisting 177 parking spaces for
the current 1500 Dragon site will be adeguate to serve the proposed mix of Restaurant and
Office/Showroom and Event Space uses. Furthermore, if the parking demand were to consistently
exceed the 177 spaces provided and beyond what valet can accommodate, the greater risk would be
loss of business to the site rather than any obstruction of the public right-of-way or creation of a
traffic hazard since parking is internal to the site and is currently prohibited along the east side of
Dragon St. The accommuodation of shared parking, Uber/Alto and similar ride sharas including the
Virgin Hotet shuttle service, availability of pedestrian and bicycle trails, availability of remote parking
lots within a ten minute walk, and the presence of newer dense inner-city residential developments
that currently include 2000+ units within a ten minute walk of the subject site have all convened at
this time to help reduce the need for parking and support the proposed mix of uses for 1500 Dragon.
The proposed plan to revitalize and repurpose the existing building of 1500 Dragon and utilize the
existing parking within the allowances of PD 621 will provide mutual benefits to the property
owner/operator, the neighborhood, and the City of Dallas. “Right-sizing” or “right-mixing” the
proposed uses of this axisting building to more fully utilize the existing internal parking to its potential
will not create a traffic hazard or increase traffic congestion on adjacent or nearby streets. No
spillover effect of traffic or parked cars is expected to occur since valet parking will be available.

APPENDIX
- HN Capital Property Ownership Map within the Design District
- Mutual letters of suppaort for Parking Reductions
- Walkability Study within a five to ten-minute watking distance of 1500 Dragon

- Annotated Articles: “The Parking Problem — Why Cities Overbuilt Parking Spaces” 9-30-2023
“Parking Generation... Park +” by Kimley-Horn May 2016
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@ AsaNA PARTNERS

February 5, 2025

Dr. Kameka Miller-Hoskins, Chief Planner
Zoning Board of Adjustment

City of Dallas

1500 Marilla Room 5CN

Dallas, TX 75201

Via email
RE: Pending applications at 1616 and 1626 Hi Line; 1617 Hi Line; and 1201 Oak Lawn Avenue
Dear Dr. Miller-Hoskins,

Please accept this support letter for the parking reduction requests at 1616 and 1626 Hi Line, 1617 Hi Line, and
1201 Oak Lawn Avenue. We understand they are separate requests intended for consideration in April 2025;
our support applies to each request. The applicant, HN Capital, and their representatives have shared with us
their request and plans for improving their property. As adjacent commercial property owners, we believe that
their parking reduction request will benefit this area of the Design District.

We support the parking reductions requested for several reasons. HN Capital has successfuily managed their
properties in this area to bring valuable tenants and businesses to the Design District. As this area of the
Design District has benefitted from the recent city investments in infrastructure, these improvements for
sidewalks, streetscapes, and a hike/bike trail that connects to Victory Park/Downtown increase and enhance
mobility options for visitors and residents. New developments and remodels have included a mix of land uses
that are creating a dynamic neighborhood, as intended by the PD 621 Old Trinity Design District Special
Purpose District zoning. We also understand the City of Dallas is considering Development Code revisions to
the off-street parking requirements to align with current parking demand trends and promote use of other
transportation options.

The proposed parking reductions are supported by a professional engineering analysis of the parking demand
for these properties and the ability of HN Capital to manage the parking needs on their properties for the
success of their tenants. We believe the raquested reductions are reasonable and support the shared goal of
continued improvement, adaptive reuse, and quality development of the Design District.

Sincerely,

Shyam Patel - Asana Partners
1444 Oak Lawn, LP

704.423.1660 | 2151 Hawkins Street, Suite 1100| Charlotte, NC 28203
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YW | Jackson Walker LLp

Jonathan G. Vinson

(214) 953-5941 (Direct Dial)
(214) 661-6809 (Direct Fax)
jvinson(@jw.com

August 16, 2024
Via ail

Ms. Cambria Jordan, CFM, MBA, PMP, Senior Planner
Zoning Board of Adjustment

City of Dallas

1500 Marilla Street, Room SBN

Dallas, Texas 75201

Re: BDA234-091; 1444 Oak Lawn Avenue.
Dear Ms. Jordan:

Our firm represents HN Capital, which is the largest property owner in the Design District.
HN Capital is pleased to be part of the ongoing success of the District, and we look forward to
even more success for the entire District in the future. This letter is to express our support for the
off-street parking special exception request being made under BDA234-091 at 1444 Oak Lawn
Avenue, for the following reasons.

When the City first approved P.D. 621 in 2002, it was not completely certain that the P.D.
would work for its intended purposes. The City deserves credit for getting the P.D. right for the
most part and achieving its purpose of fostering in-context adaptive reuse in the Design District
with, of course, some appropriate new development.

Part of the success of P.D. 621, we believe, is due to the P.D. having loosened somewhat
the strict requirements for off-street parking found in other parts of the City. This is very
appropriate and necessary for the adaptive reuse of existing buildings, and actually helps preserve
those buildings and the larger context of the District. This is good place-making and supports the
District's overall success.

However, since the adoption of P.D. 621, the world has changed even more with regard to
parking demand. The reduction in office usage, the advent of ride-sharing, and the greater
walkability of the District have all contributed to this. Continuing to adhere to off-street parking
ratios which date back in some cases to 1965, or even before, fails to recognize the change in
parking demand in 2024.

In fact, the City itself is in the middle of processing Development Code amendments to
reduce off-street parking requirements to align more with current demand. For many reasons, the
current off-street parking requirements in P.D. 621, and elsewhere in the City, are obsolete and

should be reduced.
41476708v.1
JW | DALLAS 2323 Ross Avenue, Suite 600 » Dallas, Texas 75201 | www.jw.com | Member of GLOBALAW™
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August 16, 2024
Page 2

We support reasonable and evidence-based, data-driven reductions in parking requirements
where appropriate, in particular in P.D. 621, where such reductions will support continued adaptive
reuse and quality development and placemaking, and we believe that to be the case with this
request. We respectfully ask that you approve the applicant's request in this case. Thank you.

Very truly yours,

*

V..Mf""-'"
Jonathan G. Vinson

cc: Dr. Kameka Miller-Hoskins
Jennifer Hiromoto
Vipin Nambiar
Adam Hammack
Suzan Kedron

41476708v.1
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WALKABILITY STUDY

According to statistics listed on the Dallas Design District Property Brochure, by
“DunhillProperties.com”, there are approximately 20,000 residents that live within one mile,
ora 10 to 20 minute walk, of the Dallas Design District. Even closerto the heart of the Design
District and to 1500 Dragon St, within a 5 to 10-minute walk or less, are eight large mutti-
family communities that total nearly 3000 units. Also, the Virgin Hotel with 268 rooms and a
75 space pay parking lot are within a 10-minute walk to 1500 Dragon. (See annotated map
attached) Accordingto the Federal Highway Administration, “Most people are willing to walk
for five to ten minutes, or approximately % to %2 mile” to reach a destination. (See FHA
Pedestrian Safety Guide attached)

The close proximity within a five to ten-minute walk of so many residential units and hotel
rooms certainly helps decrease the parking demand for patrons that would frequent 1500
Dragon for Restaurant uses. (Walk times were physically verified by Lloyd Denman, P.E.
during the parking observations made in May 2024.) There is also a free hotel shuttle at the
Virgin Hotel that ferries guests within a 3-mile radius of the hotel to and from restaurants and
other attractions. In May of 2024, the shuttle attendant said the shuttle stays busy and a
second vehicle should be added to the service.
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U.S. Department of Transportation

Federal Highway Administration
1200 New Jersey Avenue, SE

Washington, DC 20590

202-366-4000

Safety

Pedestrian Safety Guide for Transit Agencies
< Previous Table of Content Next >

Chapter 4: Actions to Increase the Safety of Pedestrians Accessing Transit

Understanding pedestrian characteristics and facilities (e.g., sidewalks, crosswalks, pedestrian signals, etc.) is an
important step in providing safe access to transit systems. This section introduces basic pedestrian safety
concepts to help readers understand issues, solutions, and resources that are presented in other parts of this
guide. Concepts addressed in this chapter include:

¢ Typical walking distance to transit.

* Motor vehicle speed and pedestrian safety.
¢ Pedestrian characteristics and behavior.

A. Typical Walking Distance to Transit

Most people are willing to walk for five to ten minutes, or approximately
V- to Ya-mile to a transil stop (see figure below). However, recent
research has shown that people may be willing to walk considerably
longer distances when accessing heavy rail services. Therefore, in order
to encourage transit usage, safe and convenient pedestrian facilities
should be provided within Y- to %-mile of transit stops and stations, and
greater distances near heavy rail stations. Note that bicyclists are often
willing to ride significantly further than %-mile to access rail transit
stations, so safe facilities should be provided for bicycling within a larger
catchment area around transit hubs.

|
'5;
|
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Percanisge of Trips Mace by Wabking

]

Transit route spacing and location are important considerations for l ii i L Ilascn..
pedestrian access to transit. For example, in a city with a regular street 65 o8 0% v 2 18 % 2
grid pattern of streets, appropriate stop spacing can be achieved when Distances to Tranast Stsion (miles)

-«

- m
transit routes are spaced between Y- to 1-mile apart. If the stops on these et
routes are spaced 1/8- to 4- mile apart, then a majority of the people in the neighborhoods served by the transit

system will be within %- to %-mile of a transit stop.Z%

B. The Effect of Motor Vehicle Speed on Pedestrian Safety

Pedestrians accessing transit stops and stations must often walk along or cross roadways that carry motor vehicle
traffic. Pedestrians may feel less comfortable and safe as nearby motor vehicle speeds increase. The faster a

driver is traveling, the more difficult it is to stop (see figure below).ll- Larger vehicles, such as buses and trucks
require even longer stopping distances.
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PACE

UNIVERSITY
Elisabetn Haits School of Law

The Parking Problem: Why Cities Overbuilt Parking Spaces

by Lauren Paimer | Sep 20, 2023 | Land Use, Transportation, Urban Planning | 8 comments

The Institute of Transportation Engineers (ITE) was founded in 1930 with the goal “to improve
mobility and safety for all transportation system users and help build smart and livable communities.”
The idea behind the ITE was to help developers with roadway design, traffic management, and
parking requirements. However, the ITE has created more problems, particularly when it comes to
parking. For decades, the ITE recommended parking minimum requirements ill-suited for the
municipalities implementing them.

The primary issue with parking recommendations from the ITE is that the studies they relied on were
based on selective data. For instance, in the 1987, second edition of the ITE’s Parking Generation,
the ITE created half of their parking generation rates based on just four or fewer studies that were
conducted in suburban areas. Researchers conducted these studies during times of peak parking
demand and in areas where there was plenty of free parking and little to no use of pubilic transit.

This led urban planners in cities to use suburban rates to set parking requirements that were
incompatible with urban environments, resulting in excessive amount of parking in some areas. This
created a circular planning process that has only exacerbated issues. It goes something like this:

The ITE published their findings in Parking Generation using the selective suburban data,

City urban planners set parking requirements based on those findings,

Developers implemented those parking plans,

The resulting ample supply of parking drove the price of parking in specifically designated

lots down to zero,

Because of the massive amount of land used to create these parking specifications, cities

saw decreased walkability and density of facilities,

6. The sprawl, combined with the plethora of free parking options, led to increased vehicle
usage,

7. The increased parking demand again validated the ITE's findings.

PON =

2

And the cycle repeats. This process has, unsurprisingly, resulted in an overabundance of parking. In
the United States, surface parking lots alone cover more than five percent of all urban land,
representing an area greater than the states of Rhode Island and Delaware combined.

To be clear, the ITE is not solely to blame. As mentioned in Rethinking A Lot, urban planners and
policymakers frequently rely on the recommendations provided by the ITE for parking requirements
without ensuring their accuracy for their respective municipalities. The ITE has an inherent authority
that makes planners regard its findings as valid, precluding in planners’ minds the need for further
inquiry. The use of ITE's manuals also allow public officials to avoid responsibility for excessive
parking lots.

Due to a lack of planning and engaging the proper parties involved in parking use and deveiopment,
inaccurate parking demands arise. While urban planners readily observe this problem, they often fail
to take the necessary steps to actually address it. Even municipalities directly contribute to the
overabundance of parking by offering free spaces, which inevitably fill up quickly, and then opting to
add more parking, which creates an overabundance without addressing the root problem.
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Municipalities also look to other authorities, such as the Urban Land Institute (UL}) for parking
guidance. However, the ULI has many of the same problems as the ITE. ULI reports have
recommended an excessive amount of parking, with some ULI reports calculating a “need” for more
spaces than ITE reports. Municipalities cannot blindly rely on these institutions to supply perfectly
accurate data. Municipalities need to measure parking demands with the “ongoing data analysis,
community assessment, and demand analysis” that is most relevant to them.

The ITE, recognizing that municipalities still rely on its findings, is also attempting to fix the situation
by adapting and changing the new Parking Generation manuals. The most recent, the

2019 Parking Generation Manual, features land use descriptions and data plots of a variety of
available land uses, time periods, and independent variables in the ITE database. The parking
database is now broken up into settings that include “Multi-Use Urban” and “Center City Core,”
which work to pinpoint the most relevant studies for specific cities’ needs. The goal of this manual is
to help describe the relationship between parking demand and the characterstics of the individual
development site.

Donald Shoup, Professor in the Department of Urban Planning at UCLA, recommends that the ITE
follow in the footsteps of the British counterpart to Trip Generation, the “Trip Rate Information
Computer System.” This system gives information about the characteristics of every surveyed site
and its surroundings, which would allow municipalities to use comparable sites before making land
use decisions.

Despite the empirical evidence surrounding the overabundance of parking, as well as its deleterious
environmental effects, few municipalities are changing parking requirements and financers still pass
on projects that “don’t have enough parking,” even with the new ITE recommendations.

One successful technique is shared parking, a parking management tool that communities can
employ when selting parking requirements. Different types of land uses attract customers, workers,
and visitors during different times of the day, which results in differing peak parking demand hours
for the related land uses. Shared parking takes advantage of these varying demand patterns and
allows adjacent land uses with complementary peak demands to share a  parking lot space. This not
only encourages centralized parking rather than scattered lots, but also reduces overall construction
costs which could greatly benefit both municipalities and developers.

Several municipalities have implemented shared parking, including Ventura, CA which has a zoning
ordinance that permits different land uses 1o have shared parking because of opposite peak parking
demand periods. The shared parking is ailowed to satisfy one hundred percent of the minimum
parking requirements for each land use. Similarly, North Kansas City, MO, by permit, allows a
reduction of the number of parking spaces multi-use developments need to have if they have
different peak parking demand periods.

Finally, in West Hartford, CT, the zoning code provides an alternative method of meeting parking
requirements. So long as the applicant seeking to enter into a shared parking agreement can prove
the lot would be convenient for all parties and would not cause traffic congestion, it can get
approved. The municipality has since consolidated many parking lots down for shared use.

To truly reverse the detrimental impacts of the old ITE reports on the development of cities, urban
planners and lawmakers will need to implement a multi-faceted approach. In addition to conducting
their own parking studies based on the proposed uses and characteristics of the community, urban
pianners and lawmakers should focus on enhancing multi-modal transit and implementing shared
parking. Parking minimums need to be eliminated and more parking maximums need to be
developed. Focusing on the parking demands of individual development sites will help stop the cycle

of creating unnecessary parking and meet parking demands in a smarter and more efficient manner.
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Parking Generation—

Replacing Flawed Standards
with the Custom Realities of Park+
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Expect More. Experience Better.

Unlimited Parking Solutions
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PARKING GENERATION -
Replacing Flawed Standards with the Custom Realities of Park+

Pa K+

Unlimited Parking Solutions
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Introduction

For the longest time, our industry’s approach to defining

“How much parking?” has been relegated to the use of national
parking requirement standards, either from the Institute of Trans-
portation Engineers (ITE), Urban Land Institute (ULI), or local code
requirements. Anyone who has read the workings of Donald Shoup, or
more recently Richard Willson, knows the fallacy in using these sources
when designing downtown or campus parking systams.

National parking requirement standards are based on outdated and under-
represented data, which tend to skew wildly from the actual parking needs of
a community. In my years as a parking consultant, I've very rarely completed
a single downtown parking study where the peak observed parking demands
consumed the majority of the total parking spaces. A study completed in Dallas a
few years ago yielded some 30,000 empty parking spaces at peak. Similar results
were found in Atlanta, Houston, St. Petersburg, Seattle, and the list goes on.
When communities plan downtowns based on outdated suburban design
% standards, we achieve the same inevitable results —empty, restricted parking?
[ areas that deaden the density, walkability, and vitality of urban areas. .

-~
{

The parking quantity question is always a challenging exercise, especially when we try
to solve it using inaccurate data. Most times, we rely on outdated data that doesn’t truly
represent the real context of our downtowns. As more and more people migrate to urban
areas, the dynamics of how they get around and their relationships with cars change. As such,
we've seen a drastic downshift in the need to provide parking. But our planning tools have not
evolved to better align with this shift.

Equally challenging is deciding how the parking characteristics in one community compares to another community.
In reality, it's hard to define how one neighborhood acts compared to another. Here in Phoenix, the Roosevelt
neighborhood, home to the area’s up-and-coming artists and requisite “hipsters,” enjoys a higher amount of
transit, walking, and cycling than most other parts of the city. In turn, the overall demand for parking is lessened

as area residents and patrons find other ways 1o access the uses within the area. In my neighborhood, you almost
can’t survive without the use of a car to work, shop, and play. This variability exists in every city and is the reason
it’s absurd to continue leaning on archaic, cookie-cutter methods to plan for parking.

This question is the central reason we created Park+ — to find a way to localize the analysis
e T of parking demand and challenge the conventional notion that all parking demand is
L‘}_Et, Ef) Q_ created the same. Within this white paper we summarize the findings of the first five years
AN EEsES of Park+ modeling and define the dynamic nature of each community served. In our
= H time developing, testing, and applying this model, we have encountered an incredible
i — diversity of data and outcomes in each commuinity. In the following sections, we’ll walk
o through those results, as well as the more giobal movement afoot in our industry.

5 '5 :

Kimley»Horn 1
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Unlimited Parking Solutions

Unfortunately, those data points are routinely applied in areas they should not be. I've seen exercises where entire
swaths of a downtown are planned with these metrics, resulting in over-built facilities. In some cases, it's a lack of
understanding of the context the development is occurring in. In other cases,
it's a requirement of financial institutions that are backing a development.
Whatever the cause, a better understanding of the true dynamics of a
development and the area it serves produces better results.

In recent years, urban planners have begun to lean more and more on these
decisions as a primary reason that downtowns and communities don’t work.
One of my favorite terms in the industry is the “parking crater,” which was
coined by the website Streetsblog and its editor Angie Schmitt. in fact, that
website holds an annual March Madness tournament, with a fuil-on bracket

to determine the worst parking crater of that year. The parking crater is a
portion of a downtown that has been hollowed out by the presence of large
surface parking lots. Whether these are highiy or poorly utilized, they deaden a
downtown, its walkability, and most importantly its viability.

if asked, many people would say the provision of ample parking makes our
cities more desirable. But in fact, ample parking promotes single occupancy
vehicle trips and impedes the ability for our communities to develop and
grow Pedestrian walkability, dense des;g_ and connectedness are extremely

counter th_ese tenets and disrupt the al::ullty for a mmn-.unrzy to work properly.
This is only exacerbated by the over-provision of parking.

Clearly, something must be done...

Right-Sized Parking

Recently in the planning arm of the parking industry, we’ve seen a very distinct
shift toward finding the right amount of parking for a downtown, campus, study
area, development, etc. This movement is aptly dubbed the Right-Sized Parking
movement. The name speaks for itself, as the intent is to determine the correct
amount of parking to serve an area without over- or under-burdening area
patrons.

Too much parking tends to be an expensive endeavor. In today’s world where
more and more parking is found in consolidated structures, the cost to build

a single space can range from $8,000 to 540,000, or more. This price is
astronomical and is a primary contributing reason that rents are increasing and
the cost of living in urban areas is skyrocketing. In King County', WA, a recent
study searched to find the answer fo the right-size for muiti-family housing
parking. The result of that large-scale effort was...it depends.

"Visit rightsizeparking.org to learn more and to play with their awesome right-size parking caiculator

Kimley»Horn 3 =
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That result may seem nebulous, but in reality it's the most accurate response that could have emerged from such

a study. The data indicated that a number of factors—location, access to transit, employment density, walkability,
population demographics—were responsible for the parking demand characteristics of a multi-family development.
In short, people tended to adapt to their environment, and their driving (and car ownership patterns) adapted right

along with them.

Unfortunately, in a lot of those instances, the provision of parking did not adapt. Instead, developers continued to
provide parking as if every location was the same, and the result was a high amount of underutilized parking. The
data showed that in the heart of Seattle (the most urbanized area in the county), the parking demand was at or
below 0.5 spaces per unit. In the far reaches of the county, the ratio was closer to 1.5 spaces per unit.

This analysis has borne some incredible outcomes. First, many developers in the King County area have begun to
lessen their parking capacity as a result of this analysis, basically “right-sizing” their supply. That in and of itself is a

win and would deem the effort a success. However, the study also pushed communities in the King County area to
reassess their parking requirements, helping to define right-sized parking at the review level. Even more incredibly,
King County transit has now begun to pursue empty parking spaces in multi-family housing complexes to serve as
park-and-ride spaces for transit riders.

It's very exciting to see the results coming out of King County.
They spent a tremendous amount of time and effort to collect
viable data and determine how their community works. The
project was well funded by the Federal Highway Administra-

tion and led by a brilliant young planner? whose mission is to

prove the fallacy of poor parking planning. But how about the
communities not funded by FHWA...how do they learn more about
the true nature of their parking systems?

& Park+ and Right-Sized Parking

'l'i“ & 4 Park+ —the Kimiey-Horn parking scenario planning tool — was created
I with the intention of right-sizing parking in the communities we serve. The
*ﬂ-f model is built on an algorithm that matches parking demand with land uses
g ,a\ to more accurately depict parking behavior. Previous white papers (xxx ) have

depicted how this relationship works, but in simplistic terms, we match parking

demand to its origin using localized data. The result is a much more accurate

depiction of parking demand in the environments our models serve.

r
= The primary output of a calibrated Park+ dataset is a unigue set of parking
TR generation characteristics that represent the dynamic nature of a community. These
/ rasults differ frnm community o community and are a direct reflection of the areas
they serve. The following tables and figures provide a representative sample of parking
‘aﬁ-ﬂ- = '” demand characteristics and geographic demand metrics. These are only representative in
nature, but show the varied results that come from Park+ modeling exercises.

2 Dan Rowe of King County Metro. If you ever meet him at a conference, engage him about parking...you won’t be sorry.

Kimley »Horn 4 =g o
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Summary — CPC recommendation re: DCA190-002 Parking Code Amendment March 24, 2025

Summary:

City Plan Commission recommendation
regarding
DCA190-002 Off-Street Parking & Loading Code Amendment

Background:

On March 20, 2025, the City Plan Commission voted to recommend the Off-Street Parking & Loading
Code Amendment proposal to the City Council.

The Zoning Ordinance Advisory Committee ("ZOAC") had previously recommended removing all
minimum parking requirements for all land uses citywide. The CPC debated this recommendation at
five meetings from November 2024 through March 2025, voting to amend it in several ways.

Summarized proposal:

Notable updates to our current parking minimums include:

Transit-Oriented Development and Downtown: No minimums for any use within %2
mile around rail stations or downtown

Office and retail: No minimums for office uses and most retail

Industrial and Commercial: No minimums for industrial, commercial, and business
service uses except when contiguous with single-family uses

Single-family and duplex: Reduced minimums for single-family and duplex uses to 1
space per dwelling unit

Multifamily: Reduced minimums for muttifamily uses to ¥2-space per dwelling unit plus
guest parking, and added requirement of 1 loading space for larger multifamily

Bars, restaurants, and commercial amusement: Reduced minimum for seating and
sales areas to 1 space per 200 square feet, plus additional reductions

o Bars and restaurants in buildings under 2,500 square feet: No minimums

Designated historic buildings: No minimums for buildings designated at the city, state,
or national level as historically significant, except when used as a bar, restaurant, or
commercial amusement land use.

Places of worship under 20,000 square feet: No minimums

Lower Greenville: Parking ratios for selected uses generally will not apply to Lower
Greenville areas covered by the Modified Delta Overlay MD-1.

Below is a table describing the changes in more detail.
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Summary — CPC recommendation re: DCA190-002 Parking Code Amendment March 24, 2025

i Impact Results (summarized) | Current code (summarized)

No exception for rail proximity

No parking for any use within

I | 1 space per 2,000 sf, with

s Va-mile of light rail and

TOD & Downtown Removed ) exceptions for buildings built
| streetcar stations ;
e  CA (downtown) districts prior to 1967 and ground-floor
| retail under 5,000 sf
Office uses BefiGiel | ‘_P:IE.I'I'_IIHIFHUI"I"I parl-:m_g | 1 space per 200 or 330 square
|_ requiremant | feet
! . : | 1 space per single-family
dwelling unitin R7.5(A) and
| Single-family & Reduced and o | R5(A)
. 1 space per dwelling unit
| Duplex standardized | 2 spaces per dwelling unit for
all other single-family and
| | duplexes
| Ye-space per dwelling unit NE space per bedroom
| Multifamily (parking) | Reduced Graduated guest parking 0.25 guest spaces per dwelling
requirement | unit

| | Show plans to manage loading
and short-term drop-off for any |

| Multifamily (loading | » 4404 development No loading required

and short-term)
1 loading space required over |

| 150 dwelling units

| | ] | Show plans to manage loading '. |
) and short-term drop-off for any )
Hotel (loading and Reduced | development Gra.dua?ted requirement

short-term) beginning at 10,000 square feet
1 loading space required for

hotels over 80 guest rooms

| No minimum for buildings up to

| Ll 1 space per 100 square feet for
Bars and For buildings over 2,500 sf, 1 sales and seating area
E Beduced space per 200 sf for sales and

restaurants o - - Variety of lighter minimums for

:ae_éting area (plus reductions for

storage and manufacturing
some storage and manufacturing

area)
Commercial
amusement Reduced and . . |
t Variety of minimums per t |
(bowling alleys, standardized 1 space per 200 square fee ariety ini s per type

dance halls, etc.)
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Summary — CPC recommendation re: DCA190-002 Parking Code Amendment

March 24, 2025

Industrial uses

Commercial service

and business uses
{truck sales,

medical laboratory,
furniture repair, etc.)

Geography
limited

Reduced minimums apply when
contiguous with single-family
properties; no minimums
glsewhere o

Minimums apply anywhere the
use is permitted

Designated historic

buildings

Mostly removed

No minimums, except 1 space
per 200 square feet for bars,
restaurants, and commercial
amusement uses within 300 feet
of single-family with reduction
option through SUP.

No exemptions for historic
buildings

Places of worship

Reduced

No minimums for places of
worship less than 20,000 square
feet of floor area

All places of worship are
subject to parking minimums

Mixed Income
Housing Density
Bonus

Parking bonus
reduced to zero

Zero minimum parking required
when providing mixed income
units

Y2-space per unit required
when providing mixed income
units

Geographic
exceptions

No change for
MD-1 Overtay

Properties subject to the MD-1 Modified Delta Qverlay will keep

minimums for selected uses.

Design standards

Limiting driveway entrances for 1- through 4-unit residences

Requiring pedestrian path through large parking lots

Prohibiting surface water drainage across sidewalk surfaces

Simplified loading standards

Allowing parking lot entrances on any alley for any use

Bicycle parking

Increased bicycle parking amount requirements

Clarified design and locational standards

Shared loading

Adding the opportunity for a shared loading agreement
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Jackson Walker LLp

Jonathan Vinson
(214) 953-5941 (Direct Dial)
jvinson@jw.com

May 9, 2025

By email to: bryant.thompson@dallas.gov
and diana.barkume@dallas.gov

Hon. Chair and Members, Panel A
Zoning Board of Adjustment

c/o Mr. Bryant Thompson, Senior Planner
Department of Planning and Development
‘City of Dallas

1500 Marilla Street, Room 5CN

Dallas, Texas 75201

Re: BDA 245-049; Parking Special Exception; 1201 Oak Lawn Avenue; and
BDA 245-050; Parking Special Exception; 1500 Dragon Street.

Dear Members of the Board of Adjustment:

L Introduction. This letter is intended to supplement the information we provided to you,
through the City Staff, previously on our two above-referenced requests. While we would refer
you back to our previous letters and information packets on these cases, we wanted to provide you,
in a concise format, with some additional ideas we have on these cases and which we would
respectfully ask that you consider at our upcoming May 20 hearings on these cases.

We listened very carefully to the thorough discussion of these items at the April 15
hearings, and we have discussed them further within our team. While we continue to believe that
these requests meet the required standard (as discussed below) and merit approval, we have done
more work on these and offer the following ideas for your consideration, bearing in mind that
Board applications may be approved with conditions, as provided for in the Development Code.

II. Potential Additional Conditions. For 1201 Oak Lawn, we would reiterate that we
control numerous properties in the Design District (map attached, which you have seen
previously). We are also in discussions with the ownership of Apex Supply Company at 180 Oak
Lawn (a daytime business open only from 7:00 A.M. to 5:00 P.M.), which is only 150 feet away
across the Oak Lawn-Irving Boulevard intersection, for the leasing of a number of parking spaces
to be determined (aerial photography shows 30 striped spaces on that site), although we maintain
that the number of spaces to be provided on site (73 provided, out of 135 required, a 45.9 percent
reduction) is more than sufficient.

With respect to our request at 1500 Dragon (to provide 177 spaces, out of 300 required, a
41.0 percent reduction), DDD Property Holdings, LL.C, a related entity, owns the Dallas Design

44981621v.1

JW | Dallas 2323 Ross Avenue, Suite 600 * Dallad/i2xas 75201 | www.jw.com | Member of GLOBALAW™



Center at 1025 North Stemmons/1250 Slocum, which can easily be utilized for overflow/valet
parking to serve 1500 Dragon Street as needed. The uses in the Dallas Design Center (site plan
attached) are almost entirely daytime, low-parking demand uses, and we can easily “share” parking
there for valet service for evening peak uses (restaurants). potentially up to 50 additional spaces.
As stated above, HN Capital-related entities also control numerous other Design District properties
which can be used for this purpose.

III. Reassessment Condition. In addition, in some parking reduction requests at the Board, a
condition has been included to require a follow-up assessment at a specific point in time to
determine if the parking reduction is working as planned or if further action is needed. We are
amenable to such a condition on each of these cases, and we would suggest an 18 month
reassessment target date.

IV.  The Special Exception Standard and How We Meet It. Sec. 51P-621.110(b)}(2)(D)
provides that “the board of adjustment may grant a special exception of up to 50 percent of the
required off-street parking upon the findings and considerations listed in Section 514-4.311. The
board of adjustment may impose conditions on the special exception .

Sec. 51A-4.311(a)(1) further provides that the board may grant a special exception to the
off-street parking requirements “if the board finds, after a public hearing, that the parking demand
generated by the use does not warrant the number of off-street parking spaces required, and the
special exception would not create a traffic hazard or increase traffic congestion on adjacent or
nearby streets”. We believe that our requests, as supported by our Analysis, clearly meet all of the
criteria for the granting of our special exception request.

Please again note and consider that the applicant controls numerous properties in the area
as shown on the area map included in our Analyses. The proposed reductions are reasonable and
evidence-based, data-driven reductions in the parking requirements, which will support continued
adaptive reuse and quality development and placemaking.

In particular, given the City’s efforts to update and modernize parking requirements (and
we would note that, as amendments to the Development Code, these will not take effect in existing
Planned Development Districts, even though that is where much of the development activity takes
place) to align more with current parking demand, with many of these requirements having been
in place for 50 years or more, the requested reduction is completely reasonable and justifiable, and
realistically aligns with project actual parking demand. If not for the fact that we are in a P.D., we
might not even need to make these requests.

Having to provide excessive parking, which would result in a large number of empty
spaces, is not only costly and wasteful in terms of the project itself but is unsustainable and has
negative impacts on walkability and other factors. Finally, the Applicant owns and manages these
properties for the long term, representing a huge investment in the Design District. We need and
want for the parking to work for the benefit of all — vacant or dysfunctional space is first and
foremost bad for us.

44981621v.1
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V. Conclusion. The conclusion is clear based on this information that these requests meet
the standard for approval of parking special exceptions, in that the parking demand generated by
the uses do not warrant the number off street parking spaces otherwise required, and the special
exceptions will not create a traffic hazard or increase traffic congestion on adjacent or nearby
streets.

Since these requests clearly meets the Development Code and P.D. 621 standards for
approval, we will respectfully be asking that you approve our request. We look forward to
appearing before you and answering any questions you might have, and we appreciate your time
and consideration

Very truly yours,

Vemar—

Jonathan G. Vinson

cc: Vipin Nambiar
Adam Hammack
Charlotte Carr
Lloyd Denman, P.E.
Suzan Kedron
Will Guerin

44981621v.1
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MEMORANDUM Sy

1E‘ “'l‘
S8 R f@l,

To:  David Nevarez, P.E., PTOE, CFM £ & 5 s :‘
Trfanspurtaticn Development Services ..* . ﬁ’b‘ib’ri’h‘é?i&'ﬁ.ﬁ'*
City of Dallas ‘-::'. o ]
5%, 5, 76943 .»’Q?
From: Lloyd Denman, P.E., CFM St I s 3-25-28
Consult LD, LLC A4 28 PN

Registered Firm F-23598 ol
F fﬂﬂr# F-23598

Date: March 25, 2025

Subject: Parking Study and Analysis for 1500 Dragon

Introduction

1500 Dragon is located on the easterly side of Dragon Street between Oak Lawn Avenue and Cole
Street. The property is zoned PD 621, Subdistrict 1, and is in the area known as the Dallas Design
District. HN Capital Partners owns 1500 Dragon along with fifteen other Design District properties.
HN Capital intends to revitalize the 1500 Dragon site by re-purposing some of the existing building
space to include Restaurant and Office use that will better utilize and balance the existing building
and its existing parking. The introduction of some Restaurant and Office use is intended to be
neighborhood friendly and hospitality centric for the Design District as a whole. The existing site
consists of one large mostly rectangle shaped building with a total of approximately 100,000 square
feet of single-story space and 177 available parking spaces. (See EXHIBIT 1 - Site Plan) The new
owner would like to utilize the allowances provided within PD 621 to reduce the parking that would
otherwise be required by Code to be more efficient and balanced with best uses for the site and
current neighborhood transportation trends. Parking observations made at a proximate and similar
site nearby on Market Center Blvd to the west in October of 2024 are presented below along with
additional justifications for this parking reduction request as provided by the PD.

Proposed Uses and City of Dallas Code Requirements for Parking

The City of Dallas Development Code requires minimum parking associated with different land use
types. PD 621 specifically allows “shared parking” to be considered as a percentage reduction of the
required minimum parking for certain mixed uses. Note that the proposed use mix for this 1500
Dragon site would be the maximum planned space for utilization of Restaurant that may not actually
all be transitioned or leased in the proposed manner but is meant to represent what would be the
densest future parking use mix. The calculated maximum parking for the proposed mix of uses is
300 spaces per City Code without the “Shared Parking Reduction”. (See EXHIBIT 2 - Proposed Use
Parking Chart) Note that the existing parking layout of 177 spaces is adequate for the morning and
afternoon times of day per Code to accommodate the maximum proposed mix of uses when applying
the “Shared Parking Reduction” table within PD 621.
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EXHIBIT 1 - Site Plan

e = . g i
L) [ PO (b |
= e e ST R— p— N ST | \__j
7 [\ DRLAGON STREET — ‘\%
Parking Counts
1500 Dragon Street Parking Spaces ”st Hﬁnﬁiﬁé‘&ﬁ

17T Total Parking Spaces

This site plan shows the existing 177 parking spaces and the ultimate proposed uses for the existing
building. The restaurant use will be primarily evening and valet parked and may incrementally expand
up to the requested maximum of 18,000 square feet.

EXHIBIT 2 - Proposed Use Parking Chart

;1500 DRAGON STREET P
Shared
Noon
Required| Total Parking
Street No,Street Name _|Land Use SQFT |  ParkingRatio | Parking |  Provided
1500 Dragon|Office/Showroom | 67,531 |1sp/1100 SF& 41005F| 22.33
1500 Dragon|Office 3,000 1sp/358 5F 6.70
1500 Dragon|Restaurant 18,000 1sp/105 5F 171.43
1500| Dragon|Event Space 10,000 1sp/100 5F 100.00
98,531 300 177

MNote that the bulk of the parking demand is for the Restaurant use which typically peaks during
weekend evenings. The Restaurant use will be valet parked. The Office/Showroom use has plenty of
daytime parking and is typically closed during the evenings.
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PD 621 Allowance for Parking Reductions and the Owner’s Request

The creators of PD 621 utilized good foresight for the zoning regulations back in 2002 realizing that
the old parking minimums required for certain defined uses are not “one-size fits all”. (See
APPENDIX Articles on Parking) PD 621 allows for the accommodation of denser urban living that is
less “car-centric” and the consideration of alternative modes of transportation that help reduce the
need for parking. Specifically, the PD allows for “a special exception of up to 50 percent of the
required off-street parking” to help right-size parking for dense urban projects. HN Capital would
like to follow the PD 621 allowance language and request a reduction of 41% in parking
requirements from the calculated requirement of 300 spaces to utilize the currently provided
177 spaces. Local observed parking data and recent mobility trends support the request as detailed
below. Also, HN Capital may seek out nearby properties to determine if remote valet agreements
may be reached to provide overflow parking should it be needed. HN Captial also owns other nearby
properties including two large surface parking lots that could provide evening overflow parking
should it be needed.

1212 Oak Lawn and 1617 Market Center Blvd (Pie Tap and Town Hearth) Observed
Parking Data (Oak Lawn/Market Center/Irving Blvd Triangle)

Exhibit 3, on the next page, illustrates observed parking during peak use times in October of 2024 for
1212 Oak Lawn and 1617 Market Center, a triangular shaped property, which has the Pie Tap and
Town Hearth restaurants. The exhibit is annotated with comments about the observed parking data
and what is proposed. The Oak Lawn Triangle is only 600’ to the west from 1500 Dragon Street.

It is evident from the observed data that the adjacent Oak Lawn Triangle property is able to support
two restaurants with its available parking and with the use of valet. It was observed while counting,
and confirmed by the restaurant valet manager, that employee parking occupied a significant
number of the available interior parking spaces (15% or more). It is recommended to consider more
efficiently managing employee parking to provide more patron parking when needed. The Design
District encourages a comprehensive neighborhood approach for all the property owners to work and
cooperate together for mutual benefit. Note that adjacent properties with different owners have
supported one another in parking reduction requests. (See APPENDIX mutual letters of support)
This illustrates the synergistic goal of mutual benefit throughout the greater Design District. Granting
this request would not adversely affect neighboring property since parking is already prohibited along
the east side of Dragon 5t. There is also potential for “relief valve™ parking available should the
internal parking be exceeded by utilizing the surface parking lots on nearby properties. The proposed
mix of uses for this existing site will be able to successfully accommodate parking demand for the
higher percentage restaurant use without adversely impacting neighboring properties or the public
streets. Utilizing valet service for the restaurant use helps ensure that parking needs are sufficiently
and efficiently met.

280



EXHIBIT 3 - 1500 Dragon: OBSERVED PARKING AT OAK LAWN TRIANGLE AND PROPOSED PARKING

Observed Parking Oak Lawn/Market Center/Irving Triangle
(10,248 sgft Merchandise&Service for 56%,; 8,158 sqft restaurant for 44%)

140 132 Spaces Available

120

100

80
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10:00-11:00am 12:00-1:00pm 3:00-4:00pm  G:00-7:00pm  7:00-B:00pm  8:00-9:00pm  9:00-10:00pm 10:00-11:00pm
Weskday Weekday Weekday Weekend Weekend Weekend Weaekend Weekend

=]

o

—

MNote that the Oak Lawn Triangle property with two restaurants, Pie Tap and Town Hearth, makes it
work with the 132 parking spaces available. The valet manager said if the parking spaces ever
happen to temporarily fill up the restaurant has a “relief agreement” with the property to the south
which helps keep the valet parking operation smooth and consistent.

Proposed Parking 1500 Dragon St
(73,000 sqaft showroom for 70%; 18,000 sqft restaurant for 17%)

200

8 177 Spaces Available

160
140
120
100

B0

B0

40

20

0

10:00-11:00am 1200-1:00pm  3:00-4:00pm 6:00-7:00pm  7:00-8:00pm  8:00-9:00pm  9:00-10:00pm 10:00-11:00pm
Weekday Weekday Weekday Weekend Weekend Weeakend Wesakend Weskend

The proposed mix of uses intends to fill the available parking during the weekend evening peaks for
Restaurant use. There is adequate parking available to satisfy the City Code during mornings and
afternoons for the Office and Showroom uses. The use of valet and alternative transportation modes
can offset the evening restaurant peaks. MNote that HN Capital will seek or provide on its own
properties “relief valve” parking agreements that could be utilized for any overflow parking should it
occur. As the owner of sixteen properties in the Design District, HN Capital is incentivized to balance
and “right size” parking so that everyone benefits.
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Walkability and Alternative Modes of Transportation

The parking reduction request is also supported by a walkability analysis of nearby residential units
and current urban trend uses of alternative modes of transportation like walking, bicycling, and
Uber/Alto. (See APPENDIX Walkability Study.) Note that the City of Dallas is currently considering
reducing and/or eliminating parking requirements for some areas and uses. Although a reduction or
elimination of parking requirements by the City of Dallas would not directly affect 1500 Dragon since
the parking already exists and the property is located within PD 621, it is still an indication that the
old parking requirement ratios are excessive for dense urban living situations and with the newer
alternative modes of transportation readily available.

Conclusion

Based on: (1) the observed parking data for similar uses near to the site, (2) the allowances for parking
reductions written into PD 621, (3) the utilization of valet to most efficiently park the site, (4) the
potential for “relief valve” parking spaces in nearby surface parking lots for the overall benefit of the
Design District, and (5) the current trends of more mobility choices and more dense urban living that
together reduce the need for parking; it is recommended that the existing 177 parking spaces for
the current 1500 Dragon site will be adequate to serve the proposed mix of Restaurant and
Office/Showroom and Event Space uses. Furthermore, if the parking demand were to consistently
exceed the 177 spaces provided and beyond what valet can accommodate, the greater risk would be
loss of business to the site rather than any obstruction of the public right-of-way or creation of a
traffic hazard since parking is internal to the site and is currently prohibited along the east side of
Dragon St. The accommodation of shared parking, Uber/Alto and similar ride shares including the
Virgin Hotel shuttle service, availability of pedestrian and bicycle trails, availability of remote parking
lots within a ten minute walk, and the presence of newer dense inner-city residential developments
that currently include 2000+ units within a ten minute walk of the subject site have all convened at
this time to help reduce the need for parking and support the proposed mix of uses for 1500 Dragon.
The proposed plan to revitalize and repurpose the existing building of 1500 Dragon and utilize the
existing parking within the allowances of PD 621 will provide mutual benefits to the property
owner/operator, the neighborhood, and the City of Dallas. “Right-sizing” or “right-mixing” the
proposed uses of this existing building to more fully utilize the existing internal parking to its potential
will not create a traffic hazard or increase traffic congestion on adjacent or nearby streets. No
spillover effect of traffic or parked cars is expected to occur since valet parking will be available.

APPENDIX
+ HN Capital Property Ownership Map within the Design District
- Mutual letters of support for Parking Reductions
- Walkability Study within a five to ten-minute walking distance of 1500 Dragon

- Annotated Articles: “The Parking Problem — Why Cities Overbuilt Parking Spaces” 9-30-2023
“Parking Generation... Park +" by Kimley-Horn May 2016
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@ASANA PARTNERS

February 5, 2025

Dr. Kameka Miller-Hoskins, Chief Planner
Zoning Board of Adjustment

City of Dallas

1500 Marilla Room 5CN

Dallas, TX 75201

Via email
RE: Pending applications at 1616 and 1626 Hi Line; 1617 Hi Line; and 1201 Oak Lawn Avenue
Dear Dr, Miller-Hoskins,

Please accept this support letter for the parking reduction requests at 1616 and 1626 Hi Line, 1617 Hi Line, and
1201 Oak Lawn Avenue. We understand they are separate requests intended for consideration in April 2025;
our support applies to each request. The applicant, HN Capital, and their representatives have shared with us
their request and plans for improving their property. As adjacent commercial property owners, we believe that
their parking reduction request will benefit this area of the Design District.

We support the parking reductions requested for several reasons. HN Capital has successfully managed their
properties in this area to bring valuable tenants and businesses to the Design District. As this area of the
Design District has benefitted from the recent city investments in infrastructure, these improvements for
sidewalks, streetscapes, and a hike/bike trail that connects to Victory Park/Downtown increase and enhance
mobility options for visitors and residents. New developments and remodels have included a mix of land uses
that are creating a dynamic neighborhood, as intended by the PD 621 Old Trinity Design District Special
Purpose District zoning. We also understand the City of Dallas is considering Development Code revisions to
the off-street parking requirements to align with current parking demand trends and promote use of other
transportation options.

The proposed parking reductions are supported by a professional engineering analysis of the parking demand
for these properties and the ability of HN Capital to manage the parking needs on their properties for the
success of their tenants. We believe the requested reductions are reasonable and support the shared goal of
continued improvement, adaptive reuse, and quality development of the Design District.

Sincerely,

Shyam Patel - Asana Partners
1444 Oak Lawn, LP

704.423.1660 | 2151 Hawkins Street, Suite 1100] Charlotte, NC 28203
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YW | Jackson Walker Lip

Jonathan G. Vinson
{214) 953-5941 (Direct Dial)
{214) 661-6809 (Direct Fax)

jvinson{@jw.com
August 16, 2024

Via Email

Ms. Cambria Jordan, CFM, MBA, PMP, Senior Planner
Zoning Board of Adjustment

City of Dallas

1500 Marilla Street, Room 5BN

Dallas, Texas 75201

Re: BDA234-091; 1444 Oak Lawn Avenue.
Dear Ms. Jordan:

Our firm represents HN Capital, which is the largest property owner in the Design District.
HN Capital is pleased to be part of the ongoing success of the District. and we look forward to
even more success for the entire District in the future. This letter is to express our support for the
off-street parking special exception request being made under BDA234-091 at 1444 Oak Lawn
Avenue, for the following reasons.

When the City first approved P.D. 621 in 2002, it was not completely certain that the P.D.
would work for its intended purposes. The City deserves credit for getting the P.D. right for the
mosi part and achieving its purpose of fostering in-coniext adaptive reuse in the Design District
with, of course, some appropriate new development.

Part of the success of P.D. 621, we believe, is due to the P.D. having loosened somewhat
the strict requirements for off-street parking found in other parts of the City. This is very
appropriate and necessary for the adaptive reuse of existing buildings, and actually helps preserve
those buildings and the larger context of the District. This is good place-making and supports the
District's overall success.

However, since the adoption of P.D. 621, the world has changed even more with regard to
parking demand. The reduction in office usage, the advent of ride-sharing, and the greater
walkability of the District have all contributed to this. Continuing to adhere to off-street parking
ratios which date back in some cases to 1965, or even before, fails to recognize the change in
parking demand in 2024,

In fact, the City itself is in the middle of processing Development Code amendments to
reduce off-street parking requirements to align more with current demand. For many reasons, the
current off-street parking requirements in P.D. 621, and elsewhere in the City, are obsolete and

should be reduced.
41476T08v.1
JW | DALLAS 2323 Ross Avenue, Sulte 600 -« Dallas, Texas 75201 | www.jw.com | Member of GLOBALAW™
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August 16, 2024
Page 2

We support reasonable and evidence-based, data-driven reductions in parking requirements
where appropriate, in particular in P.D. 621, where such reductions will support continued adaptive
reuse and quality development and placemaking, and we believe that to be the case with this
request. We respectfully ask that you approve the applicant's request in this case. Thank you.

Very truly yours,

VM@M—-“
Jonathan G. Vinson

ce: Dr. Kameka Miller-Hoskins
Jennifer Hiromoto
Vipin Nambiar
Adam Hammack
Suzan Kedron

41476708v.1
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WALKABILITY STUDY

According to statistics listed on the Dallas Design District Property Brochure, by
“DunhillProperties.com”, there are approximately 20,000 residents that live within one mile,
ora 10 to 20 minute walk, of the Dallas Design District. Even closer to the heart of the Design
District and to 1500 Dragon St, within a 5 to 10-minute walk or less, are eight large multi-
family communities that total nearly 3000 units. Also, the Virgin Hotel with 268 rooms and a
75 space pay parking lot are within a 10-minute walk to 1500 Dragon. (See annotated map
attached) According to the Federal Highway Administration, “Most people are willing to walk
for five to ten minutes, or approximately ¥ to ¥ mile” to reach a destination. (See FHA
Pedestrian Safety Guide attached)

The close proximity within a five to ten-minute walk of so many residential units and hotel
rooms certainly helps decrease the parking demand for patrons that would frequent 1500
Dragon for Restaurant uses. (Walk times were physically verified by Lloyd Denman, P.E.
during the parking observations made in May 2024.) There is also a free hotel shuttle at the
Virgin Hotel that ferries guests within a 3-mile radius of the hotel to and from restaurants and
other attractions. In May of 2024, the shuttle attendant said the shuttle stays busy and a
second vehicle should be added to the service.
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U.S. Department of Transportation

Federal Highway Administration
1200 New Jersey Avenue, SE

Washington, DC 20590

202-366-4000

Safety

Pedestrian Safety Guide for Transit Agencies
< Previous Table of Content Next >
Chapter 4: Actions to Increase the Safety of Pedestrians Accessing Transit

Understanding pedestrian characteristics and facilities (c.g., sidewalks, crosswalks, pedestrian signals, etc.) is an
important step in providing safe access to transit systems. This section introduces basic pedestrian safety
concepts to help readers understand issues, solutions, and resources that are presented in other parts of this
guide. Concepts addressed in this chapter include:

¢ Typical walking distance to transit.

e Motor vehicle speed and pedestrian safety.
¢ Pedestrian characteristics and behavior.

A. Typical Walking Distance to Transit

Most people are willing to walk for five to ten minutes, or approximately
Y4~ to 2-mile to a transit stop (see figure below). However, recent
research has shown that people may be willing to walk considerably
longer distances when accessing heavy rail services. Therefore, in order
to encourage transit usage, safe and convenient pedestrian facilities
should be provided within Y- to %-mile of transit stops and stations, and
greater distances near heavy rail stations. Note that bicyclists are often
willing to ride significantly further than Y2-mile to access rail transit

stations, so safe facilities should be provided for bicycling within a larger

catchment area around transit hubs.

Transit route spacing and location are important considerations for I | I T
am

pedestrian access to transit. For example, in a city with a regular street ex o3 T TR
grid pattern of streets, appropriate stop spacing can be achieved when Cacs 15 THont Sution fmlon)
transit routes are spaced between Y- to 1-mile apart. If the stops on these

& 8 8 5 B 28 ¥ B 8

Porcontage of Tripa Made by Walking

-]

routes are spaced 1/8- to Y- mile apart, then a majority of the people in the neighborhoods served by the transit
system will be within %- to %-mile of a transit stop.

B. The Effect of Motor Vehicle Speed on Pedestrian Safety

Pedestrians accessing transit stops and stations must often walk along or cross roadways that carry motor vehicle
traffic. Pedestrians may feel less comfortable and safe as nearby motor vehicle speeds increase. The faster a

driver is traveling, the more difficult it is to stop (see figure below).Z- Larger vehicles, such as buses and trucks
require even longer stopping distances.
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PACE

UNIVERSITY
Efsabath Haut School of Law

The Parking Problem: Why Cities Overbuilt Parking Spaces
by Lauren Palmer | Sep 20, 2023 | Land Use, Transportation, Urban Planning | 0 comments

The Institute of Transportation Engineers (ITE) was founded in 1930 with the goal “to improve
mobility and safety for all transportation system users and help build smart and livable communities.”
The idea behind the ITE was to help developers with roadway design, traffic management, and
parking requirements. However, the ITE has created more problems, particularly when it comes to
parking. For decades, the ITE recommended parking minimum requirements ill-suited for the
municipalities implementing them.

The primary issue with parking recommendations from the ITE is that the studies they relied on were
based on selective data. For instance, in the 1987, second edition of the ITE's Parking Generation,
the ITE created half of their parking generation rates based on just four or fewer studies that were
conducted in suburban areas. Researchers conducted these studies during times of peak parking
demand and in areas where there was plenty of free parking and little to no use of public transit.

This led urban planners in cities to use suburban rates to set parking requirements that were
incompatible with urban environments, resulting in excessive amount of parking in some areas. This
created a circular planning process that has only exacerbated issues. It goes something like this:

The ITE published their findings in Parking Generation using the selective suburban data,

City urban planners set parking requirements based on those findings,

Developers implemented those parking plans,

The resulting ample supply of parking drove the price of parking in specifically designated

lots down to zero,

Because of the massive amount of land used to create these parking specifications, cities

saw decreased walkability and density of facilities,

6. The sprawl, combined with the plethora of free parking options, led to increased vehicle
usage,

7. The increased parking demand again validated the ITE's findings.
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And the cycle repeats. This process has, unsurprisingly, resulted in an overabundance of parking. In
the United States, surface parking lots alone cover more than five percent of all urban Tand,
representing an area greater than the states of Rhode Island and Delaware combined.

To be clear, the ITE is not solely to blame. As mentioned in Rethinking A Lot, urban planners and
policymakers frequently rely on the recommendations provided by the ITE for parking requirements
without ensuring their accuracy for their respective municipalities. The ITE has an inherent authority
that makes planners regard its findings as valid, precluding in planners’ minds the need for further
inquiry. The use of ITE's manuals also allow public officials to avoid responsibility for excessive
parking lots.

Due to a lack of planning and engaging the proper parties involved in parking use and development,
inaccurate parking demands arise. While urban planners readily observe this problem, they often fail
to take the necessary steps to actually address it. Even municipalities directly contribute to the
overabundance of parking by offering free spaces, which inevitably fill up quickly, and then opting to
add more parking, which creates an overabundance without addressing the root problem.
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Municipalities also look to other authorities, such as the Urban Land Institute (ULI) for parking
guidance. However, the ULI has many of the same problems as the ITE. UL| reports have
recommended an excessive amount of parking, with some ULI reports calculating a “need” for more
spaces than ITE reports. Municipalities cannot blindly rely on these institutions to supply perfectly
accurate data. Municipalities need to measure parking demands with the “ongoing data analysis,
community assessment, and demand analysis” that is most relevant to them.

The ITE, recognizing that municipalities still rely on its findings, is also attempting to fix the situation
by adapting and changing the new Parking Generation manuals. The most recent, the

2019 Parking Generation Manual, features land use descriptions and data plots of a variety of
available land uses, time periods, and independent variables in the ITE database. The parking
database is now broken up into settings that include “Multi-Use Urban" and “Center City Core,”
which work to pinpoint the most relevant studies for specific cities’ needs. The goal of this manual is
to help describe the relationship between parking demand and the characteristics of the individual
development site.

Donald Shoup, Professor in the Department of Urban Planning at UCLA, recommends that the ITE
follow in the footsteps of the British counterpart to Trip Generation, the “Trip Rate Information
Computer System.” This system gives information about the characteristics of every surveyed site
and its surroundings, which would allow municipalities to use comparable sites before making land
use decisions.

Despite the empirical evidence surrounding the overabundance of parking, as well as its deleterious
environmental effects, few municipalities are changing parking requirements and financers still pass
on projects that "don't have enough parking,” even with the new ITE recommendations.

One successful technique is shared parking, a parking management tool that communities can
employ when setting parking requirements. Different types of land uses attract customers, workers,
and visitors during different times of the day, which results in differing peak parking demand hours
for the related land uses. Shared parking takes advantage of these varying demand patterns and
allows adjacent land uses with complementary peak demands to share a parking lot space. This not
only encourages centralized parking rather than scattered lots, but also reduces overall construction
costs which could greatly benefit both municipalities and developers.

Several municipalities have implemented shared parking, including Ventura, CA which has a Zoning
ordinance that permits different land uses to have shared parking because of opposite peak parking
demand periods. The shared parking is allowed to satisfy one hundred percent of the minimum
parking requirements for each land use. Similarly, North Kansas City, MO, by permit, allows a
reduction of the number of parking spaces multi-use developments need to have if they have

different peak parking demand periods.

Finally, in West Hartford, CT, the zoning code provides an alternative method of meeting parking
requirements. So long as the applicant seeking to enter into a shared parking agreement can prove
the lot would be convenient for all parties and would not cause traffic congestion, it can get
approved. The municipality has since consolidated many parking lots down for shared use.

To truly reverse the detrimental impacts of the old ITE reports on the development of cities, urban
planners and lawmakers will need to implement a multi-faceted approach. In addition to conducting
their own parking studies based on the proposed uses and characteristics of the community, urban
planners and lawmakers should focus on enhancing multi-modal transit and implementing shared
arking. Parking minimums need to be eliminated and more parking maximums need to be
eveloped. Focusing on the parking demands of individual development sites will help stop the cycle
of creating unnecessary parking and meet parking demands in a smarter and more efficient manner.
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Introduction

For the longest time, our industry’s approach to defining

“How much parking?” has been relegated to the use of national
parking requirement standards, either from the Institute of Trans-
portation Engineers (ITE), Urban Land Institute (ULI), or local code
requirements. Anyone who has read the workings of Donald Shoup, or
more recently Richard Willson, knows the fallacy in using these sources
when designing downtown or campus parking systems.

National parking requirement standards are based on outdated and under-
represented data, which tend to skew wildly from the actual parking needs of
a community. In my years as a parking consultant, I've very rarely completed
a single downtown parking study where the peak observed parking demands
consumed the majority of the total parking spaces. A study completed in Dallas a
few years ago yielded some 30,000 empty parking spaces at peak. Similar results
were found in Atlanta, Houston, St. Petersburg, Seattle, and the list goes on.

{ When communities plan downtowns based on outdated suburban design )

" standards, we achieve the same inevitable results —empty, restricted parking

[ areas that deaden the density, walkability, and vitality of urban areas.

I
%,

The parking quantity question is always a challenging exercise, especially when we try
to solve it using inaccurate data. Most times, we rely on outdated data that doesn't truly
represent the real context of our downtowns. As more and more people migrate to urban
areas, the dynamics of how they get around and their relationships with cars change. As such,
we've seen a drastic downshift in the need to provide parking. But our planning tools have not
evolved to better align with this shift.

Equally challenging is deciding how the parking characteristics in one community compares to another community.
In reality, it's hard to define how one neighborhood acts compared to another. Here in Phoenix, the Roosevelt
neighborhood, home to the area’s up-and-coming artists and requisite “hipsters,” enjoys a higher amount of
transit, walking, and cycling than most other parts of the city. In turn, the overall demand for parking is lessened

as area residents and patrons find other ways to access the uses within the area. In my neighborhood, you almost
can’t survive without the use of a car to work, shop, and play. This variability exists in every city and is the reason
it's absurd to continue leaning on archaic, cookie-cutter methods to plan for parking.

This question is the central reason we created Park+ — to find a way to localize the analysis
'y 'ﬂ % of parking demand and challenge the conventional notion that all parking demand is
'H&EE wﬁp created the same. Within this white paper we summarize the findings of the first five years
R of Park+ modeling and define the dynamic nature of each community served. In our

- = : time developing, testing, and applying this model, we have encountered an incredible
= — diversity of data and outcomes in each community. In the following sections, we'll walk
b through those results, as well as the more global movement afoot in our industry.
—
Kimley#»Horn 1
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Unfortunately, those data points are routinely applied in areas they should not be. I've seen exercises where entire
swaths of a downtown are planned with these metrics, resulting in over-built facilities. In some cases, it's a lack of
understanding of the context the development is occurring in. In other cases,
it's a requirement of financial institutions that are backing a development.
Whatever the cause, a better understanding of the true dynamics of a
development and the area it serves produces better results.

In recent years, urban planners have begun to lean more and more on these
decisions as a primary reason that downtowns and communities don’t work.
One of my favorite terms in the industry is the “parking crater,” which was
coined by the website Streetsblog and its editor Angie Schmitt. In fact, that
website holds an annual March Madness tournament, with a full-on bracket

to determine the worst parking crater of that year. The parking crater is a
portion of a downtown that has been hollowed out by the presence of large
surface parking lots. Whether these are highly or poorly utilized, they deaden a
downtown, its walkability, and most importantly its viability.

If asked, many people would say the provision of ample parking makes our
cities more desirable. But in fact, ample parking promotes single occupancy
vehicle trips and impedes the ability for our communities to develop and
grow. Pedestrian walkability, dense design, and connectedness are extremely
important for the success of a community. Large areas of parking tend to_
counter these tenets and disrupt the ability for a community to work properly.
This is only exacerbated by the over-provision of parking.

Clearly, something must be dons...

Right-Sized Parking

Recently in the planning arm of the parking industry, we've seen a very distinct
shift toward finding the right amount of parking for a downtown, campus, study
area, development, etc. This movement is aptly dubbed the Right-Sized Parking
movement. The name speaks for itself, as the intent is to determine the correct
amount of parking to serve an area without over- or under-burdening area
patrons.

Too much parking tends to be an expensive endeavor. In today's world where
more and more parking is found in consolidated structures, the cost to build

a single space can range from $8,000 to $40,000, or more. This price is
astronomical and is a primary contributing reason that rents are increasing and
the cost of living in urban areas is skyrocketing. In King County', WA, a recent
study searched to find the answer to the right-size for multi-family housing
parking. The result of that large-scale effort was...it depends.

'Visit rightsizeparking.org to learn more and to play with their awesome right-size parking calculator

Kimley »Horn 3
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That result may seem nebulous, but in reality it's the most accurate response that could have emerged from such

a study. The data indicated that a number of factors—Ilocation, access to transit, employment density, walkability,
population demographics—were responsible for the parking demand characteristics of a multi-family development.
In short, people tended to adapt to their environment, and their driving (and car ownership patterns) adapted right
along with them.

Unfortunately, in a lot of those instances, the provision of parking did not adapt. Instead, developers continued to
provide parking as if every location was the same, and the result was a high amount of underutilized parking. The
data showed that in the heart of Seattle (the most urbanized area in the county), the parking demand was at or
below 0.5 spaces per unit. In the far reaches of the county, the ratio was closer to 1.5 spaces per unit.

This analysis has borne some incredible outcomes. First, many developers in the King County area have begun to
lessen their parking capacity as a result of this analysis, basically “right-sizing” their supply. That in and of itself is a

win and would deem the effort a success. However, the study also pushed communities in the King County area to
reassess their parking requirements, helping to define right-sized parking at the review level. Even more incredibly,
King County transit has now begun to pursue empty parking spaces in multi-family housing complexes to serve as
park-and-ride spaces for transit riders,

It's very exciting to see the results coming out of King County.
They spent a tremendous amount of time and effort to collect
viable data and determine how their community works. The
project was well funded by the Federal Highway Administra-

tion and led by a brilliant young planner whose mission is to

prove the fallacy of poor parking planning. But how about the
communities not funded by FHWA...how do they learn more about
the true nature of their parking systems?

Park+ and Right-Sized Parking

Park+ —the Kimley-Horn parking scenario planning tool — was created
with the intention of right-sizing parking in the communities we serve. The
model is built on an algorithm that matches parking demand with land uses
Fal s to more accurately depict parking behavior. Previous white papers (xxx ) have

r“x depicted how this relationship works, but in simplistic terms, we match parking
bocn 3 g }"}3::’-_‘ demand to its origin using localized data. The result is a much more accurate
: depiction of parking demand in the environments our models serve.

The primary output of a calibrated Park+ dataset is a unigue set of parking
generation characteristics that represent the dynamic nature of a community. These

results differ from community to community and are a direct reflection of the areas
= | they serve. The following tables and figures provide a representative sample of parking
Ve jomascs K demand characteristics and geographic demand metrics. These are only representative in

)y nature, but show the varied results that come from Park+ modeling exercises.

* Dan Rowe of King County Metro. If you ever meet him at a conference, engage him about parking.. Jyou won't be sorry.

Kimley ®»Horn 4
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City of Dallas ‘-::'. o ]
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From: Lloyd Denman, P.E., CFM St I s 3-25-28
Consult LD, LLC A4 28 PN

Registered Firm F-23598 ol
F fﬂﬂr# F-23598

Date: March 25, 2025

Subject: Parking Study and Analysis for 1500 Dragon

Introduction

1500 Dragon is located on the easterly side of Dragon Street between Oak Lawn Avenue and Cole
Street. The property is zoned PD 621, Subdistrict 1, and is in the area known as the Dallas Design
District. HN Capital Partners owns 1500 Dragon along with fifteen other Design District properties.
HN Capital intends to revitalize the 1500 Dragon site by re-purposing some of the existing building
space to include Restaurant and Office use that will better utilize and balance the existing building
and its existing parking. The introduction of some Restaurant and Office use is intended to be
neighborhood friendly and hospitality centric for the Design District as a whole. The existing site
consists of one large mostly rectangle shaped building with a total of approximately 100,000 square
feet of single-story space and 177 available parking spaces. (See EXHIBIT 1 - Site Plan) The new
owner would like to utilize the allowances provided within PD 621 to reduce the parking that would
otherwise be required by Code to be more efficient and balanced with best uses for the site and
current neighborhood transportation trends. Parking observations made at a proximate and similar
site nearby on Market Center Blvd to the west in October of 2024 are presented below along with
additional justifications for this parking reduction request as provided by the PD.

Proposed Uses and City of Dallas Code Requirements for Parking

The City of Dallas Development Code requires minimum parking associated with different land use
types. PD 621 specifically allows “shared parking” to be considered as a percentage reduction of the
required minimum parking for certain mixed uses. Note that the proposed use mix for this 1500
Dragon site would be the maximum planned space for utilization of Restaurant that may not actually
all be transitioned or leased in the proposed manner but is meant to represent what would be the
densest future parking use mix. The calculated maximum parking for the proposed mix of uses is
300 spaces per City Code without the “Shared Parking Reduction”. (See EXHIBIT 2 - Proposed Use
Parking Chart) Note that the existing parking layout of 177 spaces is adequate for the morning and
afternoon times of day per Code to accommodate the maximum proposed mix of uses when applying
the “Shared Parking Reduction” table within PD 621.
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EXHIBIT 1 - Site Plan
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This site plan shows the existing 177 parking spaces and the ultimate proposed uses for the existing
building. The restaurant use will be primarily evening and valet parked and may incrementally expand
up to the requested maximum of 18,000 square feet.

EXHIBIT 2 - Proposed Use Parking Chart

;1500 DRAGON STREET P
Shared
Noon
Required| Total Parking
Street No,Street Name _|Land Use SQFT |  ParkingRatio | Parking |  Provided
1500 Dragon|Office/Showroom | 67,531 |1sp/1100 SF& 41005F| 22.33
1500 Dragon|Office 3,000 1sp/358 5F 6.70
1500 Dragon|Restaurant 18,000 1sp/105 5F 171.43
1500| Dragon|Event Space 10,000 1sp/100 5F 100.00
98,531 300 177

MNote that the bulk of the parking demand is for the Restaurant use which typically peaks during
weekend evenings. The Restaurant use will be valet parked. The Office/Showroom use has plenty of
daytime parking and is typically closed during the evenings.
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PD 621 Allowance for Parking Reductions and the Owner’s Request

The creators of PD 621 utilized good foresight for the zoning regulations back in 2002 realizing that
the old parking minimums required for certain defined uses are not “one-size fits all”. (See
APPENDIX Articles on Parking) PD 621 allows for the accommodation of denser urban living that is
less “car-centric” and the consideration of alternative modes of transportation that help reduce the
need for parking. Specifically, the PD allows for “a special exception of up to 50 percent of the
required off-street parking” to help right-size parking for dense urban projects. HN Capital would
like to follow the PD 621 allowance language and request a reduction of 41% in parking
requirements from the calculated requirement of 300 spaces to utilize the currently provided
177 spaces. Local observed parking data and recent mobility trends support the request as detailed
below. Also, HN Capital may seek out nearby properties to determine if remote valet agreements
may be reached to provide overflow parking should it be needed. HN Captial also owns other nearby
properties including two large surface parking lots that could provide evening overflow parking
should it be needed.

1212 Oak Lawn and 1617 Market Center Blvd (Pie Tap and Town Hearth) Observed
Parking Data (Oak Lawn/Market Center/Irving Blvd Triangle)

Exhibit 3, on the next page, illustrates observed parking during peak use times in October of 2024 for
1212 Oak Lawn and 1617 Market Center, a triangular shaped property, which has the Pie Tap and
Town Hearth restaurants. The exhibit is annotated with comments about the observed parking data
and what is proposed. The Oak Lawn Triangle is only 600’ to the west from 1500 Dragon Street.

It is evident from the observed data that the adjacent Oak Lawn Triangle property is able to support
two restaurants with its available parking and with the use of valet. It was observed while counting,
and confirmed by the restaurant valet manager, that employee parking occupied a significant
number of the available interior parking spaces (15% or more). It is recommended to consider more
efficiently managing employee parking to provide more patron parking when needed. The Design
District encourages a comprehensive neighborhood approach for all the property owners to work and
cooperate together for mutual benefit. Note that adjacent properties with different owners have
supported one another in parking reduction requests. (See APPENDIX mutual letters of support)
This illustrates the synergistic goal of mutual benefit throughout the greater Design District. Granting
this request would not adversely affect neighboring property since parking is already prohibited along
the east side of Dragon 5t. There is also potential for “relief valve™ parking available should the
internal parking be exceeded by utilizing the surface parking lots on nearby properties. The proposed
mix of uses for this existing site will be able to successfully accommodate parking demand for the
higher percentage restaurant use without adversely impacting neighboring properties or the public
streets. Utilizing valet service for the restaurant use helps ensure that parking needs are sufficiently
and efficiently met.
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EXHIBIT 3 - 1500 Dragon: OBSERVED PARKING AT OAK LAWN TRIANGLE AND PROPOSED PARKING

Observed Parking Oak Lawn/Market Center/Irving Triangle
(10,248 sgft Merchandise&Service for 56%,; 8,158 sqft restaurant for 44%)
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MNote that the Oak Lawn Triangle property with two restaurants, Pie Tap and Town Hearth, makes it
work with the 132 parking spaces available. The valet manager said if the parking spaces ever
happen to temporarily fill up the restaurant has a “relief agreement” with the property to the south
which helps keep the valet parking operation smooth and consistent.

Proposed Parking 1500 Dragon St
(73,000 sqaft showroom for 70%; 18,000 sqft restaurant for 17%)

200
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The proposed mix of uses intends to fill the available parking during the weekend evening peaks for
Restaurant use. There is adequate parking available to satisfy the City Code during mornings and
afternoons for the Office and Showroom uses. The use of valet and alternative transportation modes
can offset the evening restaurant peaks. MNote that HN Capital will seek or provide on its own
properties “relief valve” parking agreements that could be utilized for any overflow parking should it
occur. As the owner of sixteen properties in the Design District, HN Capital is incentivized to balance
and “right size” parking so that everyone benefits.
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Walkability and Alternative Modes of Transportation

The parking reduction request is also supported by a walkability analysis of nearby residential units
and current urban trend uses of alternative modes of transportation like walking, bicycling, and
Uber/Alto. (See APPENDIX Walkability Study.) Note that the City of Dallas is currently considering
reducing and/or eliminating parking requirements for some areas and uses. Although a reduction or
elimination of parking requirements by the City of Dallas would not directly affect 1500 Dragon since
the parking already exists and the property is located within PD 621, it is still an indication that the
old parking requirement ratios are excessive for dense urban living situations and with the newer
alternative modes of transportation readily available.

Conclusion

Based on: (1) the observed parking data for similar uses near to the site, (2) the allowances for parking
reductions written into PD 621, (3) the utilization of valet to most efficiently park the site, (4) the
potential for “relief valve” parking spaces in nearby surface parking lots for the overall benefit of the
Design District, and (5) the current trends of more mobility choices and more dense urban living that
together reduce the need for parking; it is recommended that the existing 177 parking spaces for
the current 1500 Dragon site will be adequate to serve the proposed mix of Restaurant and
Office/Showroom and Event Space uses. Furthermore, if the parking demand were to consistently
exceed the 177 spaces provided and beyond what valet can accommodate, the greater risk would be
loss of business to the site rather than any obstruction of the public right-of-way or creation of a
traffic hazard since parking is internal to the site and is currently prohibited along the east side of
Dragon St. The accommodation of shared parking, Uber/Alto and similar ride shares including the
Virgin Hotel shuttle service, availability of pedestrian and bicycle trails, availability of remote parking
lots within a ten minute walk, and the presence of newer dense inner-city residential developments
that currently include 2000+ units within a ten minute walk of the subject site have all convened at
this time to help reduce the need for parking and support the proposed mix of uses for 1500 Dragon.
The proposed plan to revitalize and repurpose the existing building of 1500 Dragon and utilize the
existing parking within the allowances of PD 621 will provide mutual benefits to the property
owner/operator, the neighborhood, and the City of Dallas. “Right-sizing” or “right-mixing” the
proposed uses of this existing building to more fully utilize the existing internal parking to its potential
will not create a traffic hazard or increase traffic congestion on adjacent or nearby streets. No
spillover effect of traffic or parked cars is expected to occur since valet parking will be available.

APPENDIX
+ HN Capital Property Ownership Map within the Design District
- Mutual letters of support for Parking Reductions
- Walkability Study within a five to ten-minute walking distance of 1500 Dragon

- Annotated Articles: “The Parking Problem — Why Cities Overbuilt Parking Spaces” 9-30-2023
“Parking Generation... Park +" by Kimley-Horn May 2016
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@ASANA PARTNERS

February 5, 2025

Dr. Kameka Miller-Hoskins, Chief Planner
Zoning Board of Adjustment

City of Dallas

1500 Marilla Room 5CN

Dallas, TX 75201

Via email
RE: Pending applications at 1616 and 1626 Hi Line; 1617 Hi Line; and 1201 Oak Lawn Avenue
Dear Dr, Miller-Hoskins,

Please accept this support letter for the parking reduction requests at 1616 and 1626 Hi Line, 1617 Hi Line, and
1201 Oak Lawn Avenue. We understand they are separate requests intended for consideration in April 2025;
our support applies to each request. The applicant, HN Capital, and their representatives have shared with us
their request and plans for improving their property. As adjacent commercial property owners, we believe that
their parking reduction request will benefit this area of the Design District.

We support the parking reductions requested for several reasons. HN Capital has successfully managed their
properties in this area to bring valuable tenants and businesses to the Design District. As this area of the
Design District has benefitted from the recent city investments in infrastructure, these improvements for
sidewalks, streetscapes, and a hike/bike trail that connects to Victory Park/Downtown increase and enhance
mobility options for visitors and residents. New developments and remodels have included a mix of land uses
that are creating a dynamic neighborhood, as intended by the PD 621 Old Trinity Design District Special
Purpose District zoning. We also understand the City of Dallas is considering Development Code revisions to
the off-street parking requirements to align with current parking demand trends and promote use of other
transportation options.

The proposed parking reductions are supported by a professional engineering analysis of the parking demand
for these properties and the ability of HN Capital to manage the parking needs on their properties for the
success of their tenants. We believe the requested reductions are reasonable and support the shared goal of
continued improvement, adaptive reuse, and quality development of the Design District.

Sincerely,

Shyam Patel - Asana Partners
1444 Oak Lawn, LP

704.423.1660 | 2151 Hawkins Street, Suite 1100] Charlotte, NC 28203
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Jonathan G. Vinson
{214) 953-5941 (Direct Dial)
{214) 661-6809 (Direct Fax)

jvinson{@jw.com
August 16, 2024

Via Email

Ms. Cambria Jordan, CFM, MBA, PMP, Senior Planner
Zoning Board of Adjustment

City of Dallas

1500 Marilla Street, Room 5BN

Dallas, Texas 75201

Re: BDA234-091; 1444 Oak Lawn Avenue.
Dear Ms. Jordan:

Our firm represents HN Capital, which is the largest property owner in the Design District.
HN Capital is pleased to be part of the ongoing success of the District. and we look forward to
even more success for the entire District in the future. This letter is to express our support for the
off-street parking special exception request being made under BDA234-091 at 1444 Oak Lawn
Avenue, for the following reasons.

When the City first approved P.D. 621 in 2002, it was not completely certain that the P.D.
would work for its intended purposes. The City deserves credit for getting the P.D. right for the
mosi part and achieving its purpose of fostering in-coniext adaptive reuse in the Design District
with, of course, some appropriate new development.

Part of the success of P.D. 621, we believe, is due to the P.D. having loosened somewhat
the strict requirements for off-street parking found in other parts of the City. This is very
appropriate and necessary for the adaptive reuse of existing buildings, and actually helps preserve
those buildings and the larger context of the District. This is good place-making and supports the
District's overall success.

However, since the adoption of P.D. 621, the world has changed even more with regard to
parking demand. The reduction in office usage, the advent of ride-sharing, and the greater
walkability of the District have all contributed to this. Continuing to adhere to off-street parking
ratios which date back in some cases to 1965, or even before, fails to recognize the change in
parking demand in 2024,

In fact, the City itself is in the middle of processing Development Code amendments to
reduce off-street parking requirements to align more with current demand. For many reasons, the
current off-street parking requirements in P.D. 621, and elsewhere in the City, are obsolete and

should be reduced.
41476T08v.1
JW | DALLAS 2323 Ross Avenue, Sulte 600 -« Dallas, Texas 75201 | www.jw.com | Member of GLOBALAW™
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August 16, 2024
Page 2

We support reasonable and evidence-based, data-driven reductions in parking requirements
where appropriate, in particular in P.D. 621, where such reductions will support continued adaptive
reuse and quality development and placemaking, and we believe that to be the case with this
request. We respectfully ask that you approve the applicant's request in this case. Thank you.

Very truly yours,

VM@M—-“
Jonathan G. Vinson

ce: Dr. Kameka Miller-Hoskins
Jennifer Hiromoto
Vipin Nambiar
Adam Hammack
Suzan Kedron

41476708v.1

304



WALKABILITY STUDY

According to statistics listed on the Dallas Design District Property Brochure, by
“DunhillProperties.com”, there are approximately 20,000 residents that live within one mile,
ora 10 to 20 minute walk, of the Dallas Design District. Even closer to the heart of the Design
District and to 1500 Dragon St, within a 5 to 10-minute walk or less, are eight large multi-
family communities that total nearly 3000 units. Also, the Virgin Hotel with 268 rooms and a
75 space pay parking lot are within a 10-minute walk to 1500 Dragon. (See annotated map
attached) According to the Federal Highway Administration, “Most people are willing to walk
for five to ten minutes, or approximately ¥ to ¥ mile” to reach a destination. (See FHA
Pedestrian Safety Guide attached)

The close proximity within a five to ten-minute walk of so many residential units and hotel
rooms certainly helps decrease the parking demand for patrons that would frequent 1500
Dragon for Restaurant uses. (Walk times were physically verified by Lloyd Denman, P.E.
during the parking observations made in May 2024.) There is also a free hotel shuttle at the
Virgin Hotel that ferries guests within a 3-mile radius of the hotel to and from restaurants and
other attractions. In May of 2024, the shuttle attendant said the shuttle stays busy and a
second vehicle should be added to the service.
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U.S. Department of Transportation

Federal Highway Administration
1200 New Jersey Avenue, SE

Washington, DC 20590

202-366-4000

Safety

Pedestrian Safety Guide for Transit Agencies
< Previous Table of Content Next >
Chapter 4: Actions to Increase the Safety of Pedestrians Accessing Transit

Understanding pedestrian characteristics and facilities (c.g., sidewalks, crosswalks, pedestrian signals, etc.) is an
important step in providing safe access to transit systems. This section introduces basic pedestrian safety
concepts to help readers understand issues, solutions, and resources that are presented in other parts of this
guide. Concepts addressed in this chapter include:

¢ Typical walking distance to transit.

e Motor vehicle speed and pedestrian safety.
¢ Pedestrian characteristics and behavior.

A. Typical Walking Distance to Transit

Most people are willing to walk for five to ten minutes, or approximately
Y4~ to 2-mile to a transit stop (see figure below). However, recent
research has shown that people may be willing to walk considerably
longer distances when accessing heavy rail services. Therefore, in order
to encourage transit usage, safe and convenient pedestrian facilities
should be provided within Y- to %-mile of transit stops and stations, and
greater distances near heavy rail stations. Note that bicyclists are often
willing to ride significantly further than Y2-mile to access rail transit

stations, so safe facilities should be provided for bicycling within a larger

catchment area around transit hubs.

Transit route spacing and location are important considerations for I | I T
am

pedestrian access to transit. For example, in a city with a regular street ex o3 T TR
grid pattern of streets, appropriate stop spacing can be achieved when Cacs 15 THont Sution fmlon)
transit routes are spaced between Y- to 1-mile apart. If the stops on these

& 8 8 5 B 28 ¥ B 8

Porcontage of Tripa Made by Walking

-]

routes are spaced 1/8- to Y- mile apart, then a majority of the people in the neighborhoods served by the transit
system will be within %- to %-mile of a transit stop.

B. The Effect of Motor Vehicle Speed on Pedestrian Safety

Pedestrians accessing transit stops and stations must often walk along or cross roadways that carry motor vehicle
traffic. Pedestrians may feel less comfortable and safe as nearby motor vehicle speeds increase. The faster a

driver is traveling, the more difficult it is to stop (see figure below).Z- Larger vehicles, such as buses and trucks
require even longer stopping distances.
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The Parking Problem: Why Cities Overbuilt Parking Spaces
by Lauren Palmer | Sep 20, 2023 | Land Use, Transportation, Urban Planning | 0 comments

The Institute of Transportation Engineers (ITE) was founded in 1930 with the goal “to improve
mobility and safety for all transportation system users and help build smart and livable communities.”
The idea behind the ITE was to help developers with roadway design, traffic management, and
parking requirements. However, the ITE has created more problems, particularly when it comes to
parking. For decades, the ITE recommended parking minimum requirements ill-suited for the
municipalities implementing them.

The primary issue with parking recommendations from the ITE is that the studies they relied on were
based on selective data. For instance, in the 1987, second edition of the ITE's Parking Generation,
the ITE created half of their parking generation rates based on just four or fewer studies that were
conducted in suburban areas. Researchers conducted these studies during times of peak parking
demand and in areas where there was plenty of free parking and little to no use of public transit.

This led urban planners in cities to use suburban rates to set parking requirements that were
incompatible with urban environments, resulting in excessive amount of parking in some areas. This
created a circular planning process that has only exacerbated issues. It goes something like this:

The ITE published their findings in Parking Generation using the selective suburban data,

City urban planners set parking requirements based on those findings,

Developers implemented those parking plans,

The resulting ample supply of parking drove the price of parking in specifically designated

lots down to zero,

Because of the massive amount of land used to create these parking specifications, cities

saw decreased walkability and density of facilities,

6. The sprawl, combined with the plethora of free parking options, led to increased vehicle
usage,

7. The increased parking demand again validated the ITE's findings.

ol

tn

And the cycle repeats. This process has, unsurprisingly, resulted in an overabundance of parking. In
the United States, surface parking lots alone cover more than five percent of all urban Tand,
representing an area greater than the states of Rhode Island and Delaware combined.

To be clear, the ITE is not solely to blame. As mentioned in Rethinking A Lot, urban planners and
policymakers frequently rely on the recommendations provided by the ITE for parking requirements
without ensuring their accuracy for their respective municipalities. The ITE has an inherent authority
that makes planners regard its findings as valid, precluding in planners’ minds the need for further
inquiry. The use of ITE's manuals also allow public officials to avoid responsibility for excessive
parking lots.

Due to a lack of planning and engaging the proper parties involved in parking use and development,
inaccurate parking demands arise. While urban planners readily observe this problem, they often fail
to take the necessary steps to actually address it. Even municipalities directly contribute to the
overabundance of parking by offering free spaces, which inevitably fill up quickly, and then opting to
add more parking, which creates an overabundance without addressing the root problem.
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Municipalities also look to other authorities, such as the Urban Land Institute (ULI) for parking
guidance. However, the ULI has many of the same problems as the ITE. UL| reports have
recommended an excessive amount of parking, with some ULI reports calculating a “need” for more
spaces than ITE reports. Municipalities cannot blindly rely on these institutions to supply perfectly
accurate data. Municipalities need to measure parking demands with the “ongoing data analysis,
community assessment, and demand analysis” that is most relevant to them.

The ITE, recognizing that municipalities still rely on its findings, is also attempting to fix the situation
by adapting and changing the new Parking Generation manuals. The most recent, the

2019 Parking Generation Manual, features land use descriptions and data plots of a variety of
available land uses, time periods, and independent variables in the ITE database. The parking
database is now broken up into settings that include “Multi-Use Urban" and “Center City Core,”
which work to pinpoint the most relevant studies for specific cities’ needs. The goal of this manual is
to help describe the relationship between parking demand and the characteristics of the individual
development site.

Donald Shoup, Professor in the Department of Urban Planning at UCLA, recommends that the ITE
follow in the footsteps of the British counterpart to Trip Generation, the “Trip Rate Information
Computer System.” This system gives information about the characteristics of every surveyed site
and its surroundings, which would allow municipalities to use comparable sites before making land
use decisions.

Despite the empirical evidence surrounding the overabundance of parking, as well as its deleterious
environmental effects, few municipalities are changing parking requirements and financers still pass
on projects that "don't have enough parking,” even with the new ITE recommendations.

One successful technique is shared parking, a parking management tool that communities can
employ when setting parking requirements. Different types of land uses attract customers, workers,
and visitors during different times of the day, which results in differing peak parking demand hours
for the related land uses. Shared parking takes advantage of these varying demand patterns and
allows adjacent land uses with complementary peak demands to share a parking lot space. This not
only encourages centralized parking rather than scattered lots, but also reduces overall construction
costs which could greatly benefit both municipalities and developers.

Several municipalities have implemented shared parking, including Ventura, CA which has a Zoning
ordinance that permits different land uses to have shared parking because of opposite peak parking
demand periods. The shared parking is allowed to satisfy one hundred percent of the minimum
parking requirements for each land use. Similarly, North Kansas City, MO, by permit, allows a
reduction of the number of parking spaces multi-use developments need to have if they have

different peak parking demand periods.

Finally, in West Hartford, CT, the zoning code provides an alternative method of meeting parking
requirements. So long as the applicant seeking to enter into a shared parking agreement can prove
the lot would be convenient for all parties and would not cause traffic congestion, it can get
approved. The municipality has since consolidated many parking lots down for shared use.

To truly reverse the detrimental impacts of the old ITE reports on the development of cities, urban
planners and lawmakers will need to implement a multi-faceted approach. In addition to conducting
their own parking studies based on the proposed uses and characteristics of the community, urban
planners and lawmakers should focus on enhancing multi-modal transit and implementing shared
arking. Parking minimums need to be eliminated and more parking maximums need to be
eveloped. Focusing on the parking demands of individual development sites will help stop the cycle
of creating unnecessary parking and meet parking demands in a smarter and more efficient manner.
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PARKING GENERATION -
Replacing Flawed Standards with the Custom Realities of Park+
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Unlirmited Parking Solufions

Introduction

For the longest time, our industry’s approach to defining

“How much parking?” has been relegated to the use of national
parking requirement standards, either from the Institute of Trans-
portation Engineers (ITE), Urban Land Institute (ULI), or local code
requirements. Anyone who has read the workings of Donald Shoup, or
more recently Richard Willson, knows the fallacy in using these sources
when designing downtown or campus parking systems.

National parking requirement standards are based on outdated and under-
represented data, which tend to skew wildly from the actual parking needs of
a community. In my years as a parking consultant, I've very rarely completed
a single downtown parking study where the peak observed parking demands
consumed the majority of the total parking spaces. A study completed in Dallas a
few years ago yielded some 30,000 empty parking spaces at peak. Similar results
were found in Atlanta, Houston, St. Petersburg, Seattle, and the list goes on.

{ When communities plan downtowns based on outdated suburban design )

" standards, we achieve the same inevitable results —empty, restricted parking

[ areas that deaden the density, walkability, and vitality of urban areas.

I
%,

The parking quantity question is always a challenging exercise, especially when we try
to solve it using inaccurate data. Most times, we rely on outdated data that doesn't truly
represent the real context of our downtowns. As more and more people migrate to urban
areas, the dynamics of how they get around and their relationships with cars change. As such,
we've seen a drastic downshift in the need to provide parking. But our planning tools have not
evolved to better align with this shift.

Equally challenging is deciding how the parking characteristics in one community compares to another community.
In reality, it's hard to define how one neighborhood acts compared to another. Here in Phoenix, the Roosevelt
neighborhood, home to the area’s up-and-coming artists and requisite “hipsters,” enjoys a higher amount of
transit, walking, and cycling than most other parts of the city. In turn, the overall demand for parking is lessened

as area residents and patrons find other ways to access the uses within the area. In my neighborhood, you almost
can’t survive without the use of a car to work, shop, and play. This variability exists in every city and is the reason
it's absurd to continue leaning on archaic, cookie-cutter methods to plan for parking.

This question is the central reason we created Park+ — to find a way to localize the analysis
'y 'ﬂ % of parking demand and challenge the conventional notion that all parking demand is
'H&EE wﬁp created the same. Within this white paper we summarize the findings of the first five years
R of Park+ modeling and define the dynamic nature of each community served. In our

- = : time developing, testing, and applying this model, we have encountered an incredible
= — diversity of data and outcomes in each community. In the following sections, we'll walk
b through those results, as well as the more global movement afoot in our industry.
—
Kimley#»Horn 1
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Unfortunately, those data points are routinely applied in areas they should not be. I've seen exercises where entire
swaths of a downtown are planned with these metrics, resulting in over-built facilities. In some cases, it's a lack of
understanding of the context the development is occurring in. In other cases,
it's a requirement of financial institutions that are backing a development.
Whatever the cause, a better understanding of the true dynamics of a
development and the area it serves produces better results.

In recent years, urban planners have begun to lean more and more on these
decisions as a primary reason that downtowns and communities don’t work.
One of my favorite terms in the industry is the “parking crater,” which was
coined by the website Streetsblog and its editor Angie Schmitt. In fact, that
website holds an annual March Madness tournament, with a full-on bracket

to determine the worst parking crater of that year. The parking crater is a
portion of a downtown that has been hollowed out by the presence of large
surface parking lots. Whether these are highly or poorly utilized, they deaden a
downtown, its walkability, and most importantly its viability.

If asked, many people would say the provision of ample parking makes our
cities more desirable. But in fact, ample parking promotes single occupancy
vehicle trips and impedes the ability for our communities to develop and
grow. Pedestrian walkability, dense design, and connectedness are extremely
important for the success of a community. Large areas of parking tend to_
counter these tenets and disrupt the ability for a community to work properly.
This is only exacerbated by the over-provision of parking.

Clearly, something must be dons...

Right-Sized Parking

Recently in the planning arm of the parking industry, we've seen a very distinct
shift toward finding the right amount of parking for a downtown, campus, study
area, development, etc. This movement is aptly dubbed the Right-Sized Parking
movement. The name speaks for itself, as the intent is to determine the correct
amount of parking to serve an area without over- or under-burdening area
patrons.

Too much parking tends to be an expensive endeavor. In today's world where
more and more parking is found in consolidated structures, the cost to build

a single space can range from $8,000 to $40,000, or more. This price is
astronomical and is a primary contributing reason that rents are increasing and
the cost of living in urban areas is skyrocketing. In King County', WA, a recent
study searched to find the answer to the right-size for multi-family housing
parking. The result of that large-scale effort was...it depends.

'Visit rightsizeparking.org to learn more and to play with their awesome right-size parking calculator

Kimley »Horn 3
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That result may seem nebulous, but in reality it's the most accurate response that could have emerged from such

a study. The data indicated that a number of factors—Ilocation, access to transit, employment density, walkability,
population demographics—were responsible for the parking demand characteristics of a multi-family development.
In short, people tended to adapt to their environment, and their driving (and car ownership patterns) adapted right
along with them.

Unfortunately, in a lot of those instances, the provision of parking did not adapt. Instead, developers continued to
provide parking as if every location was the same, and the result was a high amount of underutilized parking. The
data showed that in the heart of Seattle (the most urbanized area in the county), the parking demand was at or
below 0.5 spaces per unit. In the far reaches of the county, the ratio was closer to 1.5 spaces per unit.

This analysis has borne some incredible outcomes. First, many developers in the King County area have begun to
lessen their parking capacity as a result of this analysis, basically “right-sizing” their supply. That in and of itself is a

win and would deem the effort a success. However, the study also pushed communities in the King County area to
reassess their parking requirements, helping to define right-sized parking at the review level. Even more incredibly,
King County transit has now begun to pursue empty parking spaces in multi-family housing complexes to serve as
park-and-ride spaces for transit riders,

It's very exciting to see the results coming out of King County.
They spent a tremendous amount of time and effort to collect
viable data and determine how their community works. The
project was well funded by the Federal Highway Administra-

tion and led by a brilliant young planner whose mission is to

prove the fallacy of poor parking planning. But how about the
communities not funded by FHWA...how do they learn more about
the true nature of their parking systems?

Park+ and Right-Sized Parking

Park+ —the Kimley-Horn parking scenario planning tool — was created
with the intention of right-sizing parking in the communities we serve. The
model is built on an algorithm that matches parking demand with land uses
Fal s to more accurately depict parking behavior. Previous white papers (xxx ) have

r“x depicted how this relationship works, but in simplistic terms, we match parking
bocn 3 g }"}3::’-_‘ demand to its origin using localized data. The result is a much more accurate
: depiction of parking demand in the environments our models serve.

The primary output of a calibrated Park+ dataset is a unigue set of parking
generation characteristics that represent the dynamic nature of a community. These

results differ from community to community and are a direct reflection of the areas
= | they serve. The following tables and figures provide a representative sample of parking
Ve jomascs K demand characteristics and geographic demand metrics. These are only representative in

)y nature, but show the varied results that come from Park+ modeling exercises.

* Dan Rowe of King County Metro. If you ever meet him at a conference, engage him about parking.. Jyou won't be sorry.

Kimley ®»Horn 4
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BOARD OF ADJUSTMENT TUESDAY, JUNE 17, 2025
CITY OF DALLAS, TEXAS

FILE NUMBER: BDA245-061(CJ)

BUILDING OFFICIAL’S REPORT: Application of Jennifer Hiromoto for (1) a special exception to
the required front-yard fence height regulations; and for (2) a special exception to the required
side-yard fence height regulations at 5514 Royal Lane. This property is more fully described as
Block A/5518, Part of Lot 7 and is zoned R-1ac(A), which limits the height of a fence in the front-
yard to 4-feet and limits the height of a fence in the side-yard to 9-feet. The applicant proposes to
construct and/or maintain a 10-foot-high fence in a required front-yard, which will require (1) a 6-
foot special exception to the fence height regulations; and to construct and/or maintain a 10-foot
6-inch-high fence in a required side-yard, which will require (2) a 1-foot 6-inch special exception
to the fence height regulations.

LOCATION: 5514 Royal Lane
APPLICANT: Jennifer Hiromoto
REQUEST:

(1) A request for a special exception to the fence height regulations (front yard).
(2) A request for a special exception to the fence height regulations (side yard).

STANDARD OF REVIEW FOR A SPECIAL EXCEPTIONS TO FENCE HEIGHT
REGULATIONS: Section 51A-4.602(a)(11) of the Dallas Development Code states that the board
may grant a special exception to the fence height regulations when in the opinion of the board,
the special exceptions will not adversely affect neighboring property.

STAFF RECOMMENDATION:

Special Exception (2):

No staff recommendation is made on these requests.

BACKGROUND INFORMATION:

BDA History:
e No BDA history found at 5514 Royal Lane in the last 5 years.

Square Footage:

e This lot contains 77,536.8 of square feet or 1.78 acres.
e This lot is zoned R-1ac(A) which has a minimum lot size of 43,560 square feet or 1 acre.

Zoning:
Site: R-1ac(A) (Single Family District)
North: R-1ac(A) (Single Family District)
East: R-1ac(A) (Single Family District)
South: R-1ac(A) (Single Family District)
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West: R-1ac(A) (Single Family District)

Land Use:

The subject site and surrounding properties to the north, south, east and west are developed with
single-family uses.

GENERAL FACTS/STAFF ANALYSIS:

The application of Jennifer Hiromoto for the property located at 5514 Royal Lane focuses
on 2 requests relating to fence height.

The applicant proposes to construct and maintain a 10-foot fence in a required front yard,
which will require a 6-foot special exception to the fence height regulations.

Secondly, the applicant proposes to construct and maintain a 10-foot 6-inch fence in a
required side yard, which will require a 1-foot 6-inch special exception to the fence height
regulations.

Per the site plan, the applicant is seeking to add screening fencing along the eastern
property line (side yard) and connect the existing fence in the front yard; portions of the
fence are proposed within the 100-foot front yard setback.

The property has a grade change that requires a taller fence in sections of the fence to
maintain a uniform height and screening.

The subject site along with properties to the north, south, east, and west are all developed
with single-family homes.

The subject site is a mid-block lot with single street frontage on Royal Lane.

Based upon staff’s analysis of the surrounding properties, there are several homes within
the subject sites 200’ radius with fences and gates in the required front yard and/or some
form of vegetation serving as a screening mechanism.

The Dallas Development Code states that in all residential districts except multifamily
districts, a fence may not exceed four feet above grade when located in the required front
yard.

Per the Dallas Development Code, a person shall not erect or maintain a fence in a
required side yard more than nine feet above grade.

The applicant has the burden of proof in establishing that the special exceptions to the
fence regulations relating to height will not adversely affect the neighboring properties.

Granting the special exceptions to the fence regulations relating to height with a condition
that the applicant complies with the submitted site plan and elevations, would require the
proposal to be constructed as shown on the submitted documents.

200’ Radius Video: BDA245-061 at 5514 Royal Lane
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Timeline:

March 25, 2025:

April 3, 2025:

April 18, 2025:

April 24, 2025:

May 20, 2025:

May 21, 2025:

May 29, 2025:

The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents which have been included as part of
this case report.

The Board of Adjustment Secretary assigned this case to Board of
Adjustment Panel A.

The Planning and Development Senior Planner emailed the applicant the

following information:

. an attachment that provided the hearing date and panel that will
consider the application; the April 23, 2025, deadline to submit
additional evidence for staff to factor into their analysis; and May
9, 2025, deadline to submit additional evidence to be incorporated
into the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

o the Board of Adjustment Working Rules of Procedure pertaining
to documentary evidence.

The Board of Adjustment staff review team meeting was held regarding
this request and other requests scheduled for the May public hearings.
Review team members in attendance included: The Board of Adjustment
Chief Planner/Board Administrator, the Board of Adjustment Senior
Planner, Project Coordinator, Board Secretary, Conservation District Chief
Planner, Chief Arborists, Zoning Senior Planner, and Transportation
Engineer.

The Board of Adjustment Panel A, at its public hearing held on Tuesday,
January 21, 2025, moved to HOLD this matter under advisement until
February 18, 2025.

The Planning and Development Senior Planner emailed the applicant the

following information:

o an attachment that provided the hearing date and panel that will
consider the application; the May 23, 2025, deadline to submit
additional evidence for staff to factor into their analysis; and June
6, 2025, deadline to submit additional evidence to be incorporated
into the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

o the Board of Adjustment Working Rules of Procedure pertaining
to documentary evidence.

The Board of Adjustment staff review team meeting was held regarding
this request and other requests scheduled for the June public hearings.
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Review team members in attendance included: The Board of Adjustment
Chief Planner/Board Administrator, the Board of Adjustment Senior
Planner, Project Coordinator, Board Secretary, Conservation District Chief
Planner, Chief Arborists, Zoning Senior Planner, and Transportation
Engineer.
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04/08/2025
Notification List of Property Owners
BDA245-061
10 Property Owners Notified
Label # Address Owrer
1 5514 ROYALLN HUGHES FAMILY REVOCAELE TRUST
2 5426 ROYALLN SHAN DAVID & MAY
3 10775 NETHERLANDDR  YULI
1 5531 LOBELLO DR KINCHELOE RICHARD P V &
5 5515 LOBELLO DR PHILLIPS BRADFORD A
6 5431 LOBELLO DR TRESTER JAMES M & HOLLY M
7 5415 LOBELLO DR HOUSEHOLDER NICOLE & ERIAN
8 5425 ROYALLN MCCREA VICTOR C III & SHELLY M
9 5511 ROYALLN MCNELIS JAMES M
10 5527 ROYALLN NOORUDDIN SAHIL
A NOTIFICATION . EEKAEDE
200°| AREA OF NOTIFICATION
1:2 400 10 | NUMBER OF PROPERTY Date: _ 4/8/2025
OWNERS HOTIFIED
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NOTICE OF PUBLIC HEARING

BOARD OF ADJUSTMENT OF THE CITY OF DALLAS (PANEL A)

NOTICE IS HEREBY GIVEN that the BOARD OF ADJUSTMENT OF THE CITY OF DALLAS (PANEL
A) will hold a hearing as follows:

DATE: TUESDAY, JUNE 17, 2025

BRIEFING: 9:00 a.m. via Videoconference and in 6EN COUNCIL CHAMBERS at Dallas
City Hall, 1500 Marilla Street

HEARING: 1:00 p.m. Videoconference and in 6EN COUNCIL CHAMBERS at Dallas City
Hall, 1500 Marilla Street

The purpose of the hearing is to consider the following appeal(s) now pending before the Board of
Adjustment: This case was held under advisement on May 20, 2025.

BDA245-061(CJ) Application of Jennifer Hiromoto for (1) a special exception to the required front-yard
fence height regulations; and for (2} a special exception to the required side-yard fence height
regulations at 5514 ROYAL LANE. This property is more fully described as Block A/5518, Part of Lot 7
and is zonad R-1ac(A), which limits the height of a fence in the front-yard to 4-feet and limits the height
of a fence in the side-yard to 9-feet. The applicant proposes to construct and/or maintain a 10-foot-high
fence in a required front-yard, which will require (1) a 6-foot special exception to the fence height
regulations; and to construct andfor maintain a 10-foot 6-inch-high fence in a required side-yard, which
will require (2) a 1-foot 6-inch special exception to the fence height regulations.

You have received this notice because you own property within 200 feet of the above property. You
may be interested in attending the Board of Adjustment hearing to express your support for or
opposition to the application. You may also contact the Board of Adjustment by emaill to
BDAreply@dallas.gov. 1 IS Ing. If you are unable
to attend the hearing. If you choose to respond, it is important that you let the Board know your
reasons for being in favor of or in opposition to the application. The Board members are very interested
in your opinion.

Note: Any materials (such as plans, elevations, etc.) included within this notice may be subject to
change.

The Board of Adjustment hearing will be held by videoconference and at 6EN Council Chambers.
Individuals who wish to speak in accordance with the Board of Adjustment Rules of Procedure by
joining the meeting virtually, must register online at htips:(/bit W/BDA-A-Reqgister by the 5 p.m. on
Monday, June 16, 2025. All virtual speakers will be required to show their video in order to
address the board. In Person speakers can register at the hearing. Public Affairs and COutreach will
also stream the public hearing on Spectrum Cable Channel 96 or 99; and bit.ly/cityofdallastv or
YouTube. com/CityofDallasCityHall.

Speakers at the meeting are allowed a maximum of five {5) minutes to address the Board.

Additional information regarding the application may be obtained by calling Cambria Jordan, Senior
Planner (214) 948-4476, or Mary Williams, Board Secretary at (214) 670-4127. 5i desea informacidn en
espafiol, favor de llamar al teléfono a Mary Williams al (214) 670-4127.

PLEASE SEND REPLIES TO:
BDAreplvia dallas.gov
Letters will be received until 9:00
am the day of the hearing.

https://bit.ly/boal&17

Board of Adjustment
Planning and Development Department

1500 Marilla Street 5CN, Dallas TX 75201 PLEASE RECISTER AT:

https://hitlv/BDA-A-Register
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BOARD OF ADJUSTMENT 05/20/2025
CITY OF DALLAS, TEXAS

FILE NUMBER: BDA245-061_199159260-001

BUILDING OFFICIAL'S REPORT: BDA245-061(CJ) Application of Jennifer Hiromoto for
(1) a special exception to the required front-yard fence height regulations; and for (2) a special
exception to the required side-yard fence height regulations at 5514 ROYAL LANE. This
property is more fully described as Block A/5518, Part of Lot 7 and is zoned R-1ac(A), which
limits the height of a fence in the front-yard to 4-feet and limits the height of a fence in the side-
yard to 9-feet. The applicant proposes to construct and/or maintain a 10-foot-high fence in a
required front-yard, which will require (1) a 6-foot special exception to the fence height
regulations; and to construct and/or maintain a 10-foot 6-inch-high fence in a required side-yard,
which will require (2) a 1-foot 6-inch special exception to the fence height regulations.

LOCATION: 5514 ROYAL LN
APPLICANT: Jennifer Hiromoto
REQUEST: A request for (1) a special exception to the front-yard fence standards

regulations, for (2) a special exception to the side-yard fence height regulations
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May 9, 2025

City of Dallas
Board of Adjustment

Re: BDA245-061 at 5514 Royal Lane
Special Exception to the Fence Height Regulation

Dear Board of Adjustment Members,

We are requesting a special exception to the fence height regulations for the property located at
5514 Royal Lane. The property is zoned R-1ac(A) and developed with a single-family home. A portion of
the proposed fence is within the 100-foot front yard setback; however, the proposed fence will be placed
on the eastern property line. This area currently has a five-foot-tall wrought iron fence, which will be
removed and replaced with new fencing. No change is proposed to the existing fencing along Royal Lane
or elsewhere on the property.

The purpose of this request is to install a new, cedar, board-on-board screening fencing along the
eastern property line, connecting to the existing six-foot front yard fence. After an initial six-foot section,
the proposed fence height increases to eight feet, and in an area, due to a natural grade change, the
overall height will reach up to 10 feet 6 inches. To maintain a uniform appearance from the street, the
eight-foot cedar fence will sit atop new wrought iron panels, designed to keep the top of the fence visually
consistent despite the slope. This will enhance privacy and provide effective screening from Royal Lane, a
six-lane divided thoroughfare at this location.

As detailed on the site plan, the subject property is now more exposed to Royal Lane due to the
recent removal of dense landscaping on the adjacent property. That landscaping previously provided
substantial screening, and the owners now seek to reestablish privacy for their side and backyard.

On April 1, 2025, we mailed courtesy letters to properties within the notice area to solicit
feedback. To date, the only response has come from a representative of the vacant property to the east,
10775 Netherland Drive. In our conversation, the neighbor’s representative expressed no concern
about the proposed height. Instead, we understood the focus was on the visual impact of support posts
and the importance of preserving existing drainage patterns. In response, we have agreed that all support
posts will be internal to our property, so the neighbor will see only the finished fence face.

To evaluate the drainage concern, we engaged a civil engineer to review the existing and proposed
conditions. Initially, the fence design included horizontal open metal panels at the base for drainage

10233 E. Northwest Highway # 38586 Dallas, TX 75238
331



during rain events. On the engineer’s recommendation, this design has been updated to use vertical
openings that match the four-inch spacing of the current wrought iron fence. This revised design
maintains the existing drainage function as the current fence. The updated elevation drawing and a signed
and sealed memo from our engineer have been submitted to city staff and included with the case
materials.

We will provide the neighbor’s representative with a copy of this letter, the updated fence design,
and the engineer’'s memo. We will also offer to meet before the May 20th hearing to address any
remaining concerns.

We respectfully request your support for this special exception. The proposed fence will provide
a consistent and attractive visual appearance while restoring appropriate privacy for the property. It will
also serve as an effective screen for future development on the neighboring lot. We believe the request

will not adversely affect surrounding properties or the character of the neighborhood.

Thank you for your consideration,

Jennifer Hiromoto
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ENGINEERS

5514 Royal Lane - Fence Memorandum
Date: May 7, 2025

To:

Mr. & Mrs. Jeff & Mikki Hughes
Homeowners

5514 Royal Lane

Dallas, TX 75229

Hughes Residence Fence Memorandum
UDC No. 251023

Dear Mr. & Mrs. Jeff & Mikki Hughes

| have reviewed the proposed plans and details, prepared by Archiverde-US, dated 05/07/2025, for the installation of a fence along
the east lot line of the property located at 5514 Royal Lane in Dallas, TX. The scope of the review included obtaining record
drawings from the City of Dallas Survey Vault for upstream drainage area maps, storm sewer drawings, and a site visit to the
property performed on 05/02/2025.

Based on the evaluation, the proposed fence will not adversely impact upstream drainage conditions compared to existing
conditions. The design maintains existing overland flow paths and does not obstruct, divert, or otherwise impede the drainage
patterns from existing conditions.

If you require any further information or clarification, please feel free to reach out.

I el Y A\
Sincerely, :—‘gﬁ' 374 rF-i:; Y
3 e o N e Yy
- 3 ;i— - = ww
Ao Emed LT S
4 ,\L*[H AH EMAD ',‘
Abdullah Emad, PE b s 128156 7o 7
Chief Executive Officer lf@; LIcENseD. 7
United Design Consulting Engineers TN AL E._-
aemad@udctx.com | fu
469-387-6907 05/07/2025

Encl: Fence Variance Plan prepared by Archiverde Landscape Architecture, dated 05/07/2025 (2)

UDC Engineers LLC — TBPE Firm No. F-26996
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BOARD OF ADJUSTMENT TUESDAY, JUNE 17, 2025
CITY OF DALLAS, TEXAS

FILE NUMBER: BOA-25-000001(CJ)

BUILDING OFFICIAL’S REPORT: Application of Tommy Mann to appeal the decision of an
administrative official in the revocation of a Certificate of Occupancy at 17776 DALLAS
PARKWAY. This property is more fully described as Block 2/8705 Lot 36A, and is zoned MU-1,
which requires that the building official shall not issue a certificate of occupancy if the building
official determines that the use would be operated in violation of the Dallas Development Code,
other city ordinances, rules, or regulations, or any county, state, or federal laws or regulations.
The applicant proposes to appeal the decision of an administrative official in the revocation of
Certificate of Occupancy number 2410071172 issued on April 9, 2025.

LOCATION: 17776 Dallas Parkway
APPLICANT: Tommy Mann
REQUEST:

Arequest is made to appeal the decision of an administrative official in the revocation of Certificate
of Occupancy number 2410071172 issued on April 9, 2025

STANDARD FOR APPEAL FROM DECISION OF AN ADMINISTRATIVE OFFICIAL.:

Section Dallas Development Code Sections 51A-3.102(d)(1) and 51A-4.703(a)(2) state that any
aggrieved person may appeal a decision of an administrative official when that decision concerns
issues within the jurisdiction of the Board of Adjustment.

Section 51A -3.102 of the Dallas Development code states the Board of Adjustment has
the following powers and duties: “reverse an order, requirement, decision, or determination
of an administrative official involving the interpretation or enforcement of the zoning
ordinance; to hear and decide, appeals from decisions of administrative officials made in
the enforcement of a zoning ordinance of the city. (For this purpose of the section
administrative official means that person within a city department having the final decision-
making authority within the department relative to the zoning enforcement issue.); to
interpret the zoning district map when uncertainty exists because the actual physical
features differ from those indicated on the zoning district map and when the rules set forth
in the zoning district boundary regulations do not apply.”

Additionally, Section 51A-4.703 states that “the board shall decide an appeal of a decision
of an administrative official at the next meeting for which notice can be provided following
the hearing and not later than the 60" day after the appeal date is filed. The board shall
have all the powers of the administrative official on the action appealed from. The board
may in whole or in part affirm, reverse, or amend the decision of the official. The board may
impose reasonable conditions in its order to be complied with by the applicant in order to
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further the purpose and intent of this chapter.”

The Board of Adjustment may hear and decide an appeal that alleges error in a decision
made by an administrative official. Tex. Local Gov't Code Section 211.009(a)(1).

BDA History: BDA History found at 17776 Dallas Parkway in the last 5 years.

o BDA201-101 at 17776 Dallas Parkway (AO Appeal), Denied on October 19, 2021
by Panel A board members.

Site: MU-1 Zoning District
North: LO-1 Zoning District
South: MU-1 Zoning District
East: R-10(A) Zoning District
West: MU-1 Zoning District

Land Use:

The subiject site and surrounding properties are developed with mixed uses..

GENERAL FACTS/STAFF ANALYSIS:

The board shall have all the powers of the administrative official on the action
appealed. The board may in whole or in part affirm, reverse, or amend the decision of
the official.

The proposed restaurant and/or commercial amusement (inside) use was determined
to be a gambling place, which does not comply with the Dallas Development Code
regulations.

The applicant applied for the Certificate of Occupancy (CO) on October 7, 2024. The
Certificate of Occupancy was originally approved on January 6, 2025, and then later
revoked on April 9, 2025, due to non-compliance with Dallas Development Code and
state law.

On April 15, 2025, a Letter of Revocation was issued by the Chief Building Official after
it was determined that the proposed operations violate Texas Penal Code Section
47.04, -'Keeping a Gambling Place.”

The subject site previously existed as a restaurant.

Timeline:

May 5, 2025: The Board of Adjustment Secretary assigned this case to Board of
Adjustment Panel A.

May 7, 2025: The applicant submitted an “Application/Appeal to the Board of

Adjustment” and related documents which have been included as part of
this case report.
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May 16, 2025: The Planning and Development Senior Planner emailed the applicant the
following information:

o an attachment that provided the hearing date and panel that will
consider the application; the May 23, 2025, deadline to submit
additional evidence for staff to factor into their analysis; and June
6, 2025, deadline to submit additional evidence to be incorporated
into the board’s docket materials.

. the criteria/standard that the board will use in their decision to
approve or deny the request; and

) the Board of Adjustment Working Rules of Procedure pertaining
to documentary evidence.

May 29, 2025: The Board of Adjustment staff review team meeting was held regarding
this request and other requests scheduled for the June public hearings.
Review team members in attendance included: The Board of Adjustment
Chief Planner/Board Administrator, the Board of Adjustment Senior
Planner, Project Coordinator, Board Secretary, Conservation District Chief
Planner, Chief Arborists, Zoning Senior Planner, and Transportation
Engineer.
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a6 2025

Notification List of Property Owners

BOA-25-000001
8 Property (wners Notified

Label # .Address Chemer
1 17776  DALLAS PKWY CONTENDER DALLAS LLC
2 17511 ERIVERHILLDR Tawpayer at
3 4504 HONEY CREEKLN  JONESSCOTT & MARY LOU REECE
4 17515 RIVER HILL DR NARAYANAN VENKATAKRISHNAN
5 4703  BRIARGROVE LM MELSON MARK & MISTI
i 17320 FRIVERHILLDR Tawpayer at
7 17808 DALLAS PKWY SIERRA JOINT VENTURE
3 17604 DALLAS PEKWY LFT PARTNERS LTD
A NOTIFICATION
- coeene. BOA-25-000001
200'| AREA OF NOTIFICATION
1-2 400 2 m:fmn R OF PROPERTY Date 5/M16/2025
' JWHERS NOTIFIED
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NOTICE OF ADMINISTRATIVE OFFICIAL APPEAL
BOARD OF ADJUSTMENT OF THE CITY OF DALLAS (PANEL A)

NOTICE IS HEREBY GIVEN that the BOARD OF ADJUSTMENT OF THE CITY OF
DALLAS (PANEL A) will hold a hearing as follows:

DATE: TUESDAY, JUNE 17, 2025

BRIEFING: 9:00 A.M. in COUNCIL CHAMBERS 6EN, Dallas City Hall,
1500 Marilla Street https:/fbit.ly/boadg17

HEARING: 1:00 P.M. in COUNCIL CHAMBERS BEN, Dallas City Hall,

1500 Marilla Street https:/bit.ly/boad&17

The purpose of the hearing is to consider the following appeal now pending before the
Board of Adjustment.

BOA-25-000001(CJ) Application of Tommy Mann to appeal the decision of an
Administrative Official in the revocation of a Certificate of Occupancy at 17776 DALLAS
PARKWAY. This property is more fully described as BLK 2/8705 LT 36A, and is zoned
MU-1, which requires that the building official shall not issue a certificate of occupancy if
the building official determines that the use would be operated in violation of the Dallas
Development Code, other city ordinances, rules, or regulations, or any county, state, or
federal laws or regulations. The applicant proposed fo appeal the decision of an
Administrative Official in the revocation of Cenrificate of Occupancy number
2410071172 issued on April 9, 2025,

You have received this notice because you own property within 200 feet of the above
property. You may be interested in attending the Administrative Official Appeal during
the public hearing of the Board of Adjustment fo hear both the applicant's and the
administrative official's cases and testimony. Although the Administrative Official Appeal
item is not open as a public hearing, you may speak during the public testimony portion
of the Board of Adjustment’'s Public Hearing at 1:00pm. Additionally, you may submit
letters expressing your opinion on the subject of the appeal at BDAreply@dallas.gov.

Additional information regarding the application may be obtained by calling Cambria
Jordan, Senior Planner (214) 948-4476, or Mary Williams, Board Secretary at (214) 670-
4127. Si desea informacidn en espaiiol, favor de llamar al telefono a Mary Williams al
(214) 670-4127.

PLEASE SEND REFLIES TO:
EDAreply@dallas.gov
Letters will be received until
Board of Adjustment Office 9:00 am the day of the
Planning and Development Department hearing.
1500 Marilla Street, 5CN, Dallas, TX 75201
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Case No.: BDA| (50.4 ~25=000od '/ |
Data Relative to Subject Property: Date: 57.}6_"

Lacation address: HiLip Raras PR, LIRlRs, 12 10e8t Zoning District: MU-1
Lot No.: 354 Block No,: 2/8705 Acreage: /- 2.2698 acres Census Tract: 317.08
Street Frontage (in Feet): 1) 320.28 feet 7) 2a8 66 feet  3) 4) 5)

To the Honorable Board of Adjustment:

Appeal the decision of the

Affirm that an appeal has been made for a Variance __, or Special Exception _, of
Chief Building Official per letter dated April 15, 2025 regarding revocation of the Certificate of
Qccupancy No. 2410071172 issued on April 8, 2025 for a restaurant and commercial amusement (inside) use.

Application is made to the Board of Adjustment, in accordance with the provisions of the Dallas Development Code, to

Grant the described appeal for the following reason:
The decision of the Building Official as sel forth in the above referenced letter of April 15, 2025 is incorrect. The existing zoning permits both of the

above-referenced uses by right, and a Cerlificate of Occupancy for both uses should be re-issued immediately.

Note to Applicant: If the appeal requested in this application is granted by the Board of Adjustment, a permit must
be applied for within 180 days of the date of the final action of the Board, unless the Board specifically grants a

longer period.
Affidavit

Before me the undersigned on this day personally appeared [\ L Lo [-'d_.*‘ M VS
(Affiant/Applicant's name printed)

who on [his/her) oath certifies that the above statements are true and correct to his/her best knowledge and that

he/fshe is the owner/for prim;lpaljur authorized representative of the subject property

I-__-\- II -\.\_‘_“
Respectfully suhmltte;p-:"": Ll P - A
{affiapt/Applicapt's signatlire)

P ] S p -
Subscribed and sworn to before me this &’ dayof .@’ﬁf, i D

MNotary Public in and for Dallas County, Texas

(;" ™\ LISAR HARDIN
)

| Notary Public, State of Texas DEVELOPMENT SERVICES » BOARD OF ADJUSTMENT | REV 05.24.2023
J Notary ID 8a5928-7
3 My Gommission Exp. 10-06-2026
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BOARD OF ADJUSTMENT
CITY OF DALLAS, TEXAS

FILE NUMBER: BOA-25-000001

BUILDING OFFICIAL'S REPORT: Application of TOMMY MANN to appeal the decision
of an Administrative Official in the revocation of a Certificate of Occupancy at 17776 DALLAS
PKWY. This property is more fully described as BLK 2/8705 LT 36A, and is zoned MU-1,
which requires that the building official shall not issue a certificate of occupancy if the building
official determines that the use would be operated in violation of the Dallas Development Code,
other city ordinances, rules, or regulations, or any county, state, or federal laws or regulations.
The applicant proposed to appeal the decision of an Administrative Official in the revocation of
Certificate of Occupancy number 2410071172 issued on April 9, 2025.

LOCATION: 17776 DALLAS PKWY
APPLICANT: Tommy Mann
REQUEST:

A request to appeal the decision of an Administrative Official in the revocation of a Certificate
of Occupancy
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CITY OF DALLAS

April 15, 2025

Mr. Roy Choi

17480 Dallas Parkway, Ste. 216
Dallas, TX 75287

CERTIFIED MAIL NO. 7013 3020 0001 1419 2217

RE:  Revocation of Certificate of Occupancy No. 2410071172 for a restaurant and commercial amusement
(inside) dba Contenders at 17776 Dallas Parkway

Dear Mr. Choi:

This letter is to inform you that the above-referenced certificate of occupancy issued on April 9, 2025, is hereby
revoked. The building official is required to revoke a certificate of occupancy if he or she determines that it was
issued in error.’

Upon rereview of the attached land use stalement submitted with the certificate of occupancy application, it has
been determined that the described operations violate Texas Penal Code Section 47.04, “Keeping a Gambling
Place.” Therefore, Certificate of Occupancy No. 2410071172 was issued in error

Any use operating on the Property without a certificate of occupancy is an illegal land use that must immediately
cease operating.’ The restaurant and commercial amusement (inside) uses may not operate until a new certificate of
occupancy is 1ssued that complies with all relevant codes. Pursuant to Paragraph (1) of Section 306.5, “Denial,” of
Chapter 52, “Administrative Procedures for the Construction Codes,” of the Dallas City Code, the building official
shall deny an application for a certificate of occupancy if the building official determines that the certificate of
occupancy requested does not comply with the codes, the Dallas Development Code, other city ordinances, rules, or
regulations, or any county, state, or federal laws or regulations.

This decision is final unless appealed to the Board of Adjustment in accordance with Section 51A-4.703 of the
Dallas Development Code before the 20th day afier written notice of the above action." If you have any questions,
please contact Megan Wimer at 469-271-0608.

Sincerely,

*. Samuell 1 er, PE, CBO, CFM, LEED AP BD+C
Deputy Director / Chief Building Official

cc: Robin Bently, Assistant City Manager
Tammy Palomino, City Attorney
Emily Liu, FAICP, Director, Planning and Development
Megan Wimer, AICF, CBO, Assistant Director, Planning and Development
Kiesha Kay, Founder/CEO, Mission Ridge Consultants
Major Yancy Nelson, Dallas Police Department

! Paragraph (1) of Section 306.13, “Revocation of Certificate of Occupancy,” of Chapter 52, "Administrative
Procedures for the Construction Codes,” of the Dallas City Code.

2 Section 51 A-1.104, “Centificate of QOccupancy,” of Chapter 51A of the Dallas Development Code; Subsection 306.1,
“Use or Occupancy,” of Chapter 52, “Administrative Procedures for the Construction Codes,” of the Dallas City
Code.

! Section 51A-4.703(a)(2), “Board of Adjustment Hearing Procedures,” of Chapter 51A of the Dallas Development
Code.

Flanning and Development Department - 320 E. JeHerson Bivd, Rm. 115 - (214) 948-4320
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WINSTEAD Auttin Charlotte Dallas Fart Warth Hauston Mow York San Antonio The Waodlands

June 9, 2025

Hon. Chair and Members

Zoning Board of Adjustment, Panel A

c/o Diana Barkume, Project Coordinator — Board of Adjustment
Planning and Development

City of Dallas

1500 Marilla Street, Room 5CN

Dallas, Texas 75201

Office: 214-948-4364

Email: diana.barkume@dallas.gov

RE: Appeal of Decision of Building Official, Revocation of Certificate of Occupancy No.
2410071172 Case Number BOA-25-000001 for property located at 17776 Dallas
Parkway (the “Property”)

Dear Diana and Members of Panel A:

Winstead PC represents Contender Dallas, LLC, the owner of the Property. The purpose
of this letter is to inform you and the members of Panel A that we and counsel for the Building
Official have mutually agreed to request postponement of this matter until the August 19, 2025
hearing date.

We respectfully request that you consider a motion to keep the public hearing open,
postpone the hearing date to August 19, 2025, and postpone the deadlines for submittal of
documentary evidence by the parties to the dates associated with the August 19, 2025 hearing
date.

Tomtmy Mann

Tommy Mann, Winstead PC

Stacy Rodriguez, Head of General Litigation
Section, Dallas City Attorney’s Office
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CC:

Daniel Moore

Assistant City Attorney

City of Dallas

Dallas City Attorney’s Office
1500 Marilla St., 7DN
Dallas, TX 75201

O: 214-670-7027

F: 214-670-0622
daniel.moore@dallas.gov

Mary F. Williams

Board Coordinator / Board of Adjustment
Planning & Development Department
1500 Marilla Street 5CN

Dallas, TX 75201

Office: 214-670-4127

Email: mary.williams1@dallas.gov

4900-6343-0988v.2 70628-1
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