
EXECUTIVE SUMMARY     Date: May 04, 2026 
 
Subject:    Parking Study and Analysis for 1715 & 1805 Market Center Blvd. and 1800 Irving Blvd. 
        BOA 25-0071 Special Exception 
  
The applicant requests a Special Exception to reduce required on-site parking from: 
424 spaces required to 229 spaces proposed — a 46% reduction 

 
The applicable standard requires that reduction would not “increase traffic congestion” and 
“would not create a traffic hazard.” As shown below, both conditions are clearly met. The 
requested reduction also falls within the 50% maximum reduction permitted under PD 621. 

Note: The City of Dallas recently eliminated parking minimums from the base zoning code. 
That change did not extend to Planned Development Districts. Were this property not located 
in PD 621, no special exception would be required. 

No Congestion. According to City of Dallas traffic counts, both Irving Blvd and Market Center 
Blvd are operating at less than one-third of their design capacity. Each roadway carries 
roughly 14,000 vehicles per day against a design capacity of 42,000 vehicles per day for a 6-
lane divided thoroughfare. Revitalizing a currently vacant property will not meaningfully 
increase traffic on either road. These corridors have capacity to absorb significantly more 
vehicular traffic. 

No Traffic Hazard. Both streets provide protected median turn lanes for left turns into the 
property. Driveways are properly spaced and sized, with unobstructed sightlines and existing 
street lighting for nighttime visibility. Valet queue lanes can easily accommodate more than 
ten vehicles (220+ feet) to prevent encroaching into the public right-of-way. Parking in the 
travel lanes of either thoroughfare is prohibited. Therefore, there are no safety concerns or 
traffic hazards created by approving this parking reduction. 

Actual Parking Demand Supports the Reduction. Real-world parking demand for 
restaurant and nightlife uses has declined measurably due to rideshare services, shared 
parking, walkable neighborhoods, e-bikes, trails, and professional valet operations. The 
City’s recent revision to remove parking minimums from the base zoning code reflects this 
shift. PD 621 anticipated reduced parking demand more than twenty years ago by 
authorizing up to a 50% reduction. Holding this property to the outdated formula — a 
standard the City no longer applies elsewhere — would be inconsistent with current practice 
and would not be a balanced or efficient use of parking. 

Mitigation Plan. If the on-site parking were to reach capacity, there would be no risk to the 
public. The owner controls additional nearby parking that valet operations can access if 
needed and could work to arrange overflow parking with neighboring properties if ever 
needed. The greater risk to the City lies in leaving a vacant property undeveloped along two 
underutilized corridors that would benefit from additional activity and investment. 




































