
962 Property Owners Notified 105 Property Owners in Favor 708 Property Owners Opposed
-105 Z178-206 Property Owners -105 Z178-206 Property Owners in Favor -0 Z178-206 Property Owners Opposed
857 Surrounding Property Owners 0 Surrounding Property Owners in Favor 708 Surrounding Property Owners Opposed

82.6% of Surrounding Property Owners Opposed



Expanded Map of Opposition

Z178-206

The Claridge

Belmont Village 
Senior Living Ctr.

The Renaissance

3001 Turtle Creek1

The Vine

Perot HQ1

MADI Museum1

The Offices on Katy Trail1

La Tour

Howell Park
Woodshire Court

Coleridge

Bois du Chene2

Cole Creek2Cole-Bowen

Friends of Katy Trail4

Turtle Creek Terraces3

1 The Perot Companies owns the Perot HQ, 3001 Turtle Creek, the MADI Museum and the Offices on Katy Trail. 
They formally opposed the Lincoln Katy Trail at Oak Lawn Committee. Hillwood Urban, a Perot Company is neutral 
with respect to Z178-206 and elected not to return ballots in advance of the CPC hearing.

2 The Bois du Chene and Cole Creek HOAs failed to return legal, executed ballots in opposition. However 30 of 52 
(57%) Bois du Chene and 11 of 14 (78%) Cole Creek owners signed a petition in opposition.

3 Four of the 115 Turtle Creek Terrace homeowners are actively opposed to Z178-206, but were not allowed to cast 
opposition ballots pursuant to DALLAS DEV. CODE §51A-4.701(g)(3)(C). The rezoning application itself, however, 
appears to have been made illegally pursuant to DALLAS DEV. CODE §51A-4.701(a)(2)(B) becausse it lacked the 
required signatures of each owner of property within the area of request.

4 The Friends of Katy Trail (FOKT) issued a letter in support of this project on Aug. 28, 2017, retracted the letter of 
support on Feb. 5, 2018 "based upon follow-up inquiries" revealing the "project exceeds the Slope Guideline," but 
reinstated its "support contingent upon receipt of more detailed landscaping plans" due to "unusal circumstances" 
on July 17, 2018. On Aug. 21, 2018, the FOKT stated that it "doesn't take positions that are for/against any new 
development," and Lincoln's "current plans meet those guidelines." On November 6, 2018,  the Applicant produced 
new building elevations which appear to indicate that its plans no longer meet those guidelines. 





Oak Lawn Park East MF-2 Neighborhood
Zoning Map (2007 – 2019)

§ Oak Lawn Park East is located on 
27 acres directly adjacent to Oak 
Lawn Park and is home to 1,500 
residents.

§ This stable, diverse, low-density 
neighborhood is dominated by 
small, 3-story buildings (45 in total) 
constructed in a variety of 
architectural styles.

§ Oak Lawn Park East is home to 
Uptown’s largest remaining 
affordable housing inventory. The 
Applicant plans to demolish the 115 
existing affordable units presently 
located on site, thereby 
exacerbating the city’s affordable 
housing crisis.

§ The Applicant proposes to build a 
600,000 sf, 7-story building with 
virtually no open space and minimal 
setbacks on a site that is completely 
surrounded by parkland and 3-story 
buildings (spot-zoning).

§ We would support the Applicant 
should he choose to pursue one of 
the 9 development sites outlined in
green (þ), as an alternative.
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Oak Lawn Park MF-2 Neighborhood 
Zoning History (2007 – 2019) 

 
City Council 

ý Z067-101 (Mar. 28, 2007) – Denied with prejudice. “There's a reason we have zoning: so residents have some certainty as to what the 
future of the community will look like… the current zoning is appropriate for the neighborhood.” – Dist. 14 Council Member 

 
CPC 

ý Z067-101 (Jan. 25, 2007) – Denied with prejudice. 
n  Z178-206 (Jul. 19, 2018; Aug. 16, 2018; Oct. 18, 2018; Nov. 1, 2018) – Held under advisement. 
ý Z178-206 (Nov. 15, 2018) – Denied. 
ý Z178-206 (Dec. 15, 2018) – Motion to reconsider denied. 

 
Staff 

ý Z067-101 (Jan. 25, 2007) – Recommended denial. “Staff is concerned with the proposed height, scale and density of the development 
as it relates to the adjacency to the multiple family development; seeks to vary the typical setbacks required for structures greater than 36 
feet in height; could have an adverse effect on the adjacent properties due to the density and height of the proposed development” 
ý Z178-206 (Jan. 9, 2019) – Staff supports a significantly smaller project. Staff recommends 77 fewer units than applicant proposes, in 
a structure one floor shorter, with significantly increased setbacks along Hall, Carlisle, and Bowen streets. Staff also recommending twice as 
many affordable housing units as applicant is proposing. 
 

Oak Lawn Committee 
ý Lennar (Aug. 4, 2015) – Denied. 
ý Lincoln (Jun. 7, 2016) – Denied. 
ý Lincoln (Dec. 8, 2016) – Denied. 
n  Lincoln (Jan. 9, 2018, Feb. 6, 2018) – Held under advisement; qualified support: “it is imperative that neighbors support (the applicant’s) 
final plan”—plan subsequently encountered overwhelming neighborhood opposition.  
ý Z178-206 (Nov. 13, 2018) – Denied. 
 

 
Community (500’ Notice Area Balloting Results) 

ý Z067-101 – 92% of returned ballots (exclusive of subject site) in opposition – 40 ballots returned 
ý Z178-206 – 100% of returned ballots (exclusive of subject site) in opposition – 813 ballots returned



Lincoln Katy Trail (Z178-206) 
MF-2 Neighborhood Case History 

Date 
City 

Council CPC Staff OLC 
500’ 

Ballots Action Comments 
Gables; adjacent site (Z067-101) 
Jan. 24, 2007 ý 90% of returned ballots in opposition. 
Jan. 25, 2007 ý ý Application denied with prejudice. Staff recommendation: denial. 
Mar. 28, 2007 ý Application denied with prejudice. 
Lennar (same site) 

Aug. 4, 2015 ý Application denied. Applicant directed to modify plans to be more in keeping 
with the Oak Lawn Plan and applicable zoning. 

Lincoln Katy Trail (Z178-206) 
Jun. 7, 2016 ý Application denied. Applicant should comply with PD-193 and respect MF-2 

zoning. 

Dec. 8, 2016 ý Application denied. Applicant’s lack of support from surrounding neighbors 
cited as additional factor for denial. 

Jan. 9, 2018 n
Applicant requested to return with revised plan to be 
more in keeping with Oak Lawn Plan and the existing 
neighborhood. 

Feb. 6, 2018 n Qualified support conditioned upon neighborhood 
support (which subsequently failed to materialize). 

Presentation inaccurately claimed parking would be 
underground. Other details presented deviated from 
application subsequently submitted to CPC. 

June 21, 2018 n ý Case postponed for four weeks at opposition’s request. 

Staff supports significantly scaled back proposal: 
- Reduced height and stories
- Increased setbacks along Hall, Carlisle & Bowen
Staff also requesting more affordable housing units.

July 18, 2018 ý 708 ballots (representing 82.6% of notice area property 
owners) returned in opposition.  

Not a single ballot in support was received from anyone 
other than the owners of the subject site. 

July 19, 2018 n ý Case held under advisement for four weeks because of 
significant changes subsequent to notice. 

Aug. 16, 2018 n ý 
Case held under advisement for eight weeks to allow 
applicant time to collaborate with neighborhood on a 
significantly revised plan. 

Applicant cancelled meetings with neighborhood working 
group and submitted revised plan without neighborhood 
consultation.  

Oct. 18, 2018 n ý Case held under advisement for two weeks to allow for 
additional neighborhood outreach. 

Applicant failed to show up for neighborhood 
meeting/presentation. 

Nov. 1, 2018 n ý Case held under advisement for two weeks to allow time 
to present to Oak Lawn Committee. 

Applicant subsequently presented to Oak Lawn 
Committee & OLC declined to support. 

Nov. 13, 2018 ý Application denied. Development fails to comply with Oak Lawn Plan. 

Nov. 15, 2018 ý ý Application denied. 
Failure to comply with PD-193. 
Lack of support from Oak Lawn Committee. 
Overwhelming neighborhood opposition. 

Dec. 13, 2018 ý Motion for reconsideration denied. Insufficient basis for reconsideration. 

Jan. 9, 2019 ý Applicant requested to work with neighborhood. ý Appeal of CPC denial failed (supermajority required). 
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June 7, 2016 
 
 
Jonathan G. Vinson, Esq. 
Jackson Walker LLP  
901 Main Street, Suite 6000  
Dallas, Texas 75202  
jvinson@jw.com 

RE:  3203 Carlisle Street -- Lincoln Katy Trail 
Dear Mr. Vinson: 

At our June meeting, the Oak Lawn Committee voted to not support the 
applicant’s request for this proposed Planned Developed Subdistrict for 
multifamily uses (on current MF-2 zoning), with “probably requested increase 
in structure height to six stories among other requests to be described at the 
meeting.”  The membership believes development of this parcel should 
comply with PD 193 and respect its MF-2 zoning. 
 
As a friendly reminder, we hope that your clients will make sure they provide 
the information specified in our agenda request form at any future meetings. 

Sincerely, 

^ 
Brenda Marks, President 
cc:  Honorable Philip Kingston 
       Mr. Paul Ridley 
       Mr. Micah Byrnes 
 

 

http://www.oaklawncommittee.org/
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December 8, 2016 
 
 
Mr. Jeff T. Courtwright 
Executive Vice President – Southwest Region 
Lincoln Property Company 
2808 Fairmount Street, Suite 200 
Dallas, TX 75201 
O: 469.941.4515 
F: 469.941.4505 
 
RE:  3203 Carlisle Street 
  
Dear Mr. Courtwright: 
 
At our December meeting, the Oak Lawn Committee voted to not support the applicant’s 
request for a Planned Development Subdistrict for multi-family uses allowing for 
additional height, FAR and setback relief because of the lack of support from the 
immediate neighbors. 
 
Thank you for your presentation. 
 
Sincerely, 

^ 
Brenda Marks 
President 
 
cc:    Honorable Philip Kingston 
         Mr. Paul Ridley 
         Mr. Micah Byrnes 
 

 

http://www.oaklawncommittee.org/
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November 14, 2018 
 
Ms. Angela Hunt 
Munsch Hardt Kopf & Harr, P.C.  
500 N. Akard Street, Suite 3800 
Dallas, Texas 75201 
214.855.7527 
ahunt@munsch.com  
 
RE:  3203 Carlisle St.– proposed Lincoln Residences on the Katy Trail 
 
Dear Ms. Hunt: 
 
Thank you for returning to the Oak Lawn Committee to present the revised 
plan for the proposed Lincoln Residences on Katy Trail.   
 
The Oak Lawn Committee voted not to support the plan as proposed.   

 
Please let me know if I can answer any questions.   
 
 
Sincerely, 
 
 
 
Hilda M. Rodríguez, President 
 
cc: Honorable Philip Kingston 
 Mr. Paul Ridley 
 Ms. Sue Krider 
 
 

 



Lincoln Katy Trail 
Summary of Stakeholder Concerns 

 

Stakeholder Sample Concerns 

The Honorable Philip Kingston, then-
current D14 City Council Representative 

 “The lesson from this exercise... is this project is not appropriate at this time, 
for greater density” 

 “If there is ever going to be a zoning change on this parcel, and we don't know 
that there will be, it is going to have to take a lot more thought, a lot more 
community engagement, and a lot more effort.” 

 “In zoning, sometimes the reason that there is a Taylor further down the street 
is the reason there shouldn't be one at this site. Because the preservation of 
that variation and form is healthy for the neighborhood as well.” 

 “If this goes back to CPC, it's going to come back to us as a denial again, 
and we'll still require 12 votes and it's still not going to get built.” 

Then-current D14 City Plan 
Commissioner Paul Ridley 

 “It is a priority for PD193 to preserve MF-2 zoning. That is particularly 
important to the neighborhood as a ground principle. Because if this 
property is given higher density zoning category, it will lead like a row 
of dominoes to properties up Carlisle that are subject to be redeveloped 
with even higher densities if we approve this one. I think that would be 
terribly undesirable because it would violate the conditions and objectives 
of the Oak Lawn Plan that I just referred to. It would completely change the 
nature of this neighborhood.” 

 “We have a developer who has steadfastly resisted reducing the number 
of units or the size and bulk of this luxury apartment project to anywhere 
below 300 units. I have asked them on more than one occasion to reduce 
the number of units and the size of this project to below 307 units. They say 
they can't afford to do that and build the project. That tells me it's the wrong 
project for this site. If they can't afford to build it within the confines of what 
the neighborhood is willing to accept, then there is no way to compromise 
with this developer and this neighborhood at this location.” 

 “I think 300 units is just unreasonable for this area and I cannot support 
this project.” 

 “A decision by this body after discussion has been made should be the final 
decision absent extraordinary circumstances...There is no basis for 
reconsideration by this body.” 

City Plan Commissioner Michael Jung  “it is not compliant with the spirit or letter of the Oak Lawn Plan. And not 
consonant with the immediate neighborhood of the project. The projects to 
which the applicant points with higher density are not within this immediate 
neighborhood” 

 “The Oak Lawn Plan is very clear that MF-2 areas are to be preserved so 
as to preserve their character, and density is to be carefully directed. 
This project does not comply with that.” 

City Plan Commissioner Deborah 
Carpenter 

 “This zoning does not comply with PD193. When you read the fundamental 
objectives, it makes it crystal clear that a primary objective was to protect 
these enclaves of MF-2 zoning. That it not only says that you should 
incentives and encourage up zoning and more density away from the 
MF-2 areas and into the more commercial areas, and that we should not 
be allowing variances and up zoning that would erode the standards of 
MF-2” 

City Plan Commissioner Mark Rieves  “First of all, it is 15 affordable units and we're losing 115 units. That's a 
difference of 100. That basically wipes out every affordable unit we've 
had in Oak Lawn over the last 9 months.” 

Dallas Homeowners League  “the proposed development would be completely out of character with 
the existing neighborhood, in additional to exceeding to height, story, 
and site coverage limitations imposed by the existing zoning” 

 “it is clear that the proposed development would radically violate the 
neighborhood’s integrity, in clear violation of both forwardDallas! and 
the Oak Lawn Plan” 



Lincoln Katy Trail 
Summary of Stakeholder Concerns (cont.) 

 

 “the Oak Lawn Plan, to which PD-193 gives deference, indicates that MF-
2 zones should be left in their current form” 

Oak Lawn Committee  “the membership believes development of this parcel should comply 
with PD 193 and respect its MF-2 zoning” 

The Renaissance HOA  “the Board of Directors oppose the proposal” 

 “it appears out of character for the surrounding properties which are 
mostly zoned MF-2” 

Belmont Village at Turtle Creek  “the extremely large size of this project to be constructed directly 
adjacent to the Katy Trail and Turtle Creek Park will impact a large 
number of property owners living adjacent to the park and the trail” 

 “deeply concerned about the impact on Hall St. and further congestion” 

LaTour HOA  “the changes proposed are too far of a departure from the existing 
residential neighborhood zoning, will destabilize the neighborhood, and 
seriously degrade the ambience associated with Turtle Creek Park” 

 “the project will more than double the height of the current zoning, causing 
a corridor-like atmosphere that will completely change the look and feel 
of the neighborhood” 

 “will trigger a speculative “land rush,” as other speculators seek to cash in 
by purchasing cheaper low-density land for up-zoning” 

The Perot Companies  “the changes proposed are too far of a departure from the existing 
residential neighborhood zoning” 

 “would cause a corridor-like atmosphere that would completely change 
the look and character of the neighborhood”  

 “Perot Companies purchased properties located south of Bowen Street 
in reliance on the fact that the existing residential zoning north of Bowen 
Street is capped at a heigh of 36 feet” 

 “the project does nothing to improve or protect the (Katy) Trail or try to 
prevent it from being overshadowed by the building.” 

  “proposed density will greatly impact traffic congestion in the immediate area” 

 “adds nothing to the beautification and serenity of Turtle Creek Park, 
Arlington Hall and Katy Trail” 

Vine HOA  “one of the primary purposes of the Oak Lawn Plan is to encourage “higher 
density housing (which) could be met within the existing MF-3, GR, LC, O2 & 
HC zones.”” 

 “The Oak Lawn Plan dictates that MF-2 zoned property should be “left 
in the lower density form (MF-2), which has been successfully built 
throughout Oak Lawn.” 

 “opposed to increased building mass/density & lot coverage” 

 “objected to lack of adequate setbacks” 

Howell Park HOA  “a project with such a large “ask” should seek to respect the existing 
neighbors via an urban form setback in line with the neighboring town 
home construction” 

Oak Lawn Park Neighborhood Alliance  “most egregious infractions relate to the building’s massive size… 30 
times the size of surrounding residential structure and approximately 
double the neighborhood’s maximum permissible height… failure to 
respect residential adjacency issues” 

 “other major issues relate to the removal of 91 trees and failure to 
incorporate streetscape design standards” 

Woodshire Court HOA  “the application is fundamentally incompatible with the adjacent low rise 
multi-family zoning and land use with respect to density, scale, height 
and character of the neighborhood” 



Lincoln Katy Trail 
Summary of Stakeholder Concerns (cont.) 

 

 “One of the Oak Lawn Plan’s primary objectives was to “stabilize all 
residential neighborhoods,” especially “low and medium density 
neighborhoods which offer a wide range of choice of housing for a variety of 
life styles and income groups”” 

 “the Oak Lawn Plan expressly states that “up zoning is not 
recommended, except for residential bonuses in commercially zoned 
property” 

Brenda Marks, former President of the 
Oak Lawn Committee 

 “you can’t promote development appropriate to the character of a 
nearby neighborhood if you fail to discourage variances or zoning 
changes that erode the quantity or quality of its low-density 
neighborhoods” 

 “I have never seen a proposed development plan on an application as 
important and potentially precedent setting as this one be so vacant of 
detail” 

 “it’s enormous (too much structure for the lot width and coverage), too 
tall, has no unique architectural interest whatsoever” 

 



	

 
Dallas Homeowners League   www.DallasHomeownersLeague.org 
P.O. Box 600845    Hotline:  214-220-9899 
Dallas, TX  75360-0845 

 
 

August 13, 2018 
 
Members of the Dallas City Planning Commission 
1500 Marilla 
Dallas, Texas 75201 

 
 Re: Opposition to case Z178-206(JM) – Lincoln Katy Trail 

Dear Members of Dallas City Planning Commission: 
 
I am writing on behalf of the Dallas Homeowners League (“DHL”) to join Claridge HOA, Coleridge 
HOA, Howell Park HOA, La Tour HOA, Renaissance HOA, Vine HOA, and Woodshire Court HOA  
homeowner associations in opposing the rezoning along the Katy Trail that Lincoln Properties has 
proposed in the above-referenced zoning case.   

 
DHL, a citywide alliance of neighborhoods working for neighborhood self-determination 

and empowerment, was founded in 1968 to improve the integrity of neighborhoods and to 
provide access to the political process for Dallas residents.  DHL serves as the umbrella 
organization for neighborhood associations, civic leagues, homeowners associations and crime 
watch groups across Dallas.  One of the primary means through which neighborhood integrity is 
ensured is through land use regulation, including comprehensive plans, land use plans and zoning 
ordinances.  

 
With respect to the subject case, the controlling documents are forwardDallas!, the Oak 

Lawn Plan, and PD-193 (the Oak Lawn Ordinance).  The subject project, the Lincoln Katy Trail, as 
presently envisioned, would be a six story residential building to be situated atop a two-level 
parking structure (eight stories in total), to be located in a neighborhood (Oak Lawn Park) zoned 
MF-2 (36 ft./three story maximum structure height. Oak Lawn Park is anchored by a contiguous 
MF-2 neighborhood located in an area bounded by the Katy Trail/Oak Lawn Park/Turtle Creek 
Environmental Corridor to the west, the Lemmon Avenue office-zoned corridor to the north, the 
McKinney Avenue commercial-zoned corridor to the east, and the Allen Street office-zoned 
corridor to the south. 

 
 The Lincoln Katy Trail development is compared to the existing MF-2 Oak Lawn 

Park neighborhood below: 
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 Existing MF-2 Oak 
Lawn Park 

Neighborhood 

 
Lincoln Katy Trail 

 
Variance 

Maximum Building 
Height 

36’ 82’ (70’ avg. grade + 
Bowen St. height 

differential) 

2.3 times 

Maximum # of 
Stories 

3 8 (at Bowen/Katy Trail) 2.7 times 

Average Building 
Footprint 

6,300 s.f. 107,675 s.f. 17.1 times 

Units per Acre 29 81 2.8 times 
Units per Building 16 309 19.3 times 

    
As evidenced in the table above, the proposed development would be completely out of 

character with the existing neighborhood, in additional to exceeding to height, story, and site 
coverage limitations imposed by the existing zoning. The building would contain roughly 19 times 
the number of units of the neighborhood’s typical residential structure, have a footprint that is 
roughly 17 times the typical footprint, and would have well over twice the allowable building 
height, number of stories and density.  In addition, it features two stories of above-ground 
parking at the Katy Trail, which is a design aspect that is completely out of character with the 
Trail.   

Taking the above into consideration, both individually and collectively, it is clear that the 
proposed development would radically violate the neighborhood’s integrity, in clear violation of 
both the forwardDallas! and the Oak Lawn Plan.   

 
Comprehensive Plan (forwardDallas!) – Relevant Guidance 

 
The goal of forwardDallas! is “strengthening neighborhoods in ways that preserve their 

individuality while at the same time uniting all of them with a vision of the future.”1  Its common 
themes include: providing better streetscape design, protecting and preserving existing 
neighborhoods, improving opportunities for owner-occupied housing, providing housing 
opportunities for people at various income levels, connecting communities with nature, and 
building from current (land use) plans.2  Ensuring that people from all parts of Dallas have equal 
access to quality neighborhoods with good public schools, plenty of parks and other public 
amenities is an important key initiative of this plan.3 

 
Another key initiative focuses on protecting Dallas’ water quality and watersheds, 

promoting energy efficiency, increasing the urban tree canopy, improving air quality, protecting 
and enhancing open space, and maintaining important views and vistas. Protecting Turtle Creek’s 

																																																								
1 forwardDallas!, p. I-3. 
2 forwardDallas!,p. I-10 - I-13. 
3 forwardDallas!, p. I-15. 
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flood absorption capacity, urban habitat and natural beauty are explicitly mentioned.4 The plan 
notes that urban neighborhoods such as Oak Lawn are distinguished from other neighborhoods 
by the wide variety of housing options they provide and easy access to public transit. Housing 
choices should include single-family detached dwellings, townhomes and low- to midrise 
condominiums or apartments.5 

 
The Oak Lawn Plan  

 
The proposal also runs afoul of the Oak Lawn Plan, which was unanimously accepted and 

endorsed by the City Council in 1983 as the city’s official land use plan for future growth and 
development in the Oak Lawn community, representing consensus agreement among business, 
real estate, developer and neighborhood interests.6 PD-193 (the Oak Lawn Ordinance) 
discourages zoning changes that fail to comply with the objectives of the Oak Lawn Plan.7 The 
Oak Lawn Plan is explicitly endorsed in forwardDallas! as a good example of successful planning.8 

 
The Oak Lawn Plan states that MF-2 zoned areas should be left in their current form, with 

the needs for higher density housing to be met within the existing MF-3, GR, O-2 & HC zones, and 
the Lincoln Katy Trail proposal runs in direct opposition to the Oak Lawn Plan and PD-193. 

 
In sum, the Oak Lawn Plan, to which the PD-193 ordinance gives deference, indicates that 

MF-2 zones should be left in their current form.   forwardDallas! states that current land use plans 
such as the Oak Lawn Plan should be respected, and that neighborhood integrity and unique 
characteristics should be preserved. Because the proposed rezoning constitutes a radical 
reshaping of the existing MF-2 neighborhood, both forwardDallas! and the Oak Lawn Plan dictate 
that it must be rejected. 

 
As a result, DHL joins the surrounding neighborhoods in opposing the proposed zoning 

change and requests the City Plan Commission to reject the Lincoln Katy Trail rezoning 
application. 

 
      Thank you, 
 
       
 
      Ken Montgomery 
      President of the Dallas Homeowners League 
 
 
																																																								
4 forwardDallas! p. I-17. 
5 forwardDallas! p. I-25. 
6 Resolution #83-4034, adopted by the Dallas City Council on December 14, 1983. 
7 DALLAS DEV. CODE § 51-193.103(a)(6). 
8 forwardDallas!, p. I-12 & I-13. 
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Woodshire Court HOA 



Oak Lawn Park Neighborhood Alliance 

 

 
January 9, 2019 
 

Opposition to Lincoln Katy Trail Development (Agenda Item 37. 19-29) 
 
To the Mayor and Members of the Dallas City Council: 
 
The Oak Lawn Park Neighborhood Alliance is a coalition of homeowners, business owners and concerned 
stakeholders living and/or working in the Oak Lawn Park Neighborhood surrounding Oak Lawn Park and 
Turtle Creek. 

We are writing to encourage you to uphold the decision of the City Plan Commission and the Oak Lawn 
Committee to deny support for the Lincoln Katy Trail, a proposed 600,000 sf, 7-story luxury 
apartment building proposed for construction in the heart of the 26-acre, low-density, MF-2 Oak Lawn Park 
East Neighborhood, located adjacent to the Katy Trail and Oak Lawn Park. 
 
Proposal Violates Zoning Ordinance, Land Use Plan, and Comprehensive Plan 

The planned development would violate multiple standards outlined in PD-193 (the Oak Lawn 
Ordinance), the Oak Lawn Plan (the city’s official neighborhood land use plan), and 
forwardDallas! (the Comprehensive Plan). The most egregious infractions relate to the building’s 
massive size (approximately 30 times the size of surrounding residential structures and 
approximately double the neighborhood’s maximum permissible height) and failure to 
respect residential adjacency issues due to the lack of residential proximity slopes. These 
primary intent of the Oak Lawn Plan is to protect low-density neighborhoods such as Oak Lawn Park East 
from encroachment, directing additional residential development to more appropriately zoned high-density 
zones. As a result, no need for residential proximity slopes in the midst of MF-2 neighborhoods was 
anticipated. 

Other major issues relate to the 540+ stall above ground parking structure, significant environmental damage 
(removal of 91 trees, including rare, extremely large “heritage” trees, some of which appear to predate the 
city’s founding), lack of green space, and failure to incorporate streetscape design standards 
outlined in forwardDallas!, some of which have been further advanced by the Zoning Ordinance Advisory 
Committee (ZOAC).  Design standards omitted relate to minimum open space, maximum wall heights, 
maximum parking ratios, ground floor transparency, parking garage façade design, and building façade 
design. 
 
Proposal Violates Comprehensive Housing Policy & HUD Fair Housing Rule 

This project would result in the immediate displacement of over 100 moderate-income families 
currently residing in Turtle Creek Terrace’s naturally occurring affordable housing, violating the city’s 
Comprehensive Housing Policy by: 1) reducing available and affordable housing; 2) diminishing fair 
housing choices; and 3) reinforcing patterns of segregation and concentrations of poverty by 
incentivizing the elimination of existing affordable workforce housing in this high opportunity district which 
carries a strong Market Value Analysis (MVA) category of “C.” Changing the zoning ordinance to 
allow this project would run afoul of HUD’s Affirmatively Furthering Fair Housing Rule 
because a foreseeable outcome would be disparate, adverse impact on a protected group, even without the 
intent to discriminate. Finally, this change would undermine the intent of the city’s Owner-Occupied 
Housing Development Program, which seeks to provide more affordable home ownership 
opportunities, because it would remove 115 affordable condominiums from the city’s housing inventory.  
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Neighborhood Track Record of Supporting Smart, Context-Sensitive Development  

The Oak Lawn Park neighborhood is generally supportive of development and has supported a wide variety 
of nearby projects, including Post’s Katy Trail project on Lemmon, CBRE’s M-Line Tower on McKinney, 
KDC’s Central Market Mixed-use Development, the Perot Family Campus, Alamo Manhattan’s Monaco, 
Streetlight Residential’s The Taylor, Trammell Crow Residential’s “Carlisle and Vine,” and Woodbine’s 
Dream Hotel.  

In each case, the developer used the underlying zoning as a base from which to plan, while respecting the 
integrity of adjacent low-density residential neighborhoods. We would similarly be eager to work with 
Lincoln, should they choose to pursue development on any of 9 under-developed sites with more appropriate 
zoning located within 1,000’ of the site upon which they are currently focused or developed a concept for the 
subject site which acknowledged the area’s existing MF-2 low-density zoning. 
 
Proposal Fails to Respect Neighborhood Integrity/Context 

The primary objection to the Applicant’s proposal is that construction of a 600,000 s.f., 70+’ tall “super-
block” with minimal setbacks in the heart of a low-density residential neighborhood is expressly prohibited 
by: the city’s zoning ordinances, the neighborhood’s official land use plan, and the comprehensive plan. 
Adjacent property owners made investments in reliance on the existing zoning map. We would suffer 
irreparable damages as a result of this incompatible development. 
 
Proposal Lacks Support from Staff, CPC, the Oak Lawn Committee and the Community 

We implore you to follow the recommendation of the City Plan Commission and deny this application. CPC 
denied the application on Nov. 15, 2018, and denied a motion to reconsider on Dec. 13, 2018. Both 
City Council and CPC unanimously denied with prejudice a similar upzoning proposal (Z067-
101) directly across the street in 2007. Staff does not support the Applicant’s proposal without 
significant down-sizing. The Oak Lawn Committee has denied support for this project three 
times on June 7, 2016, Dec. 8, 2016, and Nov. 13, 2018.  

This zoning application is one of the most strongly opposed in recent Dallas history, with 708 
ballots from the 500’ notice area returned in opposition. In contrast, not a single ballot was returned in 
favor of the proposal (excluding the beneficial owners of the site which is the subject of the request).  
 

Leading Opponents 

Dallas Homeowners League Belmont Village at Turtle Creek 
The Claridge Association Coleridge HOA 
FitzKaty Community Development Assn. Howell Park HOA 
La Tour Council of Co-Owners Renaissance on Turtle Creek Condo. Assn. 
The Vine Condominium Owners Assn. Woodshire Court HOA 
George Battle, Associate Pastor, United Methodist 

Church 
Brenda Marks, former president, Oak Lawn 

Committee 
 
See the attached zoning map & history, map of opposition, and letters of opposition for further details. 
 

Thank you for your consideration. 
 
 
  













Vine Condominium Owners Association 
3210 Carlisle Street 
Dallas, Texas 75204 

February 6, 2018 

Oak Lawn Committee 
P.O. Box 190912 
Dallas, Texas 75219 
Attention: Mr. Michael Milliken, Secretary 

Re: Lincoln Katy Trail – Letter of Opposition 

I am writing on behalf of the Vine Condominium Owners Association, a community of over 100 
residents who have collectively invested over a $30 million in dozens of homes located at 3210 
Cole Avenue, Dallas 75204, in express reliance on the Oak Lawn Plan (the city’s official land use 
plan) and the Oak Lawn Ordinance (PD-193), the city’s official zoning ordinance. We all live 
directly across the street from Turtle Creek Terraces and less than 500 east of the Katy Trail and 
historic Oak Lawn Park and are writing to express our strong opposition to Lincoln Properties 
and Angela Hunt’s rezoning proposal, which violates the Oak Lawn Plan and Oak Lawn 
Ordinance in numerous, material ways. (It is also important to note that Angela Hunt appears 
to be working in close coordination with the owners of three separate, extremely large, MF-2 
zoned parcels in the same neighborhood all of whom have publicly stated their intent to 
pursue similar upzonings [the “Hunt Plan”].) 

The individual impact of this proposed rezoning as well as the Hunt Plan in total, would result 
in the destabilization and physical destruction of the existing Oak Lawn Park East 
neighborhood, displacing over 600 moderate income residents, and significantly reducing 
home ownership opportunities in the process (in direct conflict with official Dallas housing 
policies, as detailed by: Dallas City Attorney briefing to the City Council Housing Committee 
on August 3, 2015; City Council resolution #16-0079, adopted on January 13, 2016; and City of 
Dallas Housing Policy Briefing Memo dated March 12, 2017).  

Gross Violations of the Oak Lawn Plan and Oak Lawn Ordinance 

The number one general goal of the Oak Lawn Plan (the City of Dallas’ official land use plan) is 
the “stabilization of all residential neighborhoods.” Among the purposes of PD-193 (the zoning 
ordinance) are to: 

§ “discourage variance or zoning changes which would… fail to adhere to the standards
for multiple-family neighborhoods… or would fail to comply with the overall objectives
of the Oak Lawn Plan…

§ “promote development appropriate to the character of nearby neighborhood uses by
imposing standards sensitive to scale and adjacency issues…

§ “use existing zoned development densities as a base from which to plan…
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§ “promote landscape/streetscape quality and appearance…

§ “encourage the placement of off-street parking underground or within buildings similar
in appearance to non-parking buildings…

§ “provide visual buffering and enhance the beautification of the city…

§ “safeguard and enhance property values and to protect public and private investment
and…

§ “aid the environment’s ecological balance by contributing to the processes of air
purification, oxygen regeneration, groundwater recharge, and storm water runoff
retardation.”

This plan fails on all counts. 

One of the primary purposes of the Oak Lawn Plan is to encourage “higher density housing 
(which) could be met within the existing MF-3, GR, LC, O2 & HC zones.” This property, in 
contrast, is located in an MF-2 zone, which the Oak Lawn Plan explicitly states should be “left 
in the lower density form (MF-2), which has been built successfully throughout Oak Lawn.” 

A primary purpose of The Oak Lawn Committee is to work with developers seeking to 
redevelop such sites by facilitating mutually beneficial tradeoffs consistent with the PD-193 
guidelines stated above. In contrast, this plan is nothing more than a greed-driven giveaway. 
The current owners could easily increase their existing building height by 50% and density by 
over 200% as of right. Instead, they are demanding additional development incentives from 
the city valued at $20 million in the form of blanket exemptions from PD-193 and the Oak Lawn 
Plan, something that is unprecedented in the zoning ordinance’s 33 year history. 

Major Zoning and Land Use Plan Violation Specifics 

A majority of Turtle Creek Terrace (a group consisting of largely of short-term speculators), 
working in tandem with The request includes demands revocation of the neighborhood’s MF-2 
low-density zoning in favor of: 

§ 100,000 sf in additional building rights;

§ 120% increase in building height from 36’ to 79’;

§ waiver of site coverage maximums;

§ massive violations of residential and Katy Trail proximity slope guidelines; and

§ construction of a massive, 541-stall, above-grade garage reaching 22’ in height along
the Katy Trail and 10’ in height directly across the street from the Vine along the
sidewalk.
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Oak Lawn Park East is a thriving, diverse and stable neighborhood, which has attracted 
substantial investment made in large reliance upon the integrity of existing zoning ordinance 
enforcement consistent with the objectives of the Oak Lawn Plan. There is no “fix” or 
adjustment needed or wanted with respect to the zoning.   

Conclusion 

The existing developer and property owners were well aware of the zoning at the time of 
purchase and will find no sympathy or support for increased density from the neighboring 
long-term property owners after the fact. To the extent, the applicant desires to construct a 
“five over one” apartment building, the remedy is simple: purchase one of the dozens of 
nearby available sites where such a structure can be legally constructed. 

To support special, one-of-a-kind exemptions from the law and the land use plan for a single 
developer would be a slap in the face to all neighboring residents and commercial developers 
who have played by the rules. We are therefore strongly opposed to the applicant’s request 
and ask the Oak Lawn Committee to decline to support the request, consistent with its mission 
and bylaws. 

Sincerely, 

Joe Atkins • Cory Engwicht • Anthony Page 
Board of Directors 
Vine Condominium Owners Association 

Cc: Council Member Philip Kingston 
Commissioner Paul Ridley 



From: Jason Downs jasonhdowns@gmail.com
Subject: Howell Park HOA opposition to Lincoln Katy Trail

Date: January 28, 2018 at 5:21 PM
To: secretary@oaklawncommittee.org

Michael,

Ahead of the upcoming OLC meeting on the 6th and with the knowledge that Lincoln Property will likely return to present their
"revised" plan for Carlisle St, I would like to share our HOA's position based on the information available to us.

We're disappointed with the lack of detail, site plan, up to date traffic study, etc. in the presentation made at the last meeting.  Traffic
on Hall street which fronts our property as well is an ever increasing problem that Lincoln is ignoring.

Additionally, a project with such a large "ask" should seek to respect the existing neighbors via an urban form setback in line with the
neighboring town home construction.

The Howell Park Homeowners Association is opposed to the developer's plan in its current form.

Regards,
Jason





From: Albert Chapman al_chapman@yahoo.com
Subject: Re: Turtle Creek Terrace Condo rezoning

Date: July 3, 2018 at 6:03 AM
To: Hunt, Angela ahunt@munsch.com
Cc: sthompson@geneticdirection.com, David Major dmajor1818@yahoo.com, Keith Hallock keith.hallock@yahoo.com, John Barney

jdbarney@yenrab.com, philip.kingston@dallascityhall.com

Howdy	Angela,

					Thank	you	for	reaching	out	on	this	important	zoning	issue.		You	may	not	remember	me,	but	I
remember	you	very	well.		I	delivered	the	response	of	behalf	of	our	neighborhood	coali@on	to	you
and	rest	of	the	city	council	in	2007	when	Gables	wanted	to	upzone	the	same	property	and	the
adjacent	lot.	You	recognized	that	the	preposed	upzoning	was	a	bad	idea	when	you	voted	to	deny
it	with	prejudice	and	frankly,	the	fundamentals	have	not	changed	since.	
						Lincoln	was	obviously	aware	of	the	MF2	zoning	of	the	property	prior	to	purchase
considera@on.	The	limits	of	36	feet	of	height	and	54	units	per	acre	are	appropriate	for	the
neighborhood	and	surrounding	proper@es.		We	are	strongly	opposed	this	request	to	upzone	the
property	at	Hall	and	Carlisle	based	on	the	fact	that	the	applica@on	is	fundamentally	incompa@ble
with	the	adjacent	low	rise	mul@-	family	zoning	and	land	use	with	respect	to	density,	scale,	height
and	character	of	the	neighborhood.
							We	also	oppose	this	upzoning	request	because,	if	approved,	it	would	set	a	precedent	and
open	the	flood	gates	for	addi@onal	rezoning	requests	in	the	future	in	viola@on	of	the	Oak	Lawn
Plan,	a	plan	which	has	provided	direc@on	and	vision	for	our	special	area	of	the	city	for	many	years
and	upon	which	the	Uptown	and	Turtle	Creek	community	have	relied	for	protec@on	and	support.	
We	have	ul@mately	concluded	the	upzoning	plans	are	unacceptable	for	the	following	reasons;

· They are fundamentally incompatible with adjacent low rise, multi family land uses in density, scale, height, and character of the
neighborhood

· They would create much higher density by significantly increasing the number of apartment units that can be built compared to what is
permitted on current zoning

· This higher density would cause more traffic on already congested narrow neighborhood streets and increase the demand for limited
parking on local streets

· Building heights would still be out of scale with adjacent low- rise residential buildings in the neighborhood.

In	summary,	the	current	MF2	zoning	is	the	most	appropriate	zoning	for	our	neighborhood.		Our
low-rise	neighborhood	works	well	as	is.	This	is	why	my	neighbors	and	I	have	chosen	to	make	our
homes	here.

On Jul 3, 2018, at 4:49 AM, Hunt, Angela <ahunt@munsch.com> wrote:

Al,	my	name	is	Angela	Hunt	and	I	am	working	with	Lincoln	Property	Company	on	rezoning
project	for	the	Turtle	Creek	Terrace	Condominiums	on	Carlisle	at	Hall	St.		I	met	with	ScoW
Thompson	today	to	give	him	an	update	on	the	project	and	he	suggested	I	reach	out	to	you.		I
know	Jeff	Courtwright	from	Lincoln	has	talked	with	Woodshire	Court	board	members	in	the
past,	and	I	just	wanted	to	give	you	an	update	on	the	project.	Can	you	please	contact	me	via
email	or	on	my	cellphone	to	discuss?	214-679-8429

Thank	you,

Angela

Angela Hunt
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Hillwood Urban, a Perot Company
3000 Turtle Creek Boulevard

Dallas, TX 75204
is neutral with respect to case #Z178-206



Hillwood Urban, a Perot company is neutral with respect to Z178-206









Executive Director, Friends of Katy Trail
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From: Brenda Marks bmarks@stanleylawgroup.com
Subject: City Plan Commission Agenda Item -- Case No. Z178-206 (JM)

Date: July 16, 2018 at 4:30 PM
To: brenda.marks648@gmail.com

I am writing to urge you to deny Case No. Z178-206 (JM) currently set for hearing this
Thursday, June 19.  At the least, please delay the hearing, because far too many
questions and conflicts remain to proceed to a decision on Thursday.
 
Many of you know me. I have lived in Oak Lawn for over 30 years. I have been a vocal
advocate for my neighborhood that I love dearly and I have also been an honest
participant in appropriate redevelopment of quite a bit of it. I have been a member of the
Oak Lawn Committee for over 15 years and served as its Vice President or President
for eight of those years. I am NOT speaking in any OLC capacity. But I am not
overstating it when I tell you this proposed project, if passed, will be extraordinarily
harmful to Oak Lawn’s MF-2 owner-occupied areas (already having to fight to retain
their character) going forward. It will be the very first time the City of Dallas has told
adjacent neighbors who bought their homes (which are worth a pretty penny) based on
the adjacent zoning that they don’t matter. That zoning doesn’t matter. The only thing
that matters is development. And it WILL start an avalanche of attacks on MF-2
homeowners throughout Oak Lawn. As one of those Oak Lawn MF-2 homeowners,
permit me to point out the following oddities and discrepancies in the City’s staff report
and the applicant’s proposal:
 
(1)        Surrounding Land Uses
            This is cleverly deceptive in that the examples stated for the South and the West
are properties owned by the Perot Family. As you know, they redeveloped that West
property as a three-story office building — well under their allowed height — because
they did not want to encroach on the Katy Trail. The South property was purchased by
the Perot Family to prevent its redevelopment in a manner that would harm its West
property — i.e., taller.
 

The Staff Analysis kicks “Area Plans” to the second page — after determining it
meets the “building blocks” of the “Comprehensive Plan” -- even though the analysis
admits it has no relation to this applicant’s request – and links its urban design
requirements to NEIGHBORHOOD PLUS -- another City of Dallas Plan passed in 2015
and immediately stuffed into a file drawer at City Hall. No mention of PD 193 until the
second page. I notice little things like in official documents because they indicate the
City’s and Applicant’s intentions toward our well-established and enforced neighborhood
ordinance. Listing PD 193 on the second page implies both the City and the Applicant
have already made the policy decision to ignore it.
 
(2)        Area Plans
            Objective (2) has no relation to this Applicant because it applies to retail areas. It
should not be used to support this request. Same goes for (4). The Oak Lawn Plan, the
policy document upon which PD 193 was passed, explains how (4) and (6) go hand-in-
hand. You can’t promote development appropriate to the character of a nearby
neighborhood if you fail to discourage variances or zoning changes that erode the
quantity or quality of its single-family neighborhoods. And a stable single-family
neighborhood directly across the street from this site is what you are ignoring here.
 
(3)        Land Use Compatibility
            Although this is usually a paragraph I ignore, in this instance I can’t do that



            Although this is usually a paragraph I ignore, in this instance I can’t do that
because it seems deliberately deceptive. Yes, these properties were built in the late
1960s, but they were completely gutted and remodeled in the early 1980s. I know that
because I moved into Turtle Creek Terrace Condominiums in 1982 — just after they
were finished. All were sold as individual units (I rented from a gentleman who lived in
Preston Hollow at the time). Most were owner-occupied. It was one of the best
properties in Oak Lawn. Up-to-date and affordable. Almost all of Marty Haag’s WFAA
newsroom lived there. The pool parties were legendary. My roommate and I rented a
two-bedroom, two-bath for $750 a month. It had around 1,000 square feet. So to
characterize these as Applicant has continually done — old, decrepit, well past their
time — is spin. It’s not truth. Turtle Creek Terrace contains 91 units of affordable
housing in Oak Lawn —for both renters and buyers. To tear them down gives you
a net loss of 76 affordable housing units for renters and owners.
 
(4)        Applicant’s Proposed Building
            I will limit my comments here because yes, I hate it. Everyone I’ve discussed the
building design with hates it. The Applicant’s replicates its Armstrong at Knox
development, appropriate for a commercial area with commercial base zoning, but
simply not appropriate for this site. It’s enormous (too much structure for the lot width
and coverage), too tall, has no unique architectural interest whatsoever and the
development plan attached to the proposed Ordinance language is purposely
vague and incomplete. Applicant’s story-count excludes parking— NEVER before
allowed in PD 193 to my knowledge. Additionally, Applicant’s attorney, Angela Hunt,
promised the neighborhood (at the January OLC meeting at which I was present; I was
not present at the February meeting where OLC narrowly gave its support to the
project) that the parking would be underground. Applicant’s proposal does not honor
that promise. I’m attaching the February meeting presentation page where that
representation was made for your information.

If you look at the Development Plan closely, there are no entrances noted on it
other than the entry and exit to the parking garage on Carlisle Street and the Katy Trail-
adjacent fire lane. There are no freight elevator locations noted — which is crucial
considering the proposed loading space locations — and shows no entrances or
elevators adjacent to them. No drawings whatsoever of these alleged architectural
standards, pedestrian amenities or other urban design requirements. No landscape plan
is provided – in effect, a verbal “we’ll do what we have to.” I have never seen a
proposed development plan on an application as important and potentially
precedent setting as this one be so vacant of detail. 

Most importantly, please note that the grade of the property (AGP) drops
substantially from north to south and east to west. So whichever height you approve
gets that AGP added to it. So in truth the Applicant is asking for around 90 feet, not 79
feet. That’s MASSIVE. Even the City recommendation of 60 feet results in a building as
tall as the Saltillo project north of Knox, adjacent to the Katy Trail and nestled next to
office and apartment buildings. That project resulted only after more than five years of
negotiation between the applicant, Oak Lawn Committee and many different
neighborhood groups. The final applicant was not the first applicant. Saltillo’s final plan
treated the Katy Trail side with utmost respect — a big setback, enhanced landscaping
and a wonderful entrance to the Trail.  Lincoln Katy Trail does its best to ignore the Katy
Trail. Saltillo and Lincoln Katy Trail have nothing in common other than their original
base zoning being MF-2. 
 
Don’t be bamboozled. Oak Lawn is counting on all of you. Either kick this application to
the curb, as you should, or delay it until it’s blaring omissions and questions are



the curb, as you should, or delay it until it’s blaring omissions and questions are
answered. But rushing to a final decision now is a mistake.
 
Thanks for your hard work, time and consideration.
 
 
Brenda Marks
3925 Gilbert Avenue, Unit E
Dallas, TX 75219
469-235-6598 (Cell)
brenda.marks648@gmail.com (Home E-Mail)
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