
AGENDA
BOARD OF ADJUSTMENT (PANEL A)

DECEMBER 9, 2024, BRIEFING AT 10:30 A.M. AND 
THE PUBLIC HEARING AT 1:00 P.M.

Dallas City Hall, Council Briefing 6ES and Videoconference
Video Conference Link: https://bit.ly/boa1209A

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-Register by 5 p.m. on Sunday,
December 8, 2024. In Person speakers can 
register at the hearing.

La Ciudad de Dallas llevará 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 
reunión equitativa e inclusiva. Cualquier persona que 
requiera asistencia adicional, servicio y/o interpretación 
para poder participar de forma íntegra en la reunión 
debe notificar a Junta de Ajustes llamando al (214) 670-
4127 tres (3) días hábiles antes de la reunión 
programada. Una transmisión en video de la reunión 
estará disponible dos días hábiles luego de la 
finalización de la reunión 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-Register hasta las 5 p.m. el 
Domingo, 8 de Diciembre, 2024. Las personas que 
deseen hablar en persona se pueden registrar en la 
Audiencia.

AGENDA

I. Call to Order David A. Neumann, Chairman

II. Staff Presentation/Briefing

III. Public Hearing Board of Adjustment

IV. Public Testimony

V. Miscellaneous Items

VI. Case Docket Board of Adjustment
- Uncontested Items
- Holdover Items
- Individual Items

VII. Adjournment
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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 sección 30.06 del código penal (ingreso sin autorización de un titular de una licencia con 
una pistola oculta), una persona con licencia según el subcapítulo h, capítulo 411, código 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 sección 30.07 del código penal (ingreso sin autorización de un titular de una licencia con 
una pistola a la vista), una persona con licencia según el subcapítulo h, capítulo 411, código 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 Sección 46.03, Código Penal (coloca armas prohibidas), una persona no puede llevar 
un arma de fuego u otra arma a ninguna reunión 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]
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MISCELLANEOUS ITEM(S) 
 

 
• Approval of Panel A Minutes – November 19, 2024 
 

BDA234-143_FR1 4516 Hopkins Avenue 1 
 REQUEST: Application of Baldwin Associates for a fee 

waiver for (1) a variance to the height regulations, for (2) a 
variance to the lot coverage regulations, for (3) a variance to 
the height regulations, and for (4) a variance to the height 
regulations. 

 

BDA234-144_FR1 4500 Hopkins Avenue 2 
 REQUEST Application of Baldwin Associates for a fee waiver 

for (1) a variance to the height regulations, and for (2) a 
variance to the lot coverage regulation. 

 

BDA234-145_FR1 4604 Hopkins Avenue 3 
 REQUEST: Application of Baldwin Associates for a fee 

waiver for (1) a variance to the height regulations, for (2) a 
variance to the lot coverage regulation, for (3) a variance to 
the height regulations, and for (4) a variance to the height 
regulations. 

 

BDA234-156_FR1 6529 Victoria Avenue 4 
 REQUEST: Application of Daniel Le for a fee waiver for (1) a 

variance to the maximum height requirements, and for (2) a 
variance to the maximum height requirements. 

 

 

UNCONTESTED CASE(S)     
 

 
BDA234-147(CJ) 2121 Irving Boulevard 5 
 REQUEST: Application of Steve Jr Oden represented by 

Skye Thibodeaux for (1) a special exception to the parking 
regulations. 

 
BDA234-148(CJ) 7038 Greenville Avenue 6 
 REQUEST: Application of Rob Baldwin for a variance to the 

parking regulations. 
 
BDA234-141(BT) 726 W. Greenbriar Lane  7 
 REQUEST: Application of Charlotte Youngquist for (1) a 

special exception to the front-yard setback regulations for a 
carport, and for (2) a special exception to the side-yard 
setback regulations for a carport. 

 
 

HOLDOVER 
 

 
None 
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____________________________________________________________________________    

INDIVIDUAL CASES   
____________________________________________________________________________  
 
BDA234-143(BT) 4516 Hopkins Avenue 8 
 REQUEST: Application of Baldwin Associates for (1) a 

variance to the height regulations, for (2) a variance to the lot 
coverage regulations, for (3) a variance to the height 
regulations, and for (4) a variance to the height regulations. 

 
BDA234-144(BT) 4500 Hopkins Avenue 9 
 REQUEST: Application of Baldwin Associates for (1) a 

variance to the height regulations, and for (2) a variance to 
the lot coverage regulation. 

 
BDA234-145(BT) 4604 Hopkins Avenue 10 
 REQUEST: Application of Baldwin Associates for (1) a 

variance to the height regulations, for (2) a variance to the lot 
coverage regulation, for (3) a variance to the height 
regulations, and for (4) a variance to the height regulations. 

 
BDA234-156(BT) 6529 Victoria Avenue 11 
 REQUEST: Application of Daniel Le for (1) a variance to the 

maximum height requirements, and for (2) a variance to the 
maximum height requirements. 
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Council Chambers 6EN
24923176153@dallascityhall.we
bex.com
David A. Neumann, Chairman

BOARD OF ADJUSTMENT

        Panel A Minutes

November 19th, 2024

             DRAFT

PRESENT: [5]
David A. Neumann, Chairman
Kathleen Davis
Rachel Hayden
Michael Hopkovitz 
Jay Narey

ABSENT: [0]

Chairman David A. Neumann called the briefing to order at 10:47 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.

1. Gus Perez – 7811 Morton Street, Dallas TX 75209
2. Zac Thompson – 4715 University Blvd., Dallas TX 75209
3. Robert Voltmann – 7315 Robin Rd., Dallas TX 75209
4. Kemeshia Richardson - 7314 Kenwell St., Dallas TX 75209
5. Jonathan Maples (did not speak) – 6525 Oriole St., Dallas TX 75209
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MISCELLANEOUS ITEMS 
 

Approval of the Board of Adjustment Panel A, October 22nd, 2024, Meeting Minutes.   
 

Motion was made to approve Panel A, October 22nd, 2024, Public Hearing Minutes.  
 
Maker: Rachel 

Hayden 
    

Second: Kathleen 
Davis 

    

Results: 5-0 
unanimously 

   Motion to approve 

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

  Against: - 0  
 

Approval of the Board of Adjustment Full Board Meeting Minutes, October 29th, 2024.   
 

Motion was made to approve Full Board Meeting Minutes, October 29th, 2024.  
 
Maker: Kathleen 

Davis 
    

Second: Jay Narey     

Results: 5-0 
unanimously 

   Motion to approve 

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

  Against: - 0  
 

CONSENT ITEMS 
 

1. 9410 Alva Court 
 BDA234-128(BT) 
 

BUILDING OFFICIAL’S REPORT:  Application of Fenil Ghodadra for (1) a special exception to the 
fence height regulations at 9410 ALVA CT. This property is more fully described as Block 6/5596, 
TR 5 & S 11 feet of TR 4, and is zoned R-1ac(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, which will require (1) a 4-foot special exception to the fence height regulations. 
LOCATION:    9410 ALVA CT.   

APPLICANT:  Fenil Ghodadra 

REQUEST: 

(1) A request for a special exception to the fence height regulations 

STANDARD OF REVIEW FOR A SPECIAL EXCEPTION TO FENCE HEIGHT STANDARD 
REGULATIONS:  

Section 51A-4.602(a)(11) of the Dallas Development Code states that the board may grant a special 
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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-1ac(A)
North: R-1ac(A)
East: R-1ac(A)
South: R-1ac(A)
West: R-1ac(A)

Land Use:  

The subject site and all surrounding properties are developed with single-family uses. 

BDA History:   

No BDA history found within the last 5 years 

GENERAL FACTS/STAFF ANALYSIS: 

• The application of Fenil Ghodadra for the property located at 9410 Alva Ct. focuses on one
request relating to the fence height.

• A request for a special exception to the fence height regulations. The applicant is proposing
to construct and maintain an 8-foot high gate in a required front-yard, which will require a 4-
foot special exception to the fence height regulations.

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

• As illustrated on the submitted site plan and elevations, the applicant is proposing to replace
an existing 8-foot high fence and gate, located near the front property line.

• Based upon staff’s analysis of the surrounding properties, many provided tall fencing and
vegetation serving as a screening mechanism along Alva Ct. and Deloache Ave.

• 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 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.
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• Granting the special exceptions to the fence standards relating to height 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.

• 200’ Radius Video:

Timeline:   

September 19, 2024: The applicant submitted an “Application/Appeal to the Board of 
Adjustment” and related documents which have been included as part of 
this case report. 

October 8, 2024: The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel A. 

October 17, 2024:  The Development Services 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 October 25, 2024, deadline to
submit additional evidence for staff to factor into their analysis; and
November 8, 2024, 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.

November 6, 2024:     The Board of Adjustment staff review team meeting was held regarding this 
request and other requests scheduled for the November 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: No Speakers 

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 234-128 – Application of Fenil Ghodadra, for a special exception to the fence height 
requirements in the Dallas Development Code is granted subject to the following condition:  

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

    

Second: Michael 
Hopkovitz 

    

Results: 5-0  
Unanimously 

   Motion to grant 

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

  Against: - 0  
 

  2.  4640 N. Lindhurst Avenue  
    BDA234-129(CJ) 

*This item was moved to Individual Cases* 
BUILDING OFFICIAL’S REPORT: Application of Alec Lang represented by Jeff Howard for (1) a 
special exception to the fence height regulations at 4640 N. Lindhurst Ave. This property is more 
fully described as Block B/5531, Lot 1 and is zoned R-1ac(A), which limits the height of a fence in 
the front yard to 4-feet. The applicant proposes to construct and/or maintain a 7-foot 6-inch-high 
fence in a required front-yard, which will require (1) a 3-foot 6-inch special exception to the fence 
height regulations. 

LOCATION:    4640 N. Lindhurst Avenue   

APPLICANT:  Alec Lang 

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 standard 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: 

BDA History:   

• No BDA history found at 4640 N. Lindhurst Avenue in the last 5 years. 

 
 Square Footage: 

• This lot contains 38,986.2 of square feet.   
• This lot is zoned R-1ac(A) which has a minimum lot size of 43,560 square feet or 1 acre. 
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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) 
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 for Rob Baldwin property located at 5251 Ravine Drive focuses on one 
request relating to fence height regulations.  

• The applicant proposes to construct and maintain and 7-foot 6-inch-high fence in a required 
front yard, which will require a 3-foot 6-inch special exception to the fence height regulations.  

• Specifically, the applicant is proposing to construct a 5-foot 6-inch fence connected by 7-foot 
6-inch stucco columns in a required front yard.  

• The subject site along with properties 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 lot mid-block lot with single street frontage 
on North Lindhurst Avenue. 

• Based upon staff’s analysis of the surrounding properties, there are a few homes along the 
full extent of North Lindhurst Avenue 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 
reasons. 

• It has been confirmed that the fence is proposed and not existing.   

• 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 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 exceptions to the fence standards relating to height 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.  

• 200’ Radius Video: BDA234-130 at 9820 Royce Dr. 
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Timeline: 

September 24, 2024: The applicant submitted an “Application/Appeal to the Board of Adjustment” 
and related documents which have been included as part of this case report. 

October 8, 2024: The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel A. 

October 16, 2024:      The Development Services Department Senior Planner emailed the applicant 
the following information: 

• an attachment that provided the hearing date and panel that will
consider the application; the October 25, 2024, deadline to submit
additional evidence for staff to factor into their analysis ;and
November 8, 2024, 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.

November 6, 2024: The Board of Adjustment staff review team meeting was held regarding this 
request and other requests scheduled for the November 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: Jeff Howard, 3526 lakeridge Dr., Grapevine TX 76051 

Against: No Speakers 

Motion 
I move that the Board of Adjustment, in Appeal No. BDA 234-129, on application of Alec Lang 
represented by Jeff Howard, GRANT the request of this applicant to construct and/or maintain a 7-
foot 6-inch 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. 

I 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: Rachel 
Hayden 

Second: Kathleen 
Davis 

Results: 5-0
Unanimously 

Motion to grant 
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Ayes: - 5 David A. Neumann, Kathleen Davis, 
Rachel Hayden, Jay Narey and Michael 
Hopkovitz 

Against: - 0 

 HOLDOVER CASES 
3. 4336 Lively Lane
BDA234-118(CJ)
BUILDING OFFICIAL’S REPORT: Application of Larry Klinghoffer for a special exception to (1) 
provide an additional electrical meter at 4336 Lively Lane. This property is more fully described as 
Block B/5549, Lot 9, and is zoned R-10(A), which requires that a single-family dwelling use in a 
single family district may be supplied by not more than one electrical utility service, and metered by 
not more than one electrical meter. The applicant proposes to construct and/or maintain an 
accessory structure to a single-family dwelling in a single family district and have more than one 
electrical utility service, or more than one electrical meter, which will require (1) a special exception 
to the single-family zoning use regulations. 

LOCATION: 4336 Lively Lane 

APPLICANT: Larry Klinghoffer  

REQUEST: 

(1) A special exception to the single-family zoning use regulations for an electrical utility service
or electrical meter.

STANDARD OF REVIEW FOR A SPECIAL EXCEPTION TO THE SINGLE-FAMILY USE 
REGULATIONS TO AUTHORIZE MORE THAN ONE ELECTRICAL UTILITY SERVICE OR 
ELECTRICAL METER ON A LOT:   

Section 51A-4.112(f)(8)(A) of the Dallas Development Code states that The board may grant 
a special exception to authorize more than one electrical utility service and more than one electrical 
meter on a lot in this district when, in the opinion of the board, the special exception will: 

• not be contrary to the public interest; and

• not adversely affect neighboring properties; and

• not be used to conduct a use not permitted in this district.

STAFF RECOMMENDATION: 

Special Exception (1): 

No staff recommendation is made on this request. 

BACKGROUND INFORMATION: 

BDA History:   

• No BDA history found at 4336 Lively Lane in the last 5 years.

Square Footage: 
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 Square Footage: 

• This lot contains 28618.92 of square feet.   
• This lot is zoned R-10 (A) which has a minimum lot size of 10,000 square feet. 

Zoning:      

Site: R-10 (A) (Single Family District) 
North: R-10 (A) (Single Family District) 
East: R-10 (A) (Single Family District) 
South: R-10 (A) (Single Family District) 
West: R-10 (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 for Larry Klinghoffer property located at 4336 Lively Lane focuses on one 
request relating to single-family use regulations.  

• The applicant proposes to construct and/or maintain an accessory structure to a single-
family dwelling and have more than one electrical utility service or more than one electrical 
meter, which will require a special exception to the single-family zoning use regulations. 

• 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 Lively Lane. 

• According to the applicant, the requested electrical utility service or electrical meter is 
required for the new accessory structures HVAC system; the new structure is currently under 
review as permit #2409161151.  

• The applicant has the burden of proof in establishing that the special exception to the single-
family use regulations regarding electrical services will not be contrary to the public interest, 
not adversely affect the neighboring properties and not be used to conduct a use 200’ Radius 
Video: BDA234-118 at 4336 Lively Ln. 

Timeline:   

August 26, 2024:  The applicant submitted an “Application/Appeal to the Board of 
Adjustment” and related documents which have been included as part of this 
case report. 

September 9, 2024:  The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel A. 

September 12, 2024:      The Development Services Department Senior Planner emailed the 
applicant the following information:  

• an attachment that provided the hearing date and panel that will 
consider the application; the September 27, 2024, deadline to 
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submit additional evidence for staff to factor into their analysis ;and 
October 11, 2024, 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. 

October 3, 2024: The Board of Adjustment staff review team meeting was held regarding this 
request and other requests scheduled for the October 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. 

October 22, 2024:      Panel A, at its regular scheduled hearing on October 22, 2024 voted to hold 
this matter under advisement until it’s October hearing.  

October 24, 2024:      The Development Services Department Senior Planner emailed the applicant 
the following information:  

• an attachment that provided the hearing date and panel that will 
consider the application; the October 30, 2024, deadline to submit 
additional evidence for staff to factor into their analysis; and 
November 8, 2024, 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. 

November 6, 2024: The Board of Adjustment staff review team meeting was held regarding this 
request and other requests scheduled for the November 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:  Larry Klinghoffer – 3930 Gaspar Drive, Dallas TX 75220 
 

Against: No Speakers 
 
Motion  
I move that the Board of Adjustment, in Appeal No. BDA 234-118, on application of Larry Klinghoffer, 
GRANT the request to install and maintain an additional electric meter on the property as a special 
exception to the single family regulations in the Dallas Development Code, because our evaluation 
of the property and the testimony shows that this special exception will not be contrary to the public 
interest, will not adversely affect neighboring property, and will not be used to conduct a use not 
permitted in the district where the building site is located. 

14



BOARD OF ADJUSTMENT 
November 19, 2024 
 

11 

 

 

Maker: Kathleen 
Davis 

     

Second: Rachel 
Hayden 

     

Results: 5-0 
Unanimously 

    Motion to grant 

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

  Against: -  0  
 
  4. 6529 Victoria Avenue 

 BDA234-111(BT) 
BUILDING OFFICIAL’S REPORT:  Application of Daniel Le to (1) appeal the decision of the 
administrative official at 6529 VICTORIA AVE. This property is more fully described as Block 
P/2606, Lot 18, and is zoned PD-67 (Tract 3), which requires compliance with Planned Development 
No. 67 land use and development standards. The applicant proposes to (1) appeal the decision of 
an administrative official in the revocation of a building project and the associated master permit for 
the construction of a new duplex. 

LOCATION:    6529 Victoria Ave.   

APPLICANT:  Daniel Le 

REQUEST: 

(3) A request is made to appeal the decision of the administrative official in building permit 
2301031121 and 2301041101 for structure exceeding maximum allowed height, exceeding 
maximum allowed lot coverage, and non-compliant roof types. 

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 60th 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, 
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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 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). 

BACKGROUND INFORMATION: 

Zoning:      

Site: PD-67 (Tract 3) 
North: PD-67 (Tract 3) 
East: PD-67 (Tract 3) and PD-67 (Tract 4) 
South: PD-67 (Tract 3) and CR 
West: PD-67 (Tract 3) and CR 

Land Use:  

The subject site is developed with a duplex use and surrounding properties to the north, and east 
are developed with single-family and duplex uses. Surrounding properties to the south and west are 
developed with single-family, duplex and non-residential uses. 

BDA History:   

No BDA history found within the last 5 years 

GENERAL FACTS/STAFF ANALYSIS: 

• Ashra Ortiz, represented by Pascual Mojica applied for a duplex permit (6529 and 6531 
Victoria Ave.) on January 03, 2023 

• Permit #2301031121 (Master Permit #2301041101) was approved on January 04,2023.  

• Various green tags received with the last being issued on June 28, 2024. 

• Project placed on hold on July 26, 2024. 

• Letter via email to revoke permit #2301031121 and permit #2301041101 provided to 
applicant on August 7, 2024. 

• 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.  

Timeline:   

August 7, 2024:  The applicant submitted an “Application/Appeal to the Board of Adjustment” 
and related documents which have been included as part of this case report. 

August 9, 2024:   The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel B. 

August 21, 2024:   The Development Services 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 August 23, 2024, deadline to 
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submit additional evidence for staff to factor into their analysis; and 
September 6, 2024, 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. 

August 30, 2024:        The Board of Adjustment staff review team meeting was held regarding this 
request and other requests scheduled for the September 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. 

 
September 17, 2024:  The Board of Adjustment Panel A, at its public hearing held on Tuesday, 

September 17, 2024, moved to HOLD this matter under advisement until 
October 22, 2024. 

September 17, 2024:   The Development Services 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 September 27, 2024, deadline to 
submit additional evidence for staff to factor into their analysis; and 
October 11, 2024, 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. 

October 3, 2024:        The Board of Adjustment staff review team meeting was held regarding this 
request and other requests scheduled for the October 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. 

 
October 22, 2024:  The Board of Adjustment Panel A, at its public hearing held on Tuesday, 

October 22, 2024, moved to HOLD this matter under advisement until 
November 19, 2024. 

October 24, 2024:   The Development Services 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 October 25, 2024, deadline to 
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submit additional evidence for staff to factor into their analysis; and 
November 8, 2024, 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. 

November 6, 2024:     The Board of Adjustment staff review team meeting was held regarding this 
request and other requests scheduled for the October 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: Daniel Le, 6529 Victoria Ave., Dallas TX 75209 
 Misty Ventura, 9406 Biscayne Blvd., Dallas TX 75218 
 

Representing the City of Dallas: Justin Roy, City Attorney Office, 1500 Marilla Street 7DN 
              

Motion # 1 
Having fully reviewed the decision of the administrative official of the City of Dallas in Appeal No. 
BDA 234-111, on application of Daniel Le, and having evaluated the evidence pertaining to the 
property and heard all testimony and facts supporting the application, I move that the Board of 
Adjustment with the following 3 actions:  

1. REVERSE the decision of the building official in relates to height,  
2. REVERSE the decision of the building official in relates lot coverage,  
3. AFFIRM the decision of the building official in relates to roof type 

 
Maker: David 

Neumann 
    

Second: Katheen 
Davis 

    

Results: 3-2    Motion fails 

  Ayes: - 3 David A. Neumann, Rachel Hayden, Kathleen 
Davis  

  Against: - 2 Michael Hopkovitz and Jay Narey 
 

Motion # 2 
 Having fully reviewed the decision of the administrative official of the City of Dallas in Appeal No. 

BDA 234-111, on application of Daniel Le, and having evaluated the evidence pertaining to the 
property and heard all testimony and facts supporting the application, I move that the Board of 
Adjustment: 

1. AFFIRM the decision of the administrator official as to height,  
2. REVERSE the decision of the administrator official as to lot coverage,  
3. AFFIRM the decision of the building official as to roof shape.  
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Maker: Michael 

Hopkovitz 
    

Second: Jay Narey     

 
Motion was withdrawn. 
 
Maker: Michael 

Hopkovitz 
    

Second: Jay Narey     

 
Motion # 3 
Having fully reviewed the decision of the administrative official of the City of Dallas in Appeal No. 
BDA 234-111, on application of Daniel Le, and having evaluated the evidence pertaining to the 
property and heard all testimony and facts supporting the application, I move that the Board of 
Adjustment AFFIRM the decision of the administrative official as to building height. 
 

Maker: Michael 
Hopkovitz 

    

Second: Jay Narey     

Results: 3-2    Motion carries to affirm 

  Ayes: - 3 Rachel Hayden, Jay Narey and Michael 
Hopkovitz 

  Against: - 2 Kathleen Davis, David A. Neumann 
 
 

Motion # 4  
Having fully reviewed the decision of the administrative official of the City of Dallas in Appeal No. 
BDA 234-111, on application of Daniel Le, and having evaluated the evidence pertaining to the 
property and heard all testimony and facts supporting the application, I move that the Board of 
Adjustment AFFIRM the decision of the administrative official in regards of roof type. 
 
Maker: Michael 

Hopkovitz 
    

Second: Jay Narey     

Results: 5-0 
Unanimously 

   Motion to affirm 

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

  Against: - 0  
 

Motion # 5 
Having fully reviewed the decision of the administrative official of the City of Dallas in Appeal No. 
BDA 234-111, on application of Daniel Le, and having evaluated the evidence pertaining to the 
property and heard all testimony and facts supporting the application, I move that the Board of 
Adjustment REVERSE the decision of the administrative official in regards of lot coverage.  
 
Maker: Michael 

Hopkovitz 
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Second: Jay Narey     

Results: 5-0 
Unanimously 

   Motion to reverse 

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

  Against: - 0  
 
**Recess at 2:10 – 2:25 pm** 

 
  ADJOURNMENT 

After all business of the Board of Adjustment had been considered, Chairman entertained a motion 
to adjourn at 4:15 p.m. 
Maker: Michael 

Hopkovitz 
    

Second: Kathleen 
Davis 

    

 
 
 
 

  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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BOARD OF ADJUSTMENT MONDAY, DECEMBER 9, 2024 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA234-143_FR1(BT) 
 
BUILDING OFFICIAL’S REPORT: Application of Baldwin Associates for (1) a variance to the 
height regulations, for (2) a variance to the lot coverage regulations, for (3) a variance to the height 
regulations, and for (4) a variance to the height regulations at 4516 HOPKINS AVENUE. This 
property is more fully described as Block B/4993, Lot 28, and is zoned PD-67 (Tract 1), which 
requires the maximum residential structure height of 25 feet, and requires that no portion of the 
residential structure may be greater than 30-feet above grade, and requires that when the height 
of a roof is above 20-feet, 90 percent of the roof of the main structure must be hip and gable, and 
allows a maximum lot coverage of 40 percent. The applicant proposes to construct and/or 
maintain a residential structure with a midpoint height of 26-feet 5-inches which will require (1) a 
1-foot 5-inch variance to the height regulations, and the applicant proposes to construct and/or 
maintain a residential structure with a maximum lot coverage of 50 percent, which will require (2) 
a 10 percent variance to the maximum allowed lot coverage, and the applicant proposes to 
construct and/or maintain a residential structure with an overall height of 32-feet 4-inches to 
grade, which will require (3) a 2-foot 4-inch variance to the height regulation, and the applicant 
proposes to construct and/or maintain a residential structure with a roof above 20-feet in height 
which will require (4) a 12-foot 7-inch variance to the roof height regulations. 

LOCATION:    4516 Hopkins Ave.   

APPLICANT:  Rob Baldwin – Baldwin Associates   

REQUEST: 

The applicant is requesting a fee reimbursement for the application submitted to appeal the 
decision of the administrative official at 4516 Hopkins Ave. which will appear before Panel A on 
December 9, 2024.  

STANDARD FOR A FEE WAIVER OR REIMBURSEMENT:   

Section 51A-1.105(b)(6) of the Dallas Development Code 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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BOARD OF ADJUSTMENT MONDAY, DECEMBER 9, 2024 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA234-144_FR1(BT) 
 
BUILDING OFFICIAL’S REPORT: Application of Baldwin Associates for (1) a variance to the 
height regulations, and for (2) a variance to the lot coverage regulations at 4500 HOPKINS 
AVENUE. This property is more fully described as Block B/4993, Lot 32, and is zoned PD-67 
(Tract 1), which requires that when the height of a roof is above 20-feet, 90 percent of the roof of 
the main structure must be hip and gable and allows a maximum lot coverage of 40 percent. The 
applicant proposes to construct and/or maintain a residential structure with a roof above 20-feet 
in height which will require (1) a 7-foot 7-inch variance to the roof height regulations, and the 
applicant proposes to construct and/or maintain a residential structure with a maximum lot 
coverage of 50 percent, which will require (2) a 10 percent variance to the maximum allowed lot 
coverage. 

LOCATION:    4500 Hopkins Ave.   

APPLICANT:  Rob Baldwin – Baldwin Associates   

REQUEST: 

The applicant is requesting a fee reimbursement for the application submitted to appeal the 
decision of the administrative official at 4500 Hopkins Ave. which will appear before Panel A on 
December 9, 2024.  

STANDARD FOR A FEE WAIVER OR REIMBURSEMENT:   

Section 51A-1.105(b)(6) of the Dallas Development Code 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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BOARD OF ADJUSTMENT MONDAY, DECEMBER 9, 2024 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA234-145_FR1(BT) 
 
BUILDING OFFICIAL’S REPORT: Application of Baldwin Associates for (1) a variance to the 
height regulations, for (2) a variance to the lot coverage regulations, for (3) a variance to the height 
regulations, and for (4) a variance to the height regulations at 4604 HOPKINS AVENUE. This 
property is more fully described as Block B/4993, Lot 23, and is zoned PD-67 (Tract 1), which 
requires the maximum residential structure height of 25 feet, and requires that no portion of the 
residential structure may be greater than 30-feet above grade, and requires that when the height 
of a roof is above 20-feet, 90 percent of the roof of the main structure must be hip and gable, and 
allows a maximum lot coverage of 40 percent. The applicant proposes to construct and/or 
maintain a residential structure with a midpoint height of 25-feet 10-1/2-inches which will require 
(1) a 10-1/2-inch variance to the height regulations, and the applicant proposes to construct and/or 
maintain a residential structure with a maximum lot coverage of 50 percent, which will require (2) 
a 10 percent variance to the maximum allowed lot coverage, and the applicant proposes to 
construct and/or maintain a residential structure with an overall height of 30-feet 11-inches to 
grade, which will require (3) a 11-inch variance to the height regulation, and the applicant 
proposes to construct and/or maintain a residential structure with a roof above 20-feet in height 
which will require (4) a 10-foot 11-inch variance to the roof height regulations. 

LOCATION:    4604 Hopkins Ave.   

APPLICANT:  Rob Baldwin – Baldwin Associates   

REQUEST: 

The applicant is requesting a fee reimbursement for the application submitted to appeal the 
decision of the administrative official at 4604 Hopkins Ave. which will appear before Panel A on 
December 9, 2024.  

STANDARD FOR A FEE WAIVER OR REIMBURSEMENT:   

Section 51A-1.105(b)(6) of the Dallas Development Code 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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BOARD OF ADJUSTMENT MONDAY, DECEMBER 9, 2024 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA234-156_FR1(BT) 
 
BUILDING OFFICIAL’S REPORT: Application of Daniel Le for (1) a variance to the maximum 
height requirements and for (2) a variance to the maximum height requirements at 6529 
VICTORIA AVENUE. This property is more fully described as Block P/2606, Lot 18, and is zoned 
PD-67 (Tract 3), which requires the maximum residential structure height of 25 feet, and requires 
that no portion of the residential structure may be greater than 30-feet above grade. The applicant 
proposes to construct and/or maintain a residential structure with a midpoint height of 33-feet 6-
inches which will require a (1) 8-foot 6-inch variance to the height regulations, and the applicant 
proposes to construct and/or maintain a residential structure with an overall height of 36-feet 3-
inches to grade, which will require (2) a 6-foot 3-inch variance to the height regulations. 

LOCATION:    6529 Victoria Ave.   

APPLICANT:  Daniel Le 

REQUEST: 

The applicant is requesting a fee reimbursement for the application submitted to appeal the 
decision of the administrative official at 6529 Victoria Ave. which will appear before Panel A on 
December 9, 2024.  

STANDARD FOR A FEE WAIVER OR REIMBURSEMENT:   

Section 51A-1.105(b)(6) of the Dallas Development Code 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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BOARD OF ADJUSTMENT MONDAY, DECEMBER 9, 2024 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA234-147 (CJ) 
 
BUILDING OFFICIAL’S REPORT: Application of Steve Oden Jr. represented by Skye 
Thibodeaux for (1) a special exception to the parking regulations at 2121 Irving Boulevard. This 
property is more fully described as Block 7900, Lot 3, and is zoned PD-621 (Subarea 1A), which 
requires parking to be provided. The applicant proposes to construct and/or maintain a residential 
structure for a multifamily use and provide 420 of the required 476 parking spaces, which will 
require (1) a 56-space special exception (12 percent reduction) to the parking regulation. 
 
LOCATION:   2121 Irving Boulevard      
        
APPLICANT:  Steve Oden Jr.  
 
REPRESENTED BY: Skye Thibodeaux 
      
REQUEST: 
 

(1) A request for a special exception to the parking regulations. 

STANDARDS OF REVIEW FOR A SPECIAL EXCEPTION TO PARKING REGULATIONS:  

 
SEC. 51P-621.110(b)(1)(M)(i) of Article 621 states that multifamily developments require one 
and a half parking spaces per dwelling unit. 
 
SEC. 51P-621.110(b)(2)(D) of Article 621 states 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 51A-4.311. The board of adjustment may impose conditions on 
the special exception.  
 
STAFF RECOMMENDATION:  
Special Exceptions (1):  

No staff recommendation is made on this request.  

BACKGROUND INFORMATION: 

BDA History: 
No BDA history found at 2121 Irving Boulevard within the last 5 years.  
 
Square Footage: 
This lot contains 206,474.4 of square feet.   
This lot is zoned Planned Development 621 (Subarea 1A) which does not have a minimum lot 
size. 
 
Zoning:      

Site: Planned Development 621 (Subarea 1A) 
North: Planned Development 621 (Subarea 1) 
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South: Agricultural (AA) Zoning District 
East: Planned Development 621 (Subarea 1A) 
West: Planned Development 621 (Subarea 1A) 
 

Land Use:  
The subject site is developed with a nonresidential building. The areas to the north, east, and 
west are developed or are being developed with uses permissable in Planned Development 621 
(Subarea 1 and 1A). Areas to the south are being developed with uses allowed in the Agricultural 
(AA) zoning district.   
 
GENERAL FACTS/STAFF ANALYSIS: 
 

• The application of Steve Oden Jr. for the property located at 2121 Irving Boulevard focuses 
on one request relating to the parking regulations for a residential structure to be used for a 
multifamily use.  

•  A request for a special exception to the parking regulations of 56 spaces (12 percent) is made 
to construct and/or maintain a residential structure for a multifamily use at 2121 Irving 
Boulevard. 

• The subject site is zoned as Planned Development (PD) 621 which requires parking to be 
provided.  

• It is imperative to note that the subject site has single street frontage on Irving Boulevard. 
• The submitted site plan shows the applicant plans to provide 420 (88 percent) of the required 

476 parking spaces at 2121 Irving Boulevard.  
• The subject site is currently developed with a nonresidential structure.  
• Per the provided site plan and floor plans, the proposed 420 parking spots will exist amongst 

5 levels of the proposed parking garage as well as the ground level of the proposed multifamily 
development.   

• The applicant has the burden of proof in establishing that the parking demand generated by 
the use does not warrant the number of required off-street parking spaces, and the special 
exception would not create a traffic hazard or increase traffic congestion on adjacent or nearby 
streets. 

• Granting the proposed 56 space (12 percent) special exception to the 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, and the special exception 
automatically and immediately terminates if and when the multifamily use is changed or 
discontinued. 

• 200’ Radius Video: BDA234-148 at 7038 Grenville Ave.   

Timeline:   

October 25, 2024:  The applicant submitted an “Application/Appeal to the Board of 
Adjustment” and related documents which have been included as part of 
this case report. 

November 4, 2024:  The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel A. 

November 13, 2024: The Development Services Department Senior Planner emailed the 
applicant the following information:  
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• an attachment that provided the hearing date and panel that will 
consider the application; the November 22, 2024, deadline to 
submit additional evidence for staff to factor into their analysis; 
and December 6, 2024, 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. 

November 22, 2024: The Board of Adjustment staff review team meeting was held regarding this 
request and other requests scheduled for the December 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. 

November 22, 2024 The Traffic Engineering Program Administrator provided comments stating 
that no objection to the special exception request.  
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TOGETHER WE ARE NG A SAFE AND UNITED DALLAS
9. nr. • au ts."u.

APPLICATION/APPEAL TO THE BOARD OF ADJUSTMENT

Lot No.: _3__ Block No.: 7900 Acreage: 4. 7 4

zoning District:.HE'is=.
Census Tract 48113010003

Data Relative to Subject Property: OHT Parking Variance Request

Location address: 2121 Irving Blvd, Dallas, TX 75207

Street Frontage (in Feet): 1) 250' 2)>)))

To the Honorable Board of Adjustment:

Owner of Property (per Warranty Deed):_OH1[DesignDistrict.r'
Applicant: Steve Oden, Jr Telephone: 469-722-4650 x228

Mailing Address: 901 S Mo Pac EXpy, Bldg 3, Ste 500, Austin, TX Zip Code: _7_8_7_4_6 _

E-mail Address: mholsomback@ohtpartners.com

Represented by: Skye Thibodeaux, AICP w/ MRC

Mailing Address: P.O. Box 260203 Plano TX

E-mail Address: skye@msnrdg.com

EE±ESE±,,..l.±..z7EE=z±
Grant the described appeal for the following reason:

Telephone: 817-657-3259

Zip Code:_lO26

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 __Sf<_e:_v_~__O_J_e._V)__J__r. ------
(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/she is the owner/or princi al/or authorized representative of the subject property

atRespectfully submitted.sf/

I '"'Subscribed and sworn to before me this lo_day of-

pp,, TAYLOR ADAM CUSACK
Sy"&<votary Poe, sate cot Teas
zi!is comm. Expires o-08-2027
i},jjis Notary 1D 134497711

724

Not; Public in and forDallas County, Texas
frav

DEVELOPMENT SERVICES • BOARD OF ADJUSTMENT [ REV01.16.202335
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Sincerely,

M. Samuell Eskander, PE

BDA234-147.  Application of Steve Jr Oden represented by Skye Thibodeaux for (1) a
special exception to the parking regulations at 2121 Irving Blvd. This property is more fully
described as Block 7900, Lot 3, and is zoned PD-621(Subarea 1A), which requires
parking to be provided . The applicant proposes to construct and/or maintain a residential
structure and provide 420 of the required 476 parking spaces, which will require (1) a
56-space special exception (12% reduction) to the parking regulation.

Building Official's Report

STEVE JR. ODEN

for (1) a special exception to the parking regulations

I hereby certify that

did submit a request

THIBODEAUX SKYErepresented by

2121 Irving Blvdat
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Ee
CIY OF DALLAS

AFFIDAVIT

or«rs s.3/141
OHT Design District, LP

l,, ()ner of [he SuD1€CI D[ODCI[y
(Owner or "Grantee" of property as it appears on he Warranty Deed)

(Address of property as stated on applicatuon)

901 S. Mopac Expressway, Bldg. 3, Suite 500, Austin, TX 78746
at:-----------------------------------

Mission Ridge Consultants
b]])[

(Applicant's name as stated on applicatuon)

To pursue an appeal to the City of Dallas Zoning Board of Adjustment for the following request(s)

Variance (specify below)

_x__Special Exception (specify below)

Other Appeal (specify below)

Steve Oden, Jr.

Print name of property owner or registered agent

on. Io///202y 1

ature of property owner or registered agent

Public forDallas County. Texas
7ls

commission expires o 03/08/027
g:!g-, TAYOR AAM CUSACK

g±;l3@<Notary Pubic, sate ot Texas
23..:s comm. Expires 08-08-2027
?" Notary 1D 134497711

store me. me understenea. o «ts des srsomasere«_veUdeUr<

Who on his/her oath certifies that the above statements are true and correct to his/her best knowledge.

subscribed and swom to betore me tut, _/%"_aor_Qhber 0249
o» a-

1137



E
CITY OF DALLAS

AFFIDAVIT

re=ts s»%414/
O HT Design District, LP

l,,Wner of [he sSlD]€C[ DTODCIIy
(Owner or "Grantee" of property as it appears on the Warran ty Deed)

901 S. Mopac Expressway, Bldg. 3, Suite 500, Austin, TX 78746
at:-----------------------------------

(Address of property as stated on applicatuon)

Mission Ridge Consultants
b][[)[]fl,

(Applicant's name as stated on applicatuon)

gnature of property owner or registered agent

Steve Oden, Jr.

Print name of property owner or registered agent

-"9//6/1
store me.e vu4ersens4. ots des ersoratosnrea2teehero

To pursue an appeal to the City of Dallas Zoning Board of Adjustment for the following request(s)

Variance (specify below)

_X__Special Exception (specify below)

Other Appeal (specify below)

specify: __P_a_rk_in_g_R_ed_u_c_t_io_n__._,9..,_f-=---__._/D__,_z;..a.... ____./4'-'--'=--ll"=·i'--",;....::,~::;.......;_+-_t/..........:~=>o<....--'-'-s""11LA.~<-c--=~---'2"'-✓>o<.-!-f-_
/ 7

£

Notar Public for.DtsCounty. Texas
1cs

Commission expires o_ 0/oe/zo7

;"a TAYLOR ADAM CUSACK
s!'..$, + »tT;'{<Notary Public, State ot Texas

$5;Wies Comm. Expires 08-08-2027
%,5£,i° Notary 1p 134497711

Who on his/her oath certifies that the above statements are true and correct to his/her best knowledge.

Subscribed and swom to before me dis /8" _aay of.O-

Ah

1138



2227

d
»
d <
$ s

5 5

~.a-2121nosv4, pas"7"" '

39



SM«PP%U
91¥ ?:8% .00. 4707e CITY OF DALLAS PLAT BOOKS

ANNEXED4UL'30,1956.... oRD. No.709!
SURVEY. A. HODGES_ AST. I652.--

A. HANNA 564

ADDITION

SCALE IOO__FT. EQUALS I INCH

Locks 7900 8 790
SCHOOL DISTRICT DALLAS

I
\
\
\

I

I

ii
3g-

i».

I
I

I
\

\

,es

.''l..; --

--------1-~-- "'"3 #6

F

g

NO I

eo
,s°

4.r9 4cs

BLVD.
zoo

HI

~

t4 4cs

DISTRICT

7900
z

4,$cs.&
s
6

....
i 3..

s

•

INDUSTRIAL

;:c.1'

2.9s9$ Ac8,

3

2zoo

v°

8
i
±
i
&

ill

.. ,

uIa
••

,..
zs
-I-0

6"s

so
CHANNEL

~

OLD

.·%°

.·°

~

AM$ TL.ADOON. LOT I BLK. TOO PILED' 9-4-72

40



DALLAS COUNTY
MAPSCO D44-G

or + %
45'

o
OT £°

45'
or +%

45'

0 3

402 15

LOT 39

298 82

BLOCK 28/7891
TRINITY INDUSTRIAL DISTRICT

INSTALLMENT NO. 11
(VOL. 17, PG. 1, M.RD.C.T.)

oor 13 %2
45'

MANUFACTURING
STREET
(80' R.O.w.)
(VOL. 17, PG 1)
(M.RD.C.T)

70' R.O.w.

,
45'

o,°
45'

,
45

183

DD 2103 1RNG P
(0NS. NO. 201900339433)

(0PCT)

o.3
45

&

17

POINT OF
BEGINNING
4 cur
CONCRETE FOUNO
(CM)

N 80'3405" w
200.00'

o,°
45

N. 6.976.368. 88
E. 2481,284 18$ 80'34'05" E

250.02'

/RV/NG BOULEVARD
- (gy USE AND OCCUPAnON)

(NO RECORD FOUND)

1,668 82

I
BLOCK 29/7891

TRINITY INDUSTRIAL DISTRICT INSTALLMENT NO. 11
(VOL. 17, PG. 1, M.R.D.C.T.)

ol a»l a,l o, a,Al ..°
45' 45 45 45 45 45

s
LOT 12 "

45

".as
DISK STAMPED

PACHECO KOCH"
ST

s
OT 13 -

45

$
oT 14 "

«5
or,3

45'

15010050

GRAPHIC SCALE IN FEET
= 50'

25

VICINITY MAP
C' C SCA£

FIAL PAT

IRVING ESTATES
LOT 1, BLOCK A/7900

SITUATED IN BLOCKS 7899 AND 7900,
OFFICIAL NUMBERS OF THE CITY OF DALLAS

AND BEING OUT OF THE
AMOS HODGES SURVEY, ABSTRACT NO. 1652 AND

THE AMARIAH HANNAH SURVEY, ABSTRACT NO. 564
CITY OF DALLAS, DALLAS COUNTY, TEXAS
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SHEET 1 OF 2
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OHT PARTNERS, LLC
5440 HARVEST HILL ROAD, SUITE 101
DALLAS, TX 75230
PH. (469) 722-4653
CONTACT:. DAVD GOWN

1. Bearing system for this survey is based on the State Plane Coordinate System, North American
Datum of 1983 (Adjustment Realization 2011), Texas North Central Zone 4202 Distances reported
have been scaled by applying the TDO Dallas County surface adjustment factor of 1.000136506.

2. Lot-to lot drainage will not be allowed without City of Dallas Paving & Drainage Engineering
Section approval

3. Coordinates depicted hereon are based on the State Plane Coordinate System, North American
Datum of 1983 (Adjustment Realization 2011), Texas North Central Zone 4202, on Grid values, no
scale and no projection.

4. The survey abstract lines shown hereon are approximate and not located on the ground.

5. The minimum finished floor elevation for this site is: 40675 feet
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OWNER'S CERIFICATE OWNER'S DEDICATION

STATE OF TEXAS $
COUNTY OF DALLAS $

WHEREAS, Brook 2121 IB, LP is the owner of a 4731 acre tract oft land situated in the Amoriah Hanna Survey, Abstract No. 564 and the Amos
Hodges Survey, Abstract No 1652, City of Dallas, Dallas County, Texas and in Blocks 7899 and 7900, Official Block Numbers of the City of Dallas.
Teas, said tract being all of that certain tract of land described in Special Warranty Deed to BROOK 2121 IB, LP recorded in Instrument No
201700243903 in the Official Public Records of Dallas County, Texas; said 4731 acre tract of land being more particularly described as follows.

BEGINNING, at a "4" cut in concrete found for corner in the south right-of-way line of Irving Boulevard (a 130-foot wide public right-of-way, by
use and occupation, no record found), said point being the northeast corner of said Brook 2121 IB tract, the northwest corner of that certain tract
of land described in Special Warranty Deed with Vendor's Lien to DD 111 MANUFACTURING LP recorded in Instrument No 202000149243, in said Official
Public Records and North 80 degrees, J minutes, 0 seconds West, a distance of 200 00 feet from the intersection of the said south line of Irving
Boulevard and the west right-of-way line of Manufacturing Street (o 70-foot wide public right-ot-way. Volume 15, Page 263 Map Records of Dallas
County, Texas)

7NC departing the scd south lune of ring Boulevard and along the east lune o' sod rook 212 tract and the west line o sod DD
Manufacturing tract, the following two (2) calls

South O9 degrees, 25 minutes, 5 seconds West, c distance of 700 75 feet to a 325-inch aluminum disk stomped "PACHECO KOCH IE set for
corner at the beginning of o tangent curve to the left,

Along said curve to the left, having a central angle of 42 degrees, 50 minutes, 38 seconds, a radius of 296.55 feet, a chord bearing and
distance of South 11 degrees, 59 minutes, 24 seconds East, 216.62 feet, an arc distance of 22175 feet to a 325-inch aluminum disk stomped
"PACHECO KOCH IE set tor corner in the north line of that certain tract of land described in Deed Without Warranty to CITY OF DALLAS
recorded in Instrument No. 200900184476, in said Official Public Records; said point being the southeast corner of said Brook 2121 IB tract and
the southwest corner of said DD 111 Manufacturing tract,

THENCE, North 59 degrees, 38 minutes, 11 seconds West, along the said north line of the City of Dallas tract, o distance of 26767 feet to 0
1/2-inch iron rod found for corner, said point being the southwest corner of said Brook 2121 IB tract, the southeast corner of that certain tract of
land described in Special Warranty Deed to MDH REAL ESTATE OF DALLAS, LLC recorded in Volume 2004238, Page 3326 in the Deed Records of
Dallas County, Texas and the beginning of a non-tangent curve to the right,

Thence, departing the said north line of the City of Dallas tract and along the west line of said Brook 2121 IB tract and the east line of said MDH
Real Estate of Dallas, LLC tract, the following two (2) calls:

Along said curve to the right, having a central angle of 42 degrees, 51 minutes, 21 seconds, a radius of 296.44 feet, a chord bearing and
distance of North 11 degrees, 59 minutes, 45 seconds West, 216.60 feet, an arc distance of 22173 feet to o 1/2-inch iron rod found for
corner at the end of said curve,

North 09 degrees, 25 minutes, 55 seconds East, o distance of 605.15 feet to a 325-inch aluminum disk stomped "PACHECO KOCH IE" set for
corner in the said south line of Irving Boulevard; said point being the northwest corner of said Brook 2121 IB tract and the northeast corner of
said MDH Real Estate of Dallas. LLC tract,

THENCE, South 80 degrees, 3 minutes, 05 seconds East, along the said south line of Irving Boulevard and the north line of said Brook 2121 1B
tract, a distance of 25002 feet to the POINT OF BEGINNING,

CONTAINING, 206,097 square feet or 4.731 acres of land, more or less

NOW THEREFORE, KNOWN ALL MEN BY THESE PRESENTS

That Brook 2121 IB, LP, acting through its duly authorized agent, does hereby adopt this plat, designating the herein above described property as
IRNG ESTATES, an addition to the City of Dallas, Dallas County, Texas, and does hereby dedicate, in fee simple, to the public use forever any
streets and alleys shown thereon. The easements shown thereon are hereby dedicated for the purposes indicated. The utility and fire lane easements
shall be open to the public, fire and police units, garbage and rubbish collection agencies, and all public and private utilities for each particular use
The maintenance of paving on the utility and fire lane easements is the responsibility of the property owner. No buildings, fences, trees, shrubs, or
other improvements or growths shall be constructed, reconstructed or placed upon, over or across the easements as shown. Said easements being
hereby reserved for the mutual use and accommodation of all public utilities using or desiring to use same All, and any public utility shall have the
right to remove and keep removed all or ports of any building. fences, trees, shrubs, or other improvements or growths which in any way may
endanger or interfere with the construction, maintenance or efficiency of its respective system on the easements, and all public utilities shall at all
times hove the full right of ingress and egress to or from the said easements for the purpose of constructing. reconstructing., inspecting. patrolling.
maintaining and adding to or removing all or ports of its respective systems without the necessity at any time of procuring the permission of
anyone (Any public utility shall have the right of ingress and egress to private property for the purpose of reading meters and any maintenance or
service required or ordinarily performed by that utility)

Water main and wastewater easements sno aiso include additional area ot working space for construction and maintenance of the systems Additional
easement area s also conveyed for installation and maintenance of manholes, cleanouts, fre hydrants, water services and wastewater services from
the main to the curb or pavement line, and description of such additional easements herein granted shall be determined by their location as installed

This plot approved subject to all platting ordinances, rules, regulations, and resolutions of the City of Dallas

W7NESS, my hand at Austin, Texas, this the day of 2023

By. Brook 2121 1B, LP

By
Howell Beaver, Managing Director

STATE OF TEXAS $
COUNTY OF $S

BEFORE ME, the understand authority, a Notary Public in and for the State of Teas, on this day personally appeared.known to me.Z.,f$,7,2.""";_,2", " urea te the torsos sromet sn4 snore«sea ts me met be ·o«»tea we some to the uroes on4

GIVEN UNDER Y HAND AND SEAL OF oFFCE this day of,2023

Notary Public in and for the State of Teas

SURVEYOR'S STATEMENT
THAT I, Michael C. Clover, a Registered Professional Land Surveyor, licensed by the State of Texas, affirm that this plot was prepared under my direct
supervision, from recorded documentation, evidence collected on the ground during field operations and other reliable documentation, and that this
plat substantially complies with the Rules and Regulations of the Texas Boord of Professional Engineers and Land Surveyors, the City of Dallas
Development Code (Ordinance No. 19455, as amended), and Texas Local Government Code, Chapter 212. I further affirm that monumentation shown
hereon was either found or placed in compliance with the City of Dallas Development Code, Sec. 514-8.617 (a)(b)(c)(d) & (e), and that the digital
drawing file accompanying this plat is a precise representation of this Preliminary Plat

Dated this the day of . 2023

FIA PL.AT

IRVING ESTATES
LOT 1, BLOCK A/790O

Pacheco_Hoch ]zggegeo or•DALLAS, TX 75231
a Westwood company 97223s.3031

SITUATED IN BLOCKS 7899 AND 7900,
OFFICIAL NUMBERS OF THE CITY OF DALLAS

AND BEING OUT OF THE
AMOS HODGES SURVEY, ABSTRA CT NO. 1652 AND

THE AMARIAH HANNAH SURVEY , ABSTRACT NO. 564
CITY OF DALLAS , DALLAS COUNTY, TEXAS

CITY PLAN FILE NUMBER: S212-217
ENGINEERING PLAN NUMBER: DP23-038

SHEET 2 OF 2

2EVELOPER
OHT PARTNERS. LLC
5440 HARVEST HILL ROAD, SUITE 1O1
DALLAS, TX 75230
PH:. (469) 722-4653
CONTACT: DAD GOWN

PACHECO KOCH. A WESTWOOD CO
7557 RAMBLER ROAD, SUITE 1400
DALLAS, TEXAS 75231
PH: (972) 235-3031
CONTACT: MICHAEL C. CLOVER

SURVEYOR

. 2023

Notary Public in and for the State of Texas

GIVEN UNDER MY HAND AND SEAL OF OFFICE this day of

STATE OF TEXAS
COUNTY OF DALLAS S
BEFORE ME, the undersigned authority, a Notary Public in and for the State of Texas, on this day personally appeared Michael C. Clover, known to me
to be the person whose name is subscribed to the foregoing instrument and acknowledged to me that he executed the some for the purposes and
consideration therein expressed

Michael C. Clover
Texas Registered Professional Land Surveyor,
No. 5225

PRELIMINARY
TS DOCUM ENT SHALL NOT BE RECORDED FOR ANY
PURPOSE ANDO SHALL NOT BE USED OR WEWED OR
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June 1, 2023 

City of Dallas Preliminary Traffic Assessment 

2121 Irving Boulevard 

Page 5 

4. PARKING GENERATION

Table 2.  Projected Parking Generation Summary 

LAND USE 

(ITE LUC) 
QUANTITY AVERAGE RATE 

PEAK PARKING 

GENERATION 

Multifamily 
ITE LUC #221 

317 DU 1.31 per 1 DU 415 

Source:  Institute of Transportation Engineers Parking Generation web app, 5th Edition. 

Table 3.  Base Code Parking Requirements (Unofficial) 

LAND USE QUANTITY RATE 
PARKING 

REQUIREMENT 

Multifamily 
ITE LUC #221 

317 DU
One-and-one-half spaces 

per dwelling unit 
[Sec. 51P-621.110(b)(1)(M)] 

476

Total 
476

(no adjustments) 

NOTE:  Based upon PK’s interpretations of applicable City of Dallas parking requirements. 

CALCULATED PARKING SPACES REQUIRED:  476 (unofficial) 

EXISTING PARKING SUPPLY:  n/a (to be demolished) 

PROPOSED PARKING SUPPLY;  420 (approximate)
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BOARD OF ADJUSTMENT MONDAY, DECEMBER 9, 2024 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA234-148 (CJ) 
 
BUILDING OFFICIAL’S REPORT: Application of Rob Baldwin for (1) a variance to the parking 
regulations at 7038 Greenville Avenue. This property is more fully described as Block 6/5199, 
Lot 27 and is zoned MU-3, which requires parking to be provided. The applicant proposes to 
construct and/or maintain a nonresidential structure for a commercial and business service use 
and provide 14 of the required 32 parking spaces, which will require (1) an 18-space variance (56 
percent reduction) to the parking regulation 
 
LOCATION:   7038 Greenville Ave.      
        
APPLICANT:  Rob Baldwin 
      
REQUEST: 
 

(1) A request for a variance to the 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  

(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 II 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.  
(ii)    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.  
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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:  
 

1. Variance to the parking 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 22,651.2 sq ft. and is in the Multi-Use (MU-3) zoning district, which has 
no minimum lot size and the lot is not irregularly sloped but the site is irregularly shaped; 
therefore, the property cannot 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 7038 Greenville Avenue within the last 5 years.  
 
Square Footage: 
This lot contains 22,651.2 of square feet.   
This lot is zoned Multi Use (MU-3) which does not have a minimum lot size. 
 
Zoning:      
 

Site: Multi-Use (MU-3) Zoning District 
North: Multi-Use (MU-3) Zoning District 
South: Multi-Use (MU-2) Zoning District 
East: Multi-Family (MF-1(A)) Zoning District 
West: Multi-Use (MU-3) Zoning District 
 

Land Use:  
The subject site is developed with a nonresidential structure. The areas to the north, south, and 
west are developed or are being developed with multi-use uses. Areas to the east are being 
developed with multi-family uses.  
 
GENERAL FACTS/STAFF ANALYSIS: 
 
• The application of Rob Baldwin for the property located at 7038 Greenville Avenue focuses 

on one request relating to the parking regulations for a nonresidential structure to be used for 
a commercial and business service.  
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•  A request for a variance to the parking regulations of 18 spaces (56 percent) is made to 
construct and/or maintain a nonresidential structure for a commercial and business service 
use at 7038 Greenville Avenue. 
 

• The submitted site plan shows the applicant plans to provide 14 (44 percent) of the required 
32 parking spaces at 7038 Greenville Avenue.  
 

• The subject site is zoned Multi-Use (MU-3) which requires parking to be provided.  
 

• It is imperative to note that the subject site has single street frontage on Greenville Avenue. 
 

• The subject site is currently developed with a nonresidential structure. 
 

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 
be developed in a manner commensurate with the development upon other parcels of land 
with the same zoning; and 

• 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. 
 

• Granting the proposed 18 space (56 percent) variance to the parking regulations with a 
condition that the applicant complies with the zoning use of the subject site. If granted, it will 
not be subject to the site plan.  

 

• 200’ Radius Video: BDA234-148 at 7038 Grenville Ave.   
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Timeline:   

October 25, 2024:  The applicant submitted an “Application/Appeal to the Board of 
Adjustment” and related documents which have been included as part of 
this case report. 

November 4, 2024:  The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel A. 

November 13, 2024: The Development Services Department Senior Planner emailed the 
applicant the following information:  

• an attachment that provided the hearing date and panel that will 
consider the application; the November 22, 2024, deadline to 
submit additional evidence for staff to factor into their analysis; 
and December 6, 2024, 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. 

November 22, 2024: The Board of Adjustment staff review team meeting was held regarding this 
request and other requests scheduled for the December 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. 

November 22, 2024 The Traffic Engineering Program Administrator provided comments stating 
that no objection to the special exception request.  
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APPLICATION APPEAL TO THE BOARD OF AD[SIMI

Case No.: BDA

Data Relative to Subject Property.

Location address 7038 Greenville Avenue

052

Street Frontage (in feet). 1) 112' 2)>)«))

To the Honorable Board of Adjustment:

Owner of Property (per Warranty Dee4j. /logan Equities, LLC------------------------
1. Rob Baldwin, Baldwin Associates I h 214-824-7949

DD/lug[[,le[eD]/[Pe,

Maine A&are.. 3904 EIm Street, Suite B - Dallas zcoa."?°
E-mail Address: rob@baldwinplanning.com michele@baldwinplanning.com

Represented• Rob Baldwin, Baldwin Associates Telephone. 214-824-7949

Mag Aar,,, 3904 EIm Street, Suite B - Dallas zcode._"@@
E-mail Aadressrob@baldwinplanning.com michele@baldwinplanning.com

Affirm that an s ot The required parking
for a retail aces instead of the required

2-46spaces for a reduction of29,Sp aces or a reduction of41
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 buildign was built in 1965 for a furniture store and has a large footprint on a small lot
The propsoed printing facility has a lot of large equipment, but few employees and little retail traffic.

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
Rob BaldwinBefore me the undersigned on this day personally appeared

(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/she is the owner/or principal r authorized representative of the subject property

1REV05 24 2023
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Sincerely,

M. Samuell Eskander, PE

BDA234-148.   Application of Rob Baldwin for a special exception to the parking
regulations at 7038 Greenville Ave. This property is more fully described as Block 6/5199,
Lot 27 and is zoned MU-3, which requires parking to be provided . The applicant proposes
to construct and/or maintain a nonresidential structure for a commercial use and provide
20 of the required 48 parking spaces, which will require a 28 space special exception
(41% reduction) to the parking regulation.

Building Official's Report

Rob Baldwin

for a special exception to the parking regulations

I hereby certify that

did submit a request

7038 Greenvilleat
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@
CITY OF DALLAS

AFFIDAVIT

metvisr DA 23//47
I, Hogan Equities, LLC , Owner of the subject property

(Owner or "Grantee" of property as it appears on the Warranty Deed)

at: 7038 Greenville Avenue
(Address of property as stated on application)

Authorize: Rob Baldwin Baldwin Associatest
(Applicant's namc as stated on application)

To pursue an appeal to the City of Dallas Zoning Board of Adjustment for the following request(s)

Variance (specify below)

Special Exception (specify below)

Other Appeal (specify below)

Specify: Off-Street Parking Requirements

Print name of property owner or registered agent Signature of property owner or registered agent

Date «-Le-1f

Before me, the undersigned, on this day personally appeare(\~\ ()..,h._-\:t1{jG\_f\

Who on his/her oath certifies that the above statements are true and correct to his/her best knowledge.

Subscribed and swom to before me this [\po''jay of_2Ivl'

<T2 KRISTIE R. RETTMANNotary Public
;] $t@f@ t[ex+

s Iii3170440-4
My Corin.Ex@tr@i 09-30-2026

No ry Public for Dallas County, Texas

comission esres o6[30]2\g

11
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CITY OF DALLAS

AFFIDAVIT

minis A2391/8
L Hogan Equities, LLC

(Owner or "Grantee" of property as it appears on the Warranty Deed)
. Owner of the subject property

at: 7038 Greenville Avenue
(Address of property as stated on application)

Authorize: Rob Baldwin, Baldwin Associates---------------~------------------{App Iicant's name as stated on application)

To pursue an appeal to the City of Dallas Zoning Board of Adjustment for the following request(s)

_x Variance (specify below)

Special Exception (specify below)

Other Appeal (specify below)

Specify: Off-Street Parking Requirements

'-=---Signatureof property owner or registered agentPrint name of property owner or registered agent

Before me, the undersigned, on this day personally appearedL_yoI'IHI

Commission expires on_hhruay_21 202
V '

PAIGE MEGYESI
Notary ID #132940825

My Commission Expires
February 24, 2025

Who on his/her oath certifies that the above statements are true and correct to his/her be t knowledge.

Subscribed and sworn to before me this~ay of_____,,'--'----_.,._'-=-'-'--=-->."'-'--

11
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7038 Greenville
CITY OF DALLAS, TEXAS

Baldwin
Associates

BALDWIN
ASSOCIATES

3904 Eim Street, Suite B
Dallas, Texas 75226
MOBILE: 214.729.7949
OFFICE: 214.824.7949
rob@baldwinplanning.com

09/19/2024
PROCTNUMER
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7038 Greenville Avenue

HOLLY HILL TOWNHOMES
VOL. 79130, PG. 3594 ' RESERVED

VOL. 1, PG. 219
M.R.D.C.T

Being Lot 27, Block 6/5199, of Lakeview Addition, an Addition to the City of Dallas, Dallas
County, Texas, according to the Map thereof recorded in Volume 1, Page 219, of the Map
Records of Dallas County, Texas.

@are»
can@1 isefore You Dig

ACCEPTED r:a- gaga

CHICAGO TITLE

Executed this 10th day of December, 2018.

SURVEYOR'S CERTIFICATE
This survey is mode relying on Information provided by Chicago Title Company In connection
with the transaction described in GF CTDAL36-8000361800985-A-NS. The undersigned
Registered Professional Land Surveyor (Bryon Connolly) hereby certifies to Guaranty Bank &
Trust, N.A., Hogan Equities, LLC, Chicago Title Company and Chicago Title Insurance
Company that, (a) this plat of survey and the property description set forth hereon were
prepared from an actual on-the-ground survey of the real property 7038 Greenville Avenue
described in Inst. No. 201100317113, and shown hereon; (b) such survey was conducted by
the Surveyor, or under his direction; (c) all monuments shown hereon actually existed on
the date of the survey, and the location, size and type of material thereof are correctly
shown; (d) except as shown hereon there are no observable protrusions on to the Property
or observable protrusions there from, there ore no observable discrepancies, conflicts,
shortages in area or boundary line conflicts; (e) the size, location and type of
improvements, ore shown hereon, and all ore located within the boundaries of the Property
and setback from the Property lines the distances indicated; (f) the distance from the
nearest intersection street or rood is as shown; (g) the Property hos apparent access to
and from a public roadway; (h) recorded easements listed hereon hove been labeled and
plotted hereon; (i) the boundaries, dimensions and other details shown hereon ore shown to
the appropriate accuracy standards of the State of Texas; (j) the Property is located in
Zone X (N.F.H.A.) and is not located in a 100 Year Flood Plain or in an identified "Flood
Prone Area" as defined by the U. S. Deportment of Housing and Urban Development (Flood
Insurance Rate Map No. 48113C0335K, with a date of 07/07/2014) pursuant to the Flood
Disaster Protection Act of 1973.

The surveyor expressly understands and agrees that Guaranty Bank & Trust, N.A., Hogan
Equities, LLC, Chicago Title Company and Chicago Title Insurance Company ore entitled to
rely on this survey as having been performed ta the appropriate standards of the current
Texas Society of Professional Surveyors Standards and Specifications for a Texas Land Title
Survey as set forth by the Texas Boord of Professional Land Surveying.

Use of this survey by any other parties and/or for other purposes shall be at user's own
risk and any loss resulting from other use shall not be the responslblllty of the
undersigned.

Registered Professional Land Surveyor No. 5513
60
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3904 Elm Street Suite B . . Dallas, TX 75226 . . 214-824-7949  
 

   
         
  

November 22, 2024 
 
Cambria Jordan 
Senior Planner 
City of Dallas Board of Adjustment 
Planning & Development Department 
1500 Marilla St., 5BN 
Dallas, TX 75201 
 
Re: BDA234-148 
 
This firm represents Dallas Printing in their request for a variance to the off-street 
parking requirements to accommodate a printing business at the existing building 
located at 7038 Greenville Avenue. Approval of this variance is essential for Dallas 
Printing to occupy a former furniture store built in 1965. 
 
Background and Justification 
The property is located on the east side of Greenville Avenue, north of Park Lane, within 
a Mixed-Use 3 zoning district. Built in 1965, the building has historically housed various 
furniture stores but has remained vacant in recent years. Dallas Printing, a business 
with over 50 years of history, including the last eight years at Preston Center, seeks to 
purchase and occupy this site for its operations. 
 
Printing businesses, by their nature, generate minimal walk-in traffic and require fewer 
parking spaces. Most of the floor area in the proposed use will be dedicated to large 
printing equipment rather than employee workspaces or customer areas. 
 
At their current location, Dallas Printing operates effectively with 10 employee parking 
spaces and just two spaces for retail customers, as most orders are submitted online 
and delivered directly to clients. At the proposed location, they plan to maintain 11 
employee parking spaces and provide nine spaces for customers. The owner has 
confirmed there are no plans to increase staffing at the new site. 
 
To support this request, a traffic engineer was retained to evaluate the proposed 
parking arrangement. The engineer's report, submitted to the city for review, concludes 
that the requested variance is reasonable and will provide sufficient parking for both 
employees and customers. 
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November 22, 2024 
Page 2 
 

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

 
Hardship Was Not Self-Created 
The need for this variance is due to the original construction of the building in 1965 and 
not a result of actions taken by Dallas Printing. The property was developed in full 
compliance with the City of Dallas’s zoning and building standards at that time. Any 
discrepancies in current compliance arise from subsequent zoning changes and 
evolving development standards, rather than any actions by the applicant. 
 
Public Interest 
Granting this variance is in the public interest. Allowing Dallas Printing to occupy this 
long-vacant property will revitalize an aging structure and enhance the vibrancy of the 
Greenville Avenue corridor. The submitted engineering analysis confirms that the 
proposed use and parking configuration will not adversely impact the surrounding area 
or public resources. 
 
Unique Property Challenges 
The trapezoidal shape of the property and the existing building's layout significantly limit 
the potential for additional parking. The structure was specifically designed for furniture 
retail—a use with one of the lowest parking requirements under the Dallas Development 
Code. However, shifts in retail dynamics in the Internet Age have rendered the site 
unsuitable for modern furniture stores, as evidenced by its prolonged vacancy. 
 
Conclusion 
We respectfully request your approval of this parking variance. Repurposing this 
building as a printing facility aligns with the public interest and provides a practical use 
for a structure originally designed for low-parking-demand furniture retail. With minimal 
walk-in traffic and a focus on equipment-heavy operations, the parking needs of Dallas 
Printing will be adequately met under the proposed arrangement. 
 
This variance offers an excellent opportunity to bring life back to this property while 
addressing its unique challenges. We look forward to your favorable consideration. 
 
Should you require further information or have any questions, please do not hesitate to 
contact me. Thank you for your time and consideration. 
 

With kind regards, 
 

 
 

Robert Baldwin 
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BOARD OF ADJUSTMENT MONDAY, DECEMBER 9, 2024 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA234-141 (BT) 
 

BUILDING OFFICIAL’S REPORT:  Application of Charlotte Youngquist for (1) a special exception 
to the front yard setback regulations for a carport, and for (2) a special exception to the side yard 
setback regulations for a carport at 726 W Greenbriar Lane. This property is more fully described 
as Block 4789, Lot B, and is zoned R-7.5(A), which requires a front yard setback of 25 feet and 
requires a side yard setback of 5 feet. The applicant proposes to construct a carport for a single-
family residential dwelling in a required front-yard and provide a 17 foot setback, which will require 
(1) an 8-foot special exception to the front-yard setback regulations for a carport, and to construct 
a carport for a single-family residential dwelling in a required side-yard and provide a 2-foot 6-
inch setback, which will require (2) a 2-foot 6-inch special exception to the side-yard setback 
regulations for a carport.  Referred to the Board of Adjustment in accordance with Sections 51A-
4.401-(c), and 51A-4.402-(c) of the Dallas Development Code, as amended, which states the 
power of the Board to grant special exceptions for a carport. 

LOCATION:    726 W Greenbriar Ln.   

APPLICANT:  Charlotte Youngquist 

REQUEST: 

(1) A request for a special exception for a carport to the front-yard setback regulations. 
(2) A request for a special exception for a carport to the side-yard setback regulations. 

STANDARDS OF REVIEW FOR A SPECIAL EXCEPTION FOR CARPORTS IN A REQUIRED 
FRONT YARD SETBACK REGULATIONS:  

Section 51A-4.401(c) of the Dallas Development Code states that the board may grant a special 
exception for a carport located within the front yard setback regulations when in the opinion of the 
board, there is no adequate vehicular access to an area behind the required front building 
line that would accommodate a parking space; and the carport will not have a detrimental 
impact on surrounding properties. 

STANDARDS OF REVIEW FOR A SPECIAL EXCEPTION FOR CARPORTS IN A REQUIRED 
SIDE YARD SETBACK REGULATIONS:  

Section 51A-4.402(c) of the Dallas Development Code states that the board may grant a special 
exception for a carport located within the side yard setback regulations when in the opinion of the 
board, the carport will not have a detrimental impact on surrounding properties. 

STAFF RECOMMENDATION:  

Special Exceptions (2): 

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

Zoning:      

Site: R-7.5(A) (Single Family District) 
North: R-7.5(A) (Single Family District) 
East: R-7.5(A) (Single Family District) 
South: R-7.5(A) (Single Family District) 
West: R-7.5(A) (Single Family District) 

Land Use:  

The subject site and all surrounding properties are developed with single family uses. 

Square Footage:   

This lot contains of 8,829 square feet. 
This lot is zoned R-7.5(A) which requires a minimum lot size of 7,500 square feet. 

BDA History:   

No BDA history 

GENERAL FACTS/STAFF ANALYSIS: 

• The application of Charlotte Youngquist for the property located at 726 W Greenbriar 
Lane. focuses on two requests relating to special exceptions to the front-yard and side-
yard setback regulations for a carport.  

• The applicant is requesting a special exception to the front-yard setback regulations for a 
carport. The applicant is proposing to construct and maintain a carport for a single-family 
residential dwelling and provide a 17-foot front-yard setback which will require an 8-foot 
special exception to the front-yard setback regulations. 

• Secondly, applicant is requesting a special exception to the side-yard setback regulations 
for a carport. The applicant is proposing to construct and maintain a carport for a single-
family residential dwelling and provide a 2-foot 6-inch side-yard setback, which will require 
a 2-foot 6-inch special exception to the side-yard setback regulations. 

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

• It is imperative to note the subject site is an irregularly (triangle) shaped lot, reducing the 
buildable area significantly beyond the front building line down to zero in the rear of the 
property.  

• The subject site is restrictive in size, 8,829 square feet with no alley access while other 
lots in the immediate vicinity range from 9,875 square feet to 19,700 square feet with alley 
access 

• Per staff’s review of the subject site, it has been confirmed that the carport structure is 
complete and currently being used to house two vehicles. 
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• The applicant proposes to provide a spray fire retardant that will meet building code 
requirements while keeping the open look near the property line. 

• The applicant has the burden of proof in establishing that the special exception for a 
carport located within the front and side yard setback, does not have adequate vehicular 
access to an area behind the required building lines that would accommodate a parking 
space; and the carport will not have a detrimental impact on surrounding properties. 

• The applicant has the burden of proof in establishing that the special exception for a 
carport is compatible with the character of the neighborhood, the value of surrounding 
properties will not be adversely affected, the suitability of the size and location of the 
carport, the materials to be used in construction of the carport. 

• Granting the special exceptions for a carport located within the required setbacks with a 
condition that the applicant complies with the submitted site plan and elevations, storage 
of items other than motor vehicles is prohibited in a carport for which a special exception 
has been granted under this subsection, and would require the proposal to be constructed 
as shown on the submitted documents.  

• 200’ Radius Video: BDA234-141 at 726 W Greenbriar Ln 

Timeline:   

October 17, 2024:  The applicant submitted an “Application/Appeal to the Board of 
Adjustment” and related documents which have been included as part 
of this case report. 

November 7, 2024:   The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel A. 

November 18, 2024:   The Development Services 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 November 22, 2024, 
deadline to submit additional evidence for staff to factor into their 
analysis; and December 6, 2024, 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. 

November 22, 2024:   The Board of Adjustment staff review team meeting was held regarding 
this request and other requests scheduled for the December 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 
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District Chief Planner, Chief Arborists, Zoning Senior Planner and 
Transportation Engineer. 

November 22, 2024:   The Development Services Department Senior Planner emailed the 
applicant the following information:  

• Revised briefing and heading date; Monday December 9, 2024. 

• November 22, 2024, deadline to submit additional evidence for 
staff to factor into their analysis; and  

• November 22, 2024, deadline to submit additional evidence to be 
incorporated into the board’s docket materials.  

• Confirmation to move forward with or postpone case. 
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"TOGETHER WE ARE BUILDING A SAFE AND UNITE HALLAS"

APPLICATION/APPEAL TO THE BOARD OF ADJUSTMENT

eel a .,, ?e,, 2p@cal {crt'a ! 'oyi ii, s/'au.sleyd[ f f + ' ("
Application is made to the Board of Adjustment, in accordance with the provisions of the Dallas Development Code, to

Case No.: BOA

Data Relative to Subject Property: t.,,(2/Jll,,~(!..£- Date:'-----+------\J-f-,---+-+~'-ai"1'--lr--'"

Location address:[la l! ,eeubt/ .zoning District:Pm»

Lot No.: [3 Block No.: £/7 8 9 Acreage: • 2 { (o Census Tract: ._••_...

Street Frontage (in Feet): 1)/Z 2)3)+))

To the Honorable Board of Adjustment:

oerotosrvteer worry oeea as/tte alfse// hug9«it
avaeCbaas/.he }uu;gal:T reeooner

woe Asses».72, J Gue&bla. Dl,7ooa75208T »
aw$Pp29id- 4epyhoo.ema
seresenea en yhf reaenone 210 22-5535
Mailing Address: _1l//Lb_ _zip code:

pf7alp km]f
. . .

"1St%7fa3aI7dlm,ft,talT"Taffe"rfoam7?"etvSlo
ant: t plication is granted by oard 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[llf't-51ff'mu

(Affiant/ plicant's a e printed}
who on (his/her) oath certifies that the above statements are true and correct to his/her best knowledge and that
he/she is the owner/or principal/or authoriz d representative of the subject property

Respectfully submitted:[ls4enJ1}

DEVELOPMENT SERVICES• BOARD OF ADJUSTMENT I REV 05.24.2023

Notary Public in and for Dallas County, Texas
KEVIN BOLTON

Notary ID #134941740
My Commission Expires

June 11, 2028

Subscribed and sworn to before me this _///day of o/.gr 2Ly

±ie
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Sincerely,

M. Samuell Eskander, PE

BDA234-141. Application of CHARLOTTE YOUNGQUIST for (1) a special exception to the
front- yard setback regulations, and for (2) a special exception to the side-yard setback
regulations at 726 W Greenbriar Ln. This property is more fully described as Block 4789,
Lot B and is zoned R-7.5(A),  which requires a front-yard setback of 25-feet and requires a
side-yard setback of 5-feet. The applicant proposes to construct and/or maintain a carport
for a single-family residential dwelling in a required front-yard and provide a 17-foot
setback, which will require (1) an 8-foot special exception to the front- yard setback
regulations, and to construct and/or maintain a carport for a single-family residential
dwelling in a required side- yard and provide a 2-foot 5-inch setback, which will require (2)
a 2- foot 5- inch special exception to the side- yard setback regulations.

Building Official's Report

CHARLOTTE YOUNGQUIST

for (1) a special exception to the front-yard setback regulations, and for (2)
a special exception to the side-yard setback regulations

I hereby certify that

did submit a request

726 W. Greenbriarat
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@
CITY OF DALLAS

AFFIDAVIT

Alp»moire DA. l34/4/
l,'eeltt'Itit,Oner of the subject property

72G
Authorize:. Ca»

(Address of property as stated on application)
0

To pursue an appeal to the City of Dallas Zoning Board of Adjustment for the following request(s)

__variance (specify below

Special Exception (specify below)

Other Appeal (specify below)

ssci. Et Yp uiaue af,

See.:L reek.. '.. cart
I

en De.7/1-29, ' 7

Before me, the undersigned, on this day personally appeared
ksent Jy Jen,r

Who on his/her oath certifies that the above statements are true and correct to his/her best

knowledge. Subscribed and sworn to before me thisl'tr day of

eeta lE

KEVN OLTON
Notary l #134941740
My Commission Expires

June 11, 2028

Notary Public for Dallas County,
Texas

Commission expires on
Ou, J,2>>r

DEVELOPMENT SERVICES • BOARD OF ADJUSTMENT [REV 05.24.202484



, Owner of the subject property

,

(Address of property as stated on application)

h

CI OF DALLAS

AFFIDAVIT

sos DA?a//
I, e
72G

Authorize: Cao l

To pursue an appeal to the City of Dallas Zoning Board of Adjustment for the following request(s)

jvatones toss -too

X Special Exception (specify below)

Other Appeal (specify below)---

gistered agent

st»e 7/12/
Before me, the undersigned, on this day personally appeared

ks,u Sy hey.d

Who on his/her oath certifies that the above statements are true and correct to his/her best

sss. .at,Aortas. K gf.±ls;k ya~17
£ erg»t 4 a-t.4s:l yard

knowledge. Subscribed and swom to before me this/1day of

er.L,

KEVIN BOLTON
Notary l #134941740
My Commission Expires

June 11, 2028

Notary Public for Dallas County,
Texas

Commission expires on
Ju., l,Noy

DEVELOPMENT SERVICES • BOARD OF ADJUSTMENT [REV 05.24.2024
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Case ID:
Printed: 9/25/2024
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CODE REVIEW
ZONING R-7.5

LOT COVERAGE 45.00%

HEIGHT RESTRICTIONS
MAX HEIGHT 30FT

SETBACKS
FRONT 25FT
REAR 5 FT
SIDES 5 FT
SPECIAL

LEGAL DESCRIPTION
BLOCK 4789
LOT B
SUBDIVISION EASTUS MANOR
CITY DALLAS
COUNTY DALLAS

COVERED SLAB AREA (EXTG) 1,960.42 SQFT re,COVERED SLAB AREA (PROP) 2,291.81 SQFT
LOT AREA 9,336.26 SQFT
COVERAGE (PROP) 25% II

!
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BOARD OF ADJUSTMENT MONDAY, DECEMBER 9, 2024 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA234-143 (BT) 
 

BUILDING OFFICIAL’S REPORT:  Application of Baldwin Associates for (1) a variance to the 
height regulations, for (2) a variance to the lot coverage regulations, for (3) a variance to the height 
regulations, and for (4) a variance to the height regulations at 4516 HOPKINS AVENUE. This 
property is more fully described as Block B/4993, Lot 28, and is zoned PD-67 (Tract 1), which 
requires the maximum residential structure height of 25 feet, and requires that no portion of the 
residential structure may be greater than 30-feet above grade, and requires that when the height 
of a roof is above 20-feet, 90 percent of the roof of the main structure must be hip and gable, and 
allows a maximum lot coverage of 40 percent. The applicant proposes to construct and/or 
maintain a residential structure with a midpoint height of 26-feet 5-inches which will require (1) a 
1-foot 5-inch variance to the height regulations, and the applicant proposes to construct and/or 
maintain a residential structure with a maximum lot coverage of 50 percent, which will require (2) 
a 10 percent variance to the maximum allowed lot coverage, and the applicant proposes to 
construct and/or maintain a residential structure with an overall height of 32-feet 4-inches to 
grade, which will require (3) a 2-foot 4-inch variance to the height regulation, and the applicant 
proposes to construct and/or maintain a residential structure with a roof above 20-feet in height 
which will require (4) a 12-foot 7-inch variance to the roof height regulations. 

LOCATION:    4516 Hopkins Ave.   

APPLICANT:  Rob Baldwin – Baldwin Associates 

REQUEST: 

(1) A request for a variance to the height regulations; 
(2) A request for a variance to lot coverage; 
(3) A request for a variance to the height regulations; and 
(4) A request for a variance to the height 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  

89



(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 II 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.  

(ii)    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  

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

STAFF RECOMMENDATION:  

Variance to height 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. 
B. Subject site does not differ 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 in the same zoning.  

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

Variance to lot coverage: 

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, that it cannot be developed in a manner commensurate with the 
development upon other parcels of land in the same zoning.  

C. Not self-created nor is it a personal hardship.  
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Variance to height 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. 
B. Subject site does not differ 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 in the same zoning.  

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

Variance to height 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. 
B. Subject site does not differ 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 in the same zoning.  

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

BACKGROUND INFORMATION: 

Zoning:      

Site: PD-67 (Tract 1) 
North: PD-67 (Tract 1) and PD-67 (Tract 4) 
East: PD-67 (Tract 1) 
South: PD-67 (Tract 1) 
West: CS 

Land Use:  

The subject site and all surrounding properties are developed with duplex and single family uses. 

Square Footage:   

This lot contains of 7,463 square feet. 

BDA History:   

No BDA history 
 
 

91



GENERAL FACTS/STAFF ANALYSIS: 

• The application of Rob Baldwin for the property located at 4516 Hopkins Avenue focuses 
on four requests relating to variance height and lot coverage.  

• The first request is for a variance to the height regulations. The applicant proposes to 
construct and/or maintain a residential structure with a midpoint height of 26-feet 5-inches 
which will require a 1-foot 5-inch variance to the height regulations.  

• Secondly, the applicant is requesting a variance to the lot coverage regulations. The 
applicant proposes to construct and/or maintain a residential structure with a maximum lot 
coverage of 50 percent, which will require a 10 percent variance to the maximum allowed 
lot coverage. 

• Thirdly, the applicant is requesting a variance to the height regulations. The applicant 
proposes to construct and/or maintain a residential structure with an overall height of 32-
feet 4-inches to grade, which will require a 2-foot 4-inch variance to the height regulation. 

• Lastly, the applicant is requesting a variance to the height regulations. The applicant 
proposes to construct and/or maintain a residential structure with a roof above 20-feet in 
height which will require a 12-foot 7-inch variance to the roof height regulations. 

• The subject site along with surroundings properties to the north, south, east and west are 
all developed with new 2-story duplex homes and older 1-story duplex.  

• Per staff’s review of the subject site, it has been confirmed that the duplex structure on 
the property is under construction. 

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

1) That granting the variance to the height regulations and lot coverage 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.  

• Granting the variance to the height and lot coverage 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. documents.  

• 200’ Radius Video: BDA234-143 at 4516 Hopkins Ave 
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Timeline:   

November 1, 2024:  The applicant submitted an “Application/Appeal to the Board of 
Adjustment” and related documents which have been included as part 
of this case report. 

November 7, 2024:  The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel A. 

November 18, 2024:    The Development Services 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 November 22, 2024, 
deadline to submit additional evidence for staff to factor into their 
analysis; and December 6, 2024, 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. 

November 22, 2024: The Board of Adjustment staff review team meeting was held regarding 
this request and other requests scheduled for the December 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. 

November 22, 2024:   The Development Services Department Senior Planner emailed the 
applicant the following information:  

• Revised briefing and heading date; Monday December 9, 2024. 

• November 22, 2024, deadline to submit additional evidence for 
staff to factor into their analysis; and  

• November 22, 2024, deadline to submit additional evidence to be 
incorporated into the board’s docket materials.  

• Confirmation to move forward with or postpone case. 
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APPLICATION/APPEAL TO THE BOARD OF ADJUSTMENT

lg@#5%,3
oao eave to sureProerr el /L/[0{ l
Location address. 4516 Hopkins_Avenue _ zoning Dist«. PD-67, Tract 1

(Cry 7rz">v-9
tot6.. 28 to&no. Bi4993 a:8250 st ceisous ta. 48113007102

59.7'Street Frontage (in Feet): 1)))+))
To the Honorable Board of Adjustment:

Owner of Property (per Warranty Deed): Topletz Properties Partnership, LLC
Applicant: Rob Baldwin, Baldwin Associates Telephone: _214-824-7949

Mailing Address: 3904 Elm Street, Suite B - Dallas zcoa?522@
E-mail Address: rob@baldwinplanning.com michele@baldwinplanning.com

Represented by: Rob Baldwin, Baldwin Associates Telepohon. 214-824-7949-------------
Mai Ii ng Address: 3904 Elm Street, Suite B - Dallas Zip Code: _7_52_2_6 _

E-mail Address: rob@baldwinplanning.com michele@baldwinplanning.com
Affirm that an appeal has been made for a Variance_, or Special Exception_, of The maximum height and
maximum lot coverage requirements. We are seeking a height variance so Section 51P7.105(b)(3
is triggered at 32'; a height variance to allow a structure to be 32 feet tall and a maximum lot coverage of45 % rather than 40%

•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 structure was permitted and built with approved plans and permits issued by the city (Permit #2212051142 / 2212121022 ). The variances

are warranted because the financial cost to come into copmpliance would exceed 50% of the value of the structure pursuant to Section 51A4-3. 102(B)(i) of the Dallas Development Code.

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.

Atfdait •

setore me the undersene4 on this dv ersoma earea/<
7

(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/she is the owner/or principal/or authorized representative of the subject property

/on alto
Respectfully Submitted.

(Affiant/Applicant's signature)
qui,, ,f

~1.1b\rj_~-~-~/~tobeforemethis711ayof O c::ft>be,r~ . 20~'-f
--:- ✓, -·· " PU • •• ,S., ~ rhv..'g' ','·.,: f,

@p - 'ks-r··o-o; 2:<2 Notary Public in and for Dallas County, T
=5, ii =
Z• 7«-;.u, r oo, 11302%%s DEVELOPMENT SERVICES • BOARD OF ADJUSTMENT { REV 05.24.2023o 12o,°
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Sincerely,

M. Samuell Eskander, PE

BDA234-143. Application of BALDWIN ASSOCIATES for (1) a variance to the height
regulations, and for (2) a variance to the lot coverage regulations, and for (3) a variance to
the height regulations, and for (4) a variance to the height regulations at 4516 HOPKINS
AVE. This property is more fully described as Block B/4993, Lot 28, and is zoned PD-67,
which requires the maximum residential structure height of 25 feet, and requires that no
portion of the residential structure may be greater than 30-feet above grade, and requires
that when the height of a roof is above 20-feet, 90 percent of the roof of the main structure
must be hip and gable, and allows a maximum lot coverage of 40 percent. The applicant
proposes to construct and/or maintain a residential structure with a midpoint height of
26-feet 5-inches which will requrie (1) a 1-foot 5-inch variance to the height regulations,
and the applicant proposes to construct and/or maintain a residential structure with a
maximum lot coverage of 50-percent, which will requrie (2) a 10-percent variance to the
maximum allowed lot coverage, and the applicant proposes to construct and/or maintain a
residential structure with an overall height of 32-feet 4-inches to grade, which will reqiure
(3) a 2-foot 4-inch variance to the height regulation, and the applicant proposes to
construct and/or maintain a residential structure with a roof above 20-feet in height which
will require (4) a 12-foot 7-inch variance to the roof height regulation.

*This application is attached to a fee waiver request; case report and docket will address
this request.

Building Official's Report

BALDWIN ASSOCIATES

for (1) a variance to the height regulations, and for (2) a variance to the lot
coverage regulations, and for (3) a variance to the height regulations, and
for (4) a variance to the height regulations

I hereby certify that

did submit a request

4516 HOPKINS AVENUEat
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CITY OF DALLAS

AFFIDAVIT

Appeal number: BDA

1,To0Poper@esPartnership.LG owner of the subject propery
(Owner or "Grantee" of property as it appears on the Warranty Deed)

at: 4516 Hopkins Avenue
(Address ofproperty as stated on application)

Authorize: Rob Baldwin, Baldwin Associates
(Applicant's name as stated on application)

To pursue an appeal to the City of Dallas Zoning Board of Adjustment for the following request(s)

_x Variance (specify below)

Special Exception (specify below)

Other Appeal (specify below)

Specify: Variance to the maximum height and lot coverage

p,it name ofproperty owner or registered agent 'istered agent

Before me, the undersigned, on this day personally appeared. L)zap1s [?I2_
Who on his/her oath certifies that the above statements are true and correct to his/her best knowledge.

Subscribed and swomn to before me this day of

REBECCA ANN NEADOS
Notary Public, State of Te1as
Comm. Expires 10-14-2024

Notary ID 126674801

# "ca, ,us±>
Notary Public for Dallas County, Texas

commission expires on l('(2?

11
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CITY OF DALLAS

AFFIDAVIT

re«sos 23/-1/
1,TopletzPoper"esPartnership.LG ,owner of he subject propery

(Owner or "Grantee" of property as it appears on the Warranty Deed)

at: 4516 Hopkins Avenue
(Address ofproperty as stated on application)

Authorize: Rob Baldwin, Baldwin Associates
AasnanasGaeaonaiaaa

To pursue an appeal to the City of Dallas Zoning Board of Adjustment for the following request(s)

Variance (specify below)

Special Exception (specify below)

Other Appeal (specify below)

Specify: Variance to the maximum height and lot coverage

• stered agentPrint name of property owner or registered agent

Gr Fee Wein
64.Dao )es2

Before me, the undersigned, on this day personally appeared._Lknu (zP(£Tz
Who on his/her oath certifies that the above statements are true and correct to his/her best knowledge.

Subscribed and sworn to before me this _/ day of

REBECCA ANN EADOS
Notary Public, State of Te1as
Comm. Erpires 10-14-2024

Notary ID 126674801
4,,±,,

dpt, .RY
(hcca 4 10aria7

Notary Public for Dallas County, Texas

Commission expires on_([z..Q]

11
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TEXAS SECRETARY of STATE
JANE NELSON

BUSINESS ORGANIZATIONS INQUIRY - VIEW ENTITY

Filing Number:
Original Date of Filing:
Formation Date:
Tax ID:
Duration:

Name:
Address:

802548515
September 16, 2016
N/A
32061637438
Perpetual

TOPLETZ PROPERTIES PARTNERSHIP LLC
7509 INWOOD RD STE 301
DALLAS, TX 75209 USA

FEIN:

Entity Type: Domestic Limited Liability Company (LLC)
Entity Status: In existence

REGISTERED AGENT FILING HISTORY
ASSOCIATED

MANAGEMENT ASSUMED NAMES ENTITIES INITIAL ADDRESS

[

Name
DENNIS D TOPLETZ

I Order J I Return to Search J

Address
7509 INWOOD RD, #301
Dallas, TX 75209 USA

Inactive Date

Instructions:
a To place an order for additional information about a filing press the 'Order' button.
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CITY OF DALLAS

September 16, 2024

Mr. Tanner Rivera
7219 Centenary Ave
Dallas, TX 75225
tannerriyera1@yahoo.com

Via Email

RE: Project/ Permit# 2212051142 / 2212121022

This letter serves as official notification that project 2212051142 and master permit
2212121022, for the construction of a new duplex at 4516 Hopkins Ave., Dallas, Texas
75209, were issued in error by the Planning and Development Department (PDV). You
have 15-Days to submit corrective application/s for the following violations or this
permit/project will be revoked:

• Structure exceeds the maximum allowed lot coverage of 40 percent for the
district per Dallas Development code§ 51P-67.107(c)(2).

• Structure exceeds the maximum allowed height for the district per Dallas
Development Code§ 51P-67.107(c)(1).

• Non-compliant roof type per the design standards for Planned Development No.
67 per Dallas Development Code §,51P-67.107(c)(3).

Next Steps:
Please reach out to Planning and Development to discuss any of the following options:

• Option 1 - Submit an Addendum: Revise and submit plans that comply with all
Planned Development No. 67 standards and conditions.

• Option 2 - Submit Appeal/s Application to the Board of Adjustment: The
Board of Adjustment has the power and duty to hear and grant variances from
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 violations as listed and provided for
in 51A-3_102(d)10).

o Design Standard Limitation: The Board of Adjustment does not have the
authority to grant variances for design standards, such as roof type. Roof-
related violations cannot be appealed for a variance through the Board.

Development Services Department - 320 E. Jefferson Blvd., Rm. 118, Dallas, TX 75203
105



a
CITY OF DALLAS

These can only be addressed by appealing the revocation of the permit
through an Administrative Official appeal as provided in Section 51A-
4. 703(a)(2).

Please note, these options are provided as a means toward potential compliance and
are not intended to constitute legal advice. Please do not hesitate to reach out to
Assistant Director (I)/ Zoning Administrator, Jason Pool, should you have any questions
or require additional information.

If no action is taken within 15-days of the date on the letter, this permit/project
will be revoked and referred to the City's Department of.Code Compliance for
enforcement.

Permit/Project revocation is final unless appealed to the Board of Adjustment in
accordance with Section 51A-4.703(a)(2) of the Dallas City Code within 20 days after
written notice of the above action.

Thank you for your prompt attention to this matter.

Jason Pool
Assistant Director (I)/ Zoning Administrator
214-948-4392
Jason_Pool@Dallas.gov

c: Emily Lui, Director
M. Samuell Eskander, Deputy Director/Building Official (I)
Vernon Young, Deputy Director
Michael Herron, Zoning Inspections Supervisor
Jill Haning, Assistant City Attorney

Christopher Christian, Director
Jeremy Reed, Assistant Director
Alfred Beecham, Manager
Stormy Gonzalez, Manager
Charlotta Riley, Assistant City Attorney

Development Services Department - 320 E. Jefferson Blvd., Rm. 118, Dallas, TX 75203106
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SHEET LIST LEGAL DESCRIPT.ON
A1.0 COVERSHEET
A1.1 FIRST FLOOR PLAN 4516 and 4518 HOPKINS AVE. LOT 28

B8LOCK 84993
A2.2 SECOND FLOOR PLAN DALLAS COUNTY , TEXAS

A1.3 ROOFPlAN ZONED: D-DUPLEX DISTRICT

A2.0 EXTERIOR ELEVATIONS
A2.1 EXT ERIOR ELEVATIONS AREA CALCULATIONS:

A3.0 BUILDING SECTIONS LEVEL 1 2,174.04 S.F.
A4.0 WALL SECTIONS LEVEL 2 3,289.09 S.F.

A5.0 SCHEDULES GARAGE 1,086.42 S.F.
PORCHES 448 S.F.

E1.0 FIRST FLOOR ELECTRICAL PLAN TOTAL 5,463.13 S.F.
E1.1 SECOND FLOOR ELECTRICAL PLAN

I
•-..,,.,,..,.,,..,,,., -_: l

PP 67 TRACT 1/0UPLEX I
F- 25°
s-5
R- 10
HT. 36
LOT COV- 60%
P.- 2 PER DWELLING

01

3±:Ar=z==
LE5:z:=z:zn:-

'eUNEY PLAT

MATERALS
ARTISAN HARDIE BOARD SDING.
INSTALL PER MANUFACTURERS RECOMME ND0ATONS

STUCCO:
34' PORTANO CEMENT NTEGRAL COLOR PLASTER WTH
ELASTOMERC TOP COAT (3-PART SYSTEM) INSTALLED
OVER EE'AL LATH, INSTALL FRY REGET V STYLE
CONTROL JONTS AS INDICATED ON EXTERIOR
ELEVATIONS. FNISH SHALL BE SMOOTH TROWELED TO
COAT.

BRICK VENEER.
STANDARD SZE BRICK, SPECIES SHALL BE SELECTED 8Y
OWNER PRODE WATERPROOF NG AROUNDO ALL BRICK
TES TO ENSURE SUBS-SHEATHING IS WATERPROO
PROVIDE THROUGH WALL FASHING AT THE BASE OF ALL
BRICK PROV.DE STEEL LNTELS TO CARRY WE GHT OF
BRICK ABOVE ALL OPEN NGS ALONG WTH THROUGH WALL
FASNG PROV.DE GALV 3RCK TESA 2OCEW
PROVOE WEEPS AT 24 CC WORTA COLO TO BE
SE.ECTED BY ONE«

EXTERIOR WOO S DIG
RECOWVEOED SPECIES PP FINAL SELECTION BY
OWNER, INSTALLATION 1X4 SHIP BOARDS CEA
SEALED SAT NIS

ASPHALT SHINGLE ROOF
INSTALL WITH 4' SIDE LP AND2' TOP LP INSTALL
UNDOERLAYWENT ' ON BOTH SIDES OF HIPS ANDO RIGES
DRIP EDGES SHALL BE CORRO SION RESISTANT WETAL ANO
APPL FD OVER UNDOERLA YENT ALONG RAKE AND
DIRECTLY TO THE ROOF DECK LONG THE EAVE. PROV.OE
RIOGE VENTS AT ALL ROOF RDOGES.

STANDING SEAM ETAL ROOF
INSTALL PER MANUFACTURES RECOMMEND ATIONS

GG.LG@Jsre»a - l 2gEStot.Lu, DAL, p po us r2 riviii

1.:z---
EE5SE±=ism
aero.tea

I SUBJECT TO FIELD INSPECTOR'S
APP]OVAL

I KEEi' 20 FT X 20 FT \IISIIUTT
TRANGLES CLEAR

4 PERT S ENG ISSUE FOR NATERHASTENATER ULUTES
YO/ IRERESPONSLETOVERYTTVTL.TESRE
AUBLEFORTSPROPERTY F UTUTESIEMOT
NALE FORTSSTE HE CITY OFILLASMOT

E5POIS6£

l~N~~l•leggijsl, =wk
WATER SHALL NOT BE REDIRECTED TO DRAN

ONTO AD,JOINING PRNATE PROPERTY

~OETE:TilllSREOUaE O-TELY I
OUTSDOEALISEEPING AREASADOAT ALL

FLOOR LEVELS

FLOOR PLAN NOTES

Loof 4,000 sue heat to 7499 sun letn area nequinea roar.am ot to2) ego or mear tees
Must haea merer.am o one(1)tree in e tort yard

PARTITION TYPE NOTES.
1 PARTITIONS ARE TO BOTTOM OF DECK UNLESS

NOTED OTHERWISE.
2 FIL ALL VOS BETWEEN STUOS ANDO SOUND BATT

INSULATION ANDO CAULK WITH ACOUSTICAL SEALANT
AT TOP ANO BOTTOM OF EACH LAYER OF DRYWALL
ADO ALL PENETRATIONS FOR LOCATIONS NEEDING
ACOUSTICAL PRIVACY.

3 ALL GYPSUM BOARD WALL TO BE PANTED FAT.
COLOR TO BE DETERM NED BY CLIENT .

IGHTNG ANDO ELECTRICAL NOTES.
1 CONTRAC TOR TO COORDINATE LIGHT SWTCH

LOCATIONS WITH OWNER
2 NTE EFT LUGHT FDTURECFI G WOUTED ITEM

LOCATIONS I CON-L CT WITH TRUSS LOCATIONS
I OCATF SAD F XTJRF STRING AS NEAR AS 20SS BE
TC NTENCELOCAIO

3 AL SWICHEDIVERS IO 8WI
4 CONTRA CTOR TO COORDIATE OJLET LOCAT OS

W+ OWNER AM LOCA CODE
REQUNEMENT SCONTRAC TOR TO COORDINA TE AL
DATA, TV. AV. EIC. LOCATIONS WITH OWNER ANO
LOCAL CODE REQUIREMENTS

5 CONTRAC TOR TO COORDI NATE OUTLET
REQUNEMENTS ANDO LOCATIONS WITH FNAL
APPLUANC E SELECTION SPECIFICATIONS.

DENSION NOTES
1 AL EXTERIOR DIMENS IONS ARE TO FACE OF

MATERIAL UNLESS NOTED OTHERWIS E.
2 AL INTERIOR DIENSIONS ARE TO FACE OF STUD

FLOOR PAN NOTES
GENERAL NOTES

1 PANS ARE DESIGNED TO 2015 INTERNATIONAL
BUADING CODES CONTRAC TOR TO VERIFY PANS
CONFORM TO LOCAL BUILDING STANDARDS PRIOR TO
CONSTRUCTON.

2 CONTRA CTOR SHALL COORDINATE NSTALATON OE
APP?LANCES ANDO FXTURE S WITH SUB-CONTRACT OR
TRADES BASED ON OWNER SELECTIONS INSTALL
AL FUTURES AND APPLIANCE S PER
NUFACTURERS RECOMMENDATIONS. CONTACT
ARCHITECT PRIOR TO INSTALLATION F OWNER
Su8STTUTONS AFFECT DESIGN.

3 NSTALL N-WALL BLOCKING AS REQUIRED FOR ALL
FXTURES, APPL LANCES ANDO ACCESSORIES AS
REQUIRED TO SUPPORT SAD ITEMS

4. LANDSCAPE DESIGN AND SITE WORK SY OTHERS.

FINISH NOTES
1 ALL INTERIOR CE LUNGS ANO WALLS SALL BE

PANTED GYPSUM BOAR UNESS VOTED
OIHEWS

AL INTERIOR MALLS SYAL BE '2' GPSJM 30ARD AN
INTER DR CEMIG SHA.L 3E 58 GYPSUM BOAR JMLESS
NO ED OTHERWISE

WALL ANDO PARTTION NOES
1 NSTALL REOURED AYERS OF «Q» FELT OR

HOUSEW RAP TYPICAL OVER AL EXTERIOR
SHEATHING

2 ALL EXTERIOR WALLS ARE 26's UNLESS NOTED
OTHERWSE.

3 ALL INTERIOR PARTITIONS ARE 2u'TYPE A EXCEPT
FOR WALLS WITH PLUMB NG AND WALLS FOR POCKET
DOORS. PARTITIONS WITH PUMB8ING ANDO WALL FOR
POCKET DOORS ARE 2¢+ TYPE

4. NSTAL THERMAL INSULATION N ALL WALLS AND
CELUNGS ADJACENT TO CONO.TONED INTERIOR
SPACES

5. NSTALL THERMAL INSULATION IN ALL INTERIOR
REQUIRIN G ACOUSTICAL PRIVACY

6 NSTALL FIBER CEMENT BACKER BORD N AL
NTERIOR WET WALLS, TYPE D AND E AND CEALNGS

DALLAS GREEN BUALDING PROGRAM NOTES.-NEW CONSTRUCT1O
Ml new construction to comply wit Phase-2 of the Cty of Dalas Pescnpthive
Checddist
Sor Water.

» 70of the non-roof area to have vegetative landscaping or permeable pavng
Water Usage.

» Uize drp igation in al planing beds.
must copy eh 3 ol he tdowig 5 ates9res.

• Lavatory faucets to have a tow rate of20 GPM mat
w Shower heads to have a low rate al20 GM ma
» Toilets to have an average tush rate o1.3 GPF me
• Dishwasher to be Energy Star labeled and use gal Mau per cyde

Clothes washers to be Energy Star labeled and have a modified energy 'actor
ot20 min and water 'actor ot 5 mex

Energy Efcisoy.
Tehouse must achieve energy efficiency 15% better than the Datas Energy

Conservation Code using the KC3 calculator .
Heat eland Mtigator.

• Rooting neterials shat be Energy Sar quailed with a ight nehectare value
of025. A property installed radiant barer or a far encapsulated attic is
an acceptable aeratve.

lndoor Mir Quality.
HVACand duct work to be located outside of the fire rated garage ervelope

• Minimize pollutants inconditioned space above garage.
a) Penetrations sealed
b) Floor and ceiling joist bays sealed.
c) Painted wasand oeling of conditioned space.

• Minimize pollutants in condoned space adjacoert to garage
a) Penetrations sealed
b) Doors weatherstripped .
c) Cracks at wall base sealed

» Ar liters to be MERV8min
w Air handier(s) to be property sized by the mechanical contractor
» Air titer housing to be aright

GENERAL NOTES TO CONTRACT OR-
1. DO NOT SCALE DRAWINGS.
2 CONTACT ARCHITECT WTH QUESTIONS PROR TO

COMMENC ING THAT PORTON OF THE JO8
3 AL CONSTRUC TION TO CONFORM TO CITY OF

DALLAS ANDO RC 2015 8NIDNG CODE

SURVEY (8Y OTHERS) 02 SITE PLAN .o° 03
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3904 Elm Street Suite B . . Dallas, TX 75226 . . 214-824-7949  
 

   
         
  

November 22, 2024 
 
Bryant THompson 
Senior Planner 
City of Dallas Board of Adjustment 
Planning & Development Department 
1500 Marilla St., 5BN 
Dallas, TX 75201 
 
Re: BDA234-143 
 
Dear Mr. Thompson, 
 
This firm represents Topletz Properties Partnership, LLC in their request for variances 
related to lot coverage, building height, and the triggering height specified under Section 
51P-75.105(b)(3). Approval of these variances is essential to enable the completion of a 
home under construction per plans previously reviewed and approved by the City of 
Dallas. 
 
Background and Justification: 
 
The property in question is located on Hopkins Avenue within the Elm Thicket 
neighborhood. The owner is constructing a duplex on the property, which is an allowed 
use under the current zoning regulations. In March 2023, the City of Dallas issued a 
building permit authorizing this construction. Following approval of the plans and 
issuance of the permit, construction commenced promptly, with regular inspections 
conducted and approved by city officials. 
 
Key inspections included: 
 

• February 20, 2024: The foundation inspection, which confirmed compliance with 
the approved lot coverage. 
 

• July 18, 2024: The framing inspection, which established compliance with the 
building’s maximum height. 
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November 22, 2024 
Page 2 
 

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

However, on September 16, 2024, the property owner received notification from the City 
of Dallas that the permit had been issued in error and all construction activity must 
cease immediately. By this point, the home was substantially complete, lacking only the 
final interior and exterior finishes. Compliance with the requirements of PD-67 now 
necessitates significant demolition and reconstruction of the structure, imposing a 
substantial and undue financial burden on the property owner. 
 
Cost Implications: 
 
Section 51A-301.102(c)(10)(B)(i) of the Dallas Development Code provides the Board of 
Adjustment with discretion to approve variances when the cost to cure the variance 
exceeds 50% of the structure’s current appraised value. As the structure remains 
unfinished, it has not yet been appraised by the Dallas Central Appraisal District. 
However, the construction cost to rebuild the structure will exceed the threshold 
established by the Development Code. 
 
Hardship Was Not Self-Created: 
 
The hardship requiring these variances is not self-created. The structure was built 
strictly in accordance with plans reviewed and approved by the City of Dallas. Had 
height and lot coverage discrepancies been identified during the plan review process, 
the architect would have revised the plans to ensure full compliance with PD-67. This 
unfortunate situation arises solely from the City of Dallas approving plans in error. 
 
Public Interest: 
 
Granting this variance aligns with the public interest. The proposed duplex is visually 
appealing and consistent with the character of other recently constructed homes in the 
neighborhood. Allowing its completion would enhance the aesthetic and functional value 
of the area. 
 
Conclusion: 
 
The issuance of building permits in error in the Elm Thicket neighborhood is an 
unfortunate situation for all parties involved. This request complies with the variance 
standards established in the Dallas Development Code. We respectfully urge the Board 
of Adjustment to recognize these circumstances and approve the requested variances, 
enabling the property owner to finalize the construction without the extraordinary 
financial burden of demolition and reconstruction. 
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November 22, 2024 
Page 3 
 

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

Should you require further information or have any questions, please do not hesitate to 
contact me. Thank you for your time and consideration. 

With kind regards, 
 

 
 

Robert Baldwin 
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BOARD OF ADJUSTMENT MONDAY, DECEMBER 9, 2024 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA234-144 (BT) 
 

BUILDING OFFICIAL’S REPORT:  Application of Baldwin Associates for (1) a variance to the 
height regulations, and for (2) a variance to the lot coverage regulations at 4500 HOPKINS 
AVENUE. This property is more fully described as Block B/4993, Lot 32, and is zoned PD-67 
(Tract 1), which requires that when the height of a roof is above 20-feet, 90 percent of the roof of 
the main structure must be hip and gable, and allows a maximum lot coverage of 40 percent. The 
applicant proposes to construct and/or maintain a residential structure with a roof above 20-feet 
in height which will require (1) a 7-foot 7-inch variance to the roof height regulations, and the 
applicant proposes to construct and/or maintain a residential structure with a maximum lot 
coverage of 50 percent, which will require (2) a 10 percent variance to the maximum allowed lot 
coverage.  

LOCATION:    4500 Hopkins Ave.   

APPLICANT:  Rob Baldwin – Baldwin Associates 

REQUEST: 

(1) A request for a variance to the height regulations; and 
(2) A request for a variance to lot coverage. 

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  

(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 II 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:   
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(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.  

(ii)    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  

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

STAFF RECOMMENDATION:  

Variance to height 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. 
B. Subject site does not differ 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 in the same zoning.  

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

Variance to lot coverage: 

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, that it cannot be developed in a manner commensurate with the 
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-67 (Tract 1) 
North: PD-67 (Tract 1) and PD-67 (Tract 4) 
East: PD-67 (Tract 1) 
South: PD-67 (Tract 1) 
West: CS 
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Land Use:  

The subject site and all surrounding properties are developed with duplex and single family uses. 

Square Footage:   

This lot contains of 7,463 square feet. 

BDA History:   

No BDA history 

GENERAL FACTS/STAFF ANALYSIS: 

• The application of Rob Baldwin for the property located at 4500 Hopkins Avenue. focuses 
on two requests relating to height and lot coverage.  

• The first request is for a variance to the height regulations. The applicant proposes to 
construct and/or maintain a residential structure with a roof above 20-feet in height which 
will require a 7-foot 7-inch variance to the roof height regulations. 

• Secondly, the applicant is requesting a variance to the lot coverage regulations. The 
applicant proposes to construct and/or maintain a residential structure with a maximum lot 
coverage of 50 percent, which will require a 10 percent variance to the maximum allowed 
lot coverage.  

• The subject site along with surroundings properties to the north, south, east and west are 
all developed with new 2-story duplex homes and older 1-story duplex. 

• To the immediate west across Bristol Road is commercial development. 

• Per staff’s review of the subject site, it has been confirmed that the duplex structure on 
the property is under construction. 

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

1) That granting the variance to the height regulations and lot coverage 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.  

• Granting the variance to the height regulations and lot coverage 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. documents.  
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• 200’ Radius Video: BDA234-144 at 4500 Hopkins Ave 

Timeline:   

November 1, 2024:  The applicant submitted an “Application/Appeal to the Board of 
Adjustment” and related documents which have been included as part 
of this case report. 

November 7, 2024:  The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel A. 

November 18, 2024:    The Development Services 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 November 22, 2024, 
deadline to submit additional evidence for staff to factor into their 
analysis; and December 6, 2024, 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. 

November 22, 2024: The Board of Adjustment staff review team meeting was held regarding 
this request and other requests scheduled for the November 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. 

November 22, 2024:   The Development Services Department Senior Planner emailed the 
applicant the following information:  

• Revised briefing and heading date; Monday December 9, 2024. 

• November 22, 2024, deadline to submit additional evidence for 
staff to factor into their analysis; and  

• November 22, 2024, deadline to submit additional evidence to be 
incorporated into the board’s docket materials.  

• Confirmation to move forward with or postpone case. 
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Services
"TOGETHER WE ARE BUILDING A SAFE AND UNITED DALLAS"

APPLICATION/APPEAL TO THE BOARD OF ADJUSTMENT

--'ff.5#pg#3,
Data Relative to Subject Property:_____________ Date:lW J~

V Y l
Location address: 4500 Hopkins Avenue zoning District: PD-67, Tract 1

B/4993 ( 11'b) 1 qe, 2. S:)
owe.. 32 toko:'reae. 8356-sf census Ta. 48113007102
street Frontaee tin Fee)+_9.7 __],),0°)

To the Honorable Board of Adjustment: \J
Owner of Property {per Warranty Deed): Topletz Properties Partnership, LLC

Applicant: Rob Baldwin, Baldwin Associates Telephone: 214-824-7949
Mailing Address: 3904 Elm Street, Suite B - Dallas coa???@
E-mail Address: rob@baldwinplanning.com michele@baldwinplanning.com

Reresentea• Rob Baldwin, Baldwin Associates Telephone. ?1+8247949
Mailing Address: 3904 Elm Street, Suite B - Dallas Zip Code: _7_5_2_26 _

E-mail Address: rob@baldwinplanning.com michele@baldwinplanning.com
Affirm that an appeal has been made for a Variance_, or Special Exception _, of The maximum height and
maximum lot coverage requirements. We are seeking a height variance so Section 51P7.105(b)(3)
is tri ered at 27' 3" and a maximum lot covera e of
Application is made to the Board of Adjustment, in accordance with the provisfft+ )alls Development Code, to
Grant the described appeal for the following reason:
The structure was permitted and built with approved plans and permits issued by the city (Pennit # 2221051141 / 2212091120). The variances

are warranted because the financial cost to come into copmpliance would exceed 50% of the value of the structure pursuant to Section 51A-3.102(B)(i) of the Dallas Development Code.

Arda ,

Before me the undersigned on this day personally appeared / L--------
7

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.

DEVELOPMENT SERVICES■ BOARD OF ADJUSTMENT I REV 05.24.2023

202fOh)be

{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/she is the owner/or principal/or authorized representative of the subject property

«escaowv so»rm«aloeld'-rd
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Sincerely,

M. Samuell Eskander, PE

BDA234-144.  Application of BALDWIN ASSOCIATES for (1) a variance to the height
regulations, and for (2) a variance to the lot coverage regulation at 4500 HOPKINS AVE.
This property is more fully described as Block B/4993, Lot 32, and is zoned PD-67, which
requires that when the height of a roof is above 20-feet, 90 percent of the roof of the main
structure must be hip and gable, and allows a maximum lot coverage of 40 percent. The
applicant proposes to construct and/or maintain a residential structure with a roof above
20-feet in height which will require (1) a 7-foot 7-inch variance to the roof height regulation,
and the applicant proposes to construct and/or maintain a residential structure with a
maximum lot coverage of 50-percent, which will requrie (2) a 10-percent variance to the
maximum allowed lot coverage.

*This application is attached to a fee waiver request; case report and docket will address
this request.

Building Official's Report

BALDWIN ASSOCIATES

for (1) a variance to the height regulations, and for (2) a variance to the lot
coverage regulation

I hereby certify that

did submit a request

4500 HOPKINS AVENUEat
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@
CIY OF DALLAS

AFFIDAVIT

Amat number. DA 03/-/4f
1,ToletzPropertiesParership.G owner or he subject propery

(Owner or "Grantee" of property as it appears on the Warranty Deed)

at: 4500 Hopkins Avenue
(Address ofproperty as stated on application)

Authorize: Rob Baldwin, Baldwin Associates--------------~-----------------(Applicant's name as stated on application)

To pursue an appeal to the City of Dallas Zoning Board of Adjustment for the following request(s)

Variance (specify below)

Special Exception (specify below)

Other Appeal (specify below)

Specify: Variance to the maximum height and lot coverage

tea RRerGTCrea
9.

,Ss) Tnzz ±
gistered agent Signature of property owner or registered agent°

Before me, the undersigned, on this day personally appearedbps[fl$.Z
Who on his/her oath certifies that the above statements are true and correct to his/her best knowledge.

Subscribed and sworn to before me this _/ day of

REBECCA ANN VEADOS
Notary Public, Stateot Teas
Comm. Expires 10-14-2074

Notary ID 126674801

pr .a
(brr,0[2,oeo±
Gary Public for Dallas Couty, Texas

Commission expires on_ LA (4.2')

11
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@
CITY OF DALLAS

AFFIDAVIT

Appeal number: BD)A

1, 7oletzPoeries"Partnership.< ,owner of the subject propery
(Owner or "Grantee" of property as it appears on the Warranty Deed)

at: 4500 Hopkins Avenue
(Address of property as stated on application)

Authorize: Rob Baldwin, Baldwin Associates--------------~-----------------(Applicant's name as stated on application)

To pursue an appeal to the City of Dallas Zoning Board of Adjustment for the following request(s)

Variance (specify below)

Special Exception (specify below)

Other Appeal (specify below)

Specify: Variance to the maximum height and lot coverage

?3±),2?Z#@2zig- »PaeNery owner or registered agent Si

Before me, the undersigned, on this day personally appeared. [go [f'gr z
Who on his/her oath certifies that the above statements are true and correct to his/her best knowledge.

Subscribed and sworn to before me this _/e day of

REBECCA ANN EADOWS
Notary Public, State of Te1as
Comm. Epires 10-14-2024

Notary ID 126674801

4t. ,Ou
(bccos (Taoux

Notary Public for Dallas County, Texas

Commission expires on [_-((c] 4

11
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TEXAS SECRETARY of STATE
JANE NELSON

BUSINESS ORGANIZATIONS INQUIRY - VIEW ENTITY

Filing Number:
Original Date of Filing:
Formation Date:
Tax ID:
Duration:

Name:
Address:

802548515
September 16, 2016
N/A
32061637438
Perpetual

Entity Type: Domestic Limited Liability Company (LLC)
Entity Status: In existence

FEIN:

TOPLETZ PROPERTIES PARTNERSHIP LLC
7509 INWOOD RD STE 301
DALLAS, TX 75209 USA

REGISTERED AGENT FILING HISTORY
ASSOCIATED

MANAGEMENT ASSUMED NAMES ENTITIES INITIAL ADDRESS

Name
DENNIS D TOPLETZ

I order ] [ Return to Search J

Address
7509 INWOOD RD, #301
Dallas, TX 75209 USA

Inactive Date

Instructions:
~ To place an order for additional information about a filing press the 'Order' button.
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E
CITY OF DALLAS

September 16, 2024

Mr. Tanner Rivera
7219 Centenary Ave
Dallas, TX 75225
tannerriyera 1@yahoo.com

Via Email

RE: Project / Permit # 2212051141 / 2212091120

This letter serves as official notification that project 2212051141 and master permit
2212091120, for the construction of a new duplex at 4500 Hopkins Ave., Dallas, Texas
75209, were issued in error by the Planning and Development Department (POV). You
have 15-Days to submit corrective application/s for the following violations or this
permit/project will be revoked:

• Structure exceeds the maximum allowed lot coverage of 40 percent for the
district per Dallas Development code§ 51P-67_107(c)2).

• Non-compliant roof type per the design standards for Planned Development No.
67 per Dallas Development Code§ 51P-67.107(c)(3).

Next Steps:
Please reach out to Planning and Development to discuss any of the following options:

• Option 1 - Submit an Addendum: Revise and submit plans that comply with all
Planned Development No. 67 standards and conditions.

• Option 2 - Submit Appeal/s Application to the Board of Adjustment: The
Board of Adjustment has the power and duty to hear and grant variances from
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 violations as listed and provided for
in 51A-3_102(d)10).

o Design Standard Limitation: The Board of Adjustment does not have the
authority to grant variances for design standards, such as roof type. Roof-
related violations cannot be appealed for a variance through the Board.
These can only be addressed by appealing the revocation of the permit
through an Administrative Official appeal as provided in Section 51A-
4. 703(a)(2).

Development Services Department - 320 E. Jefferson Blvd., Rm. 118, Dallas, TX 75203
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CITY OF DALLAS

Please note, these options are provided as a means toward potential compliance and
are not intended to constitute legal advice. Please do not hesitate to reach out to
Assistant Director (I) / Zoning Administrator, Jason Pool, should you have any questions
or require additional information.

If no action is taken within 15-days of the date on the letter, this permit/project
will be revoked and referred to the City's Department of Code Compliance for
enforcement.

Permit/Project revocation is final unless appealed to the Board of Adjustment in
accordance with Section 51A-4.703(a)(2) of the Dallas City Code within 20 days after
written notice of the above action.

Thank you for your prompt attention to this matter.

Jason Pool
Assistant Director (I)/ Zoning Administrator
214-948-4392
Jason.Pool@Dallas.gov

c: Emily Lui, Director
M. Samuell Eskander, Deputy Director/Building Official (I)
Vernon Young, Deputy Director
Michael Herron, Zoning Inspections Supervisor
Jill Haning, Assistant City Attorney

Christopher Christian, Director
Jeremy Reed, Assistant Director
Alfred Beecham, Manager
Stormy Gonzalez, Manager
Charlotta Riley, Assistant City Attorney

Development Services Department - 320 E. Jefferson Blvd., Rm. 118, Dallas, TX 75203
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FLOOR PLAN NOTES
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DNENSON NOTES
1 AL EXTERIOR DENSIONS ARE TO FACE OF

ATERIAL UNLESS NOTED OTHERWISE
2 ALL INTERIOR DMAENSONS ARE TO FACE OF STUD

INN3a 3Iv43s Y 380038 1
HOO8Ga3/Ed OY SOM3OIS

PARTTON TYPE NOTES.
1 PARTITIONS ARE TO BOTTOM OF DECK UNLESS

NOTED OTHERWISE
2 FLL ALL VOIDS BETWEEN STUDS AND SOUN BATT

INSULATION ANDO CAULK WITH ACOUSTICAL SEALANT
AT TOP AND BOTTOM OF EACH LAYER OF DRYWALL
ANO ALL PENETRATIONS FOR LOCATIONS NEEDING
ACOUSTICAL PRNVACY.

3 ALL GYPSUM BOARD WALL TO BE PANTED FAT.
COLOR TO BE DOFTFRMINE DO BY CLUENT

LIGHT NG AND ELECTRICAL OTES
1 CONTRACTOR TO COORDINATE LIGHT SWITCH

LOCATIONS WTH OWNER
2 NIE EVENT LIGHT F XTJRE/CEL NG MOUNTEDEM

LCATIONS IN CON-L CT WIT RUSS LOCATIONS
LCCAIE SA XTURE SIRING AS NEAP AS POSS B.E
TO ITEMED LOCATION

3 ALL SWICHEWERS 'OWI
4 CONTRACTOR TO COORDIAE CUTE'LOCATIONS

WH OWNER? AND LOCAL COE
REOUNEMENTS CONTRACTOR TO COORDINATE ALL
DATA, TV, AV, ETC. LOCATIONS WITH OWNER AND
LOCAL CODOE RECURREMENT S.

5. CONTRACTOR TO COORDINATE OUTLET
REUNEMENTS AND LOCATIONS WTH FINAL
APPLANCE SELECTON SPECIFICATIONS

TAOaav
S.80L034SN 013l3 01 193r9n0

FLOOR PLAN NOTES
GENERAL NOTES

1, PLANS ARE DESIGNED TO 2015 INTERNATIONAL
8ULDNG CODES. CONTRACTOR TO VERIFY PANS
CONORV TO LOCAL BUILDING STANDARDS PRIOR TO
CONSTRUCTlON.

2 CONTRACTOR SHALL COORDINATE INSTALLATION OF
APPLIANCES AND FXTURES WITH SU-CONTRACTOR
TRADES BASED ON OWNER SELECTIONS INSTALL
ALL FDTURES AND APPLIANCES PER
ANUFACTURFR'S RECOMMENDATIONS CONTACT
ARCHITECT PRIOR TO INSTALLATION IF OWNER.
SUSTTTUTONS AFFECT DESIGN

3. INSTALL N-WALL BLOCKNG AS REOURED FOR ALL
FXTURES, APPLIANCES ANDO ACCESSORIES AS
REQUIRED TO SUPPORT SADD ITEMS.

4. LANOSCNPE DESIGN AND STE WORK BY OTHERS

FINISH NOTES
1 ALL INTERIOR CE LUNGS ANO WALLS SL. BE

ANTEO GYPSUM SOARD UN.SS VOTED
07ERWISE

ALL INTERIOR WA_LS SHA.L BE 12' GYPSUM 30AR AND
WT3 O CFIUVG SHA( 38' GYPSUM 3OARD MMFSS
NOTED OTHERWISE

WAL ANO PARTITION NOTES
1. NSTAL. REOREO LAYERS OF Ow FELT OR

HOUSEWRAP TYPICAL OVER AL EXTERIOR
SHEATHG

2 AL EXTERIOR WALLS ARE 2€' UNLESS NOTED
OTHERWISE

3. ALL INTERORPARTITIONS ARE 24s TYPEAEXCEPT
FOR WALLS WITH PLUMBNG AND WALLS FOR POCKET
DOORS. PARTITIONS WITH PLUMBING ANDO WALL FOR
POCKET DOORS ARE 2's TYPE B

4. INSTALL THERMAL INSULATION N ALL WALLS AND
CELUNGS ADJACENT TO CONDOTONED INTERIOR
SPACES

5. INSTALL THERMAL INSULATION IN ALL INTERIOR
REQUIRING ACOUSTCAL PRNACY

6. INSTALL FIBER CEMENT BACKER BOARD IN ALL
INTERIOR WETWALLS, TYPED AND E ANDCELNGS

GENERAL NOTES TO CONTRACT OR
1 DO NOT SCALE DRAWINGS
2. CONTACT ARCHITECT WITH OUESTlONS PRIOR TO

COAWENCING THAT PORTON OF THE JO8
3. AU CONSTRUCTION TO CONFORM TO CITY OF

DALAS AND RC 2015 B8UALONG COOE

DALLAS GREEN BUALDANG PROGRAM NOTES - NEW CONSTRUCTON
Al new construction to comply with Phase-2 of the Cy of Dales Pesarpthive
Checklist
Stom Water.

• 10%al.,.__ ., ~..~- ,
WaterUsage.

• Ulz» drip igaton inel planting beds
must onph ih 3 et he holowi S categories.

• Lavatory faucets to have a low rate ot2.0 GPM ma
• Shower heads to have a tow rate at2.0 GP ma
» Toilets to have an average tush rate of 1.3 GPF max.
• Dishwashert be Energy Star labeled and use 6 gal Mar per yde

71".:22/"··-we,pa'
Energy Eten9y.

• T»wow rust+aweatao 1sswn Dots nw Iiig $1771 30 11D)31 3I$ $KI 80j3197#¥
.."2Z,"w•so«o 103suuMs uuuosu suno

• Rootsnaeno» EnoSer qua« w+ rotasau 32$37/I#lAl)01 319M04$3 3//
"Z,"""or+au"Igun.a,A1Sn»GI•ass oeg s Lu.sir

lndoor Air Quality.
• Ac6st wot te lose oside st w no a4 sos eesos Ml3dld 3])NINI0f'7 QLNO
• "772."""Z""o recor cay93ice sg Lo msua

b) Foor and coeding joist beys sealed
·c) Painted wails and ceiling of conditioned space.

• lininiae pollutants in condoned space adacent o garage
a) Penetrations sealed
b) Doors weatherstripped.
c) Cracks at wail base sealed

Air ftrs to be MERV8 men.
» Air handers) lo be property sized by the mechanical contractor
• Air ter housing to be artgt.

SURVEY (sY OTHERS) 02 SITE PLAN X-10 03
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3904 Elm Street Suite B . . Dallas, TX 75226 . . 214-824-7949  
 

   
         
  

November 22, 2024 
 
Bryant THompson 
Senior Planner 
City of Dallas Board of Adjustment 
Planning & Development Department 
1500 Marilla St., 5BN 
Dallas, TX 75201 
 
Re: BDA234-144 
 
Dear Mr. Thompson, 
 
This firm represents Topletz Properties Partnership, LLC in their request for variances 
related to lot coverage, building height, and the triggering height specified under Section 
51P-75.105(b)(3). Approval of these variances is essential to enable the completion of a 
home under construction per plans previously reviewed and approved by the City of 
Dallas. 
 
Background and Justification: 
 
The property in question is located on Hopkins Avenue within the Elm Thicket 
neighborhood. The owner is constructing a duplex on the property, which is an allowed 
use under the current zoning regulations. In January 2024, the City of Dallas issued a 
building permit authorizing this construction. Following approval of the plans and 
issuance of the permit, construction commenced promptly, with regular inspections 
conducted and approved by city officials. 
 
Key inspections included: 
 

• February 22, 2024: The foundation inspection, which confirmed compliance with 
the approved lot coverage. 
 

• July 15, 2024: The framing inspection, which established compliance with the 
building’s maximum height. 
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November 22, 2024 
Page 2 
 

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

However, on September 16, 2024, the property owner received notification from the City 
of Dallas that the permit had been issued in error and all construction activity must 
cease immediately. By this point, the home was substantially complete, lacking only the 
final interior and exterior finishes. Compliance with the requirements of PD-67 now 
necessitates significant demolition and reconstruction of the structure, imposing a 
substantial and undue financial burden on the property owner. 
 
Cost Implications: 
 
Section 51A-301.102(c)(10)(B)(i) of the Dallas Development Code provides the Board of 
Adjustment with discretion to approve variances when the cost to cure the variance 
exceeds 50% of the structure’s current appraised value. As the structure remains 
unfinished, it has not yet been appraised by the Dallas Central Appraisal District. 
However, the given the lot coverage over run, the existing building would have to be 
significantly rebuilt which would exceed the threshold established by the Development 
Code. 
 
Hardship Was Not Self-Created: 
 
The hardship requiring these variances is not self-created. The structure was built 
strictly in accordance with plans reviewed and approved by the City of Dallas. Had 
height and lot coverage discrepancies been identified during the plan review process, 
the architect would have revised the plans to ensure full compliance with PD-67. This 
unfortunate situation arises solely from the City of Dallas approving plans in error. 
 
Public Interest: 
 
Granting this variance aligns with the public interest. The proposed duplex is visually 
appealing and consistent with the character of other recently constructed homes in the 
neighborhood. Allowing its completion would enhance the aesthetic and functional value 
of the area. 
 
Conclusion: 
 
The issuance of building permits in error in the Elm Thicket neighborhood is an 
unfortunate situation for all parties involved. This request complies with the variance 
standards established in the Dallas Development Code. We respectfully urge the Board 
of Adjustment to recognize these circumstances and approve the requested variances, 
enabling the property owner to finalize the construction without the extraordinary 
financial burden of demolition and reconstruction. 
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November 22, 2024 
Page 3 
 

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

Should you require further information or have any questions, please do not hesitate to 
contact me. Thank you for your time and consideration. 
 

With kind regards, 
 

 
 

Robert Baldwin 
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BOARD OF ADJUSTMENT MONDAY, DECEMBER 9, 2024 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA234-145 (BT) 
 

BUILDING OFFICIAL’S REPORT:  Application of Baldwin Associates for (1) a variance to the 
height regulations, for (2) a variance to the lot coverage regulations, for (3) a variance to the height 
regulations, and for (4) a variance to the height regulations at 4604 HOPKINS AVENUE. This 
property is more fully described as Block B/4993, Lot 23, and is zoned PD-67 (Tract 1), which 
requires the maximum residential structure height of 25 feet, and requires that no portion of the 
residential structure may be greater than 30-feet above grade, and requires that when the height 
of a roof is above 20-feet, 90 percent of the roof of the main structure must be hip and gable, and 
allows a maximum lot coverage of 40 percent. The applicant proposes to construct and/or 
maintain a residential structure with a midpoint height of 25-feet 10-1/2-inches which will require 
(1) a 10-1/2-inch variance to the height regulations, and the applicant proposes to construct and/or 
maintain a residential structure with a maximum lot coverage of 50 percent, which will require (2) 
a 10 percent variance to the maximum allowed lot coverage, and the applicant proposes to 
construct and/or maintain a residential structure with an overall height of 30-feet 11-inches to 
grade, which will require (3) a 11-inch variance to the height regulation, and the applicant 
proposes to construct and/or maintain a residential structure with a roof above 20-feet in height 
which will require (4) a 10-foot 11-inch variance to the roof height regulations. 

LOCATION:    4604 Hopkins Ave.   

APPLICANT:  Rob Baldwin – Baldwin Associates 

REQUEST: 

(1) A request for a variance to the height regulations; 
(2) A request for a variance to lot coverage; 
(3) A request for a variance to the height regulations; and 
(4) A request for a variance to the height 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  
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(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 II 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.  

(ii)    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  

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

STAFF RECOMMENDATION:  

Variance to height 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. 
B. Subject site does not differ 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 in the same zoning.  

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

Variance to lot coverage: 

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, that it cannot be developed in a manner commensurate with the 
development upon other parcels of land in the same zoning.  

C. Not self-created nor is it a personal hardship.  
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Variance to height 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. 
B. Subject site does not differ 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 in the same zoning.  

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

Variance to height 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. 
B. Subject site does not differ 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 in the same zoning.  

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

BACKGROUND INFORMATION: 

Zoning:      

Site: PD-67 (Tract 1) 
North: PD-67 (Tract 1) and PD-67 (Tract 4) 
East: PD-67 (Tract 1) 
South: PD-67 (Tract 1) 
West: CS 

Land Use:  

The subject site and all surrounding properties are developed with duplex and single family uses. 

Square Footage:   

This lot contains of 7,463 square feet. 

BDA History:   

No BDA history 
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GENERAL FACTS/STAFF ANALYSIS: 

• The application of Rob Baldwin for the property located at 4604 Hopkins Avenue focuses 
on four requests relating to variance height and lot coverage.  

• The first request is for a variance to the height regulations. The applicant proposes to 
construct and/or maintain a residential structure with a midpoint height of 25-feet 10-1/2-
inches which will require a 10-1/2-inch variance to the height regulations.  

• Secondly, the applicant is requesting a variance to the lot coverage regulations. The 
applicant proposes to construct and/or maintain a residential structure with a maximum lot 
coverage of 50 percent, which will require a 10 percent variance to the maximum allowed 
lot coverage. 

• Thirdly, the applicant is requesting a variance to the height regulations. The applicant 
proposes to construct and/or maintain a residential structure with an overall height of 30-
feet 11-inches to grade, which will require a 11-inch variance to the height regulation. 

• Lastly, the applicant is requesting a variance to the height regulations. The applicant 
proposes to construct and/or maintain a residential structure with a roof above 20-feet in 
height which will require a 10-foot 11-inch variance to the roof height regulations. 

• The subject site along with surroundings properties to the north, south, east and west are 
all developed with new 2-story duplex homes and older 1-story duplex. 

• Per staff’s review of the subject site, it has been confirmed that the duplex structure on 
the property is under construction. 

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

1) That granting the variance to the height regulations and lot coverage 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.  

• Granting the variance to the height regulations and lot coverage 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. documents.  

• 200’ Radius Video: BDA234-145 at 4604 Hopkins Ave 
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Timeline:   

November 1, 2024:  The applicant submitted an “Application/Appeal to the Board of 
Adjustment” and related documents which have been included as part 
of this case report. 

November 7, 2024:  The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel A. 

November 18, 2024:    The Development Services 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 November 22, 2024, 
deadline to submit additional evidence for staff to factor into their 
analysis; and December 6, 2024, 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. 

November 22, 2024: The Board of Adjustment staff review team meeting was held regarding 
this request and other requests scheduled for the December 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. 

November 22, 2024:   The Development Services Department Senior Planner emailed the 
applicant the following information:  

• Revised briefing and heading date; Monday December 9, 2024. 

• November 22, 2024, deadline to submit additional evidence for 
staff to factor into their analysis; and  

• November 22, 2024, deadline to submit additional evidence to be 
incorporated into the board’s docket materials.  

• Confirmation to move forward with or postpone case. 
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APPLICATION/APPEAL TO THE BOARD OF ADJUSTMENT

I
l

Lot No.: 23

o».so.l 3/-145
l 11///

Location address: 4604 Hopkins Avenue zoning District: PD-67, Tract 1
.8 737.5o

stoke. B/4993 kreek? 84ii sf census1a. 8113007102

Data Relative to Subject Property: _

59.7'Street Frontage (in Feet): 1))1)+))
To the Honorable Board of Adjustment:

Owner of Property (per warranty Deed): Topletz Properties Partnership, LLC

Appian. Rob Baldwin, Baldwin Associates Telephone: 214-824-7949
Mailing Address: 3904 Elm Street, Suite B- Dallas z co4.7522@
E-mail Address: rob@baldwinplanning.com michele@baldwinplanning.com

Represented, Rob Baldwin, Baldwin Associates relehoe. ?1+82479498
Mailing Address: 3904 Elm Street, Suite B- Dallas Zip Code: _7_5_22_6 _

E-mail Address: rob@baldwinplanning.com michele@baldwinplanning.com

Affirm that an appeal has been made for a Variance_, or Special Exception _, of The_maximum _height and )
maximum lot coverage requirements. We are seeking a height variance so Section 51 P7.1O5(b)(3)

is triggered at 31 feet; a height variance to allow a structure to be 31 feet tall and a maximum lot coverage of 4987%rather than 40%.

Application is made to the Board of Adjustment, in accordance with the provisions of the Dalla± Dr,~nt code, to
Grant the described appeal for the following reason:
The structure was permitted and built with approved plans and permits issued by the city (Permit # 2212051150 / 2212131008). The variances

are warranted because the financial cost to come into copmpliance would exceed 50% of the value of the structure pursuant to Section 51A-3.102(B)(i) of the Dallas Development Code.

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--------======-====--------=-----

20-f

(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/she is the owner/or principal/or authorized representative of the subject property

[, 1lo
Respectfully submitteu.-· ------------

(Affiant/Applicant's signature)

sosne6 answor to etore nea<a«_01>/'.
cl

DEVELOPMENT SERVICES • BOARD OF ADJUSTMENT [ REV 05.24.2023
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Sincerely,

M. Samuell Eskander, PE

BDA234-145.  Application of BALDWIN ASSOCIATES for (1) a variance to the height
regulations, and for (2) a variance to the lot coverage regulation, and for (3) a variance to
the height regulation, and for (4) a variance to the height regulation at 4604 HOPKINS AVE.
This property is more fully described as Block B/4993, Lot 23, and is zoned PD-67, which
requires the maximum residential structure height of 25 feet, and requires that no portion
of the residential structure may be greater than 30-feet above grade, and requires that
when the height of a roof is above 20-feet, 90 percent of the roof of the main structure
must be hip and gable, and allows a maximum lot coverage of 40 percent. The applicant
proposes to construct and/or maintain a residential structure with a midpoint height of
25-feet 10-1/2-inches which will requrie (1) a 10-1/2-inch variance to the height
regulations, and the applicant proposes to construct and/or maintain a residential structure
with a maximum lot coverage of 50-percent, which will requrie (2) a 10-percent variance to
the maximum allowed lot coverage, and the applicant proposes to construct and/or
maintain a residential structure with an overall height of 30-feet 11-inches to grade, which
will reqiure (3) an 11-inch variance to the height regulation, and the applicant proposes to
construct and/or maintain a residential structure with a roof above 20-feet in height which
will require (4) a 10-foot 11-inch variance to the roof height regulation.

*This application is attached to a fee waiver request; case report and docket will address
this request.

Building Official's Report

BALDWIN ASSOCIATES

for (1) a variance to the height regulations, and for (2) a variance to the lot
coverage regulation, and for (3) a variance to the height regulation, and for
(4) a variance to the height regulation

I hereby certify that

did submit a request

4604 HOPKINS AVENUEat
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CITY OF DALLAS

AFFIDAVIT

sat nose p» 23/- 1/
1,ToletzProper"esPartnership.LG ,owner of the subject propery

(Owner or "Grantee" ofproperty as it appears on the Warranty Deed)

at: 4604 Hopkins Avenue
(Address ofproperty as stated on application)

Authorize: Rob Baldwin, Baldwin Associates!..
(Applicant's name as stated on application)

To pursue an appeal to the City of Dallas Zoning Board of Adjustment for the following request(s)

Variance (specify below)

Special Exception (specify below)

Other Appeal (specify below)

Specify: Variance to the maximum height and lot coverage

Tetz WE Thrs& L
£Dye loser2
Print name of property owner or registered agent

Date 12.2
Before me, the undersigned, on this day personally appeared. _Ina1s leg.Ir
Who on his/her oath certifies that the above statements are true and correct to his/her best knowledge.

Subscribed and swom to before me this _2_day of

REBECCA ANN EADOS
Notary Public, State ot Te1as
Comm. Empires 10-14-2024

Notary ID 126674801

ppr .a
hcca, 0mlua447

Notary Public for Dallas County, Texas

Commission expires on_H(0}2

11
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CITY OF DALLAS

AFFIDAVIT

Appeal number: BDA _

1,oletzPropertiesPartners"p.LG ,owner of the subject propery
(Owner or "Grantee" of property as it appears on the Warranty Deed)

at: 4604 Hopkins Avenue
(Address of property as stated on application)

Authorize: Rob Baldwin, Baldwin Associates-------------~'--------------------(Applicant's name as stated on application)

To pursue an appeal to the City of Dallas Zoning Board of Adjustment for the following request(s)

variance (specify below)

Special Exception (specify below)

Other Appeal (specify below)---

Specify: Variance to the maximum height and lot coverage

1co2 ore,n+2re) ll
54;±22a Jene ,Paige=%&;Printame of property owner or registered agent Signe~erty own~red agent

ins. le,h9
Before me, the undersigned, on this day personally appeared _tzan15[LS;2

Who on his/her oath certifies that the above statements are true and correct to his/her best knowledge.

Subscribed and sworn to before me this ,/[, day of

REBECCA ANN NEADOS
Notary Public, State of Teas
Comm. Expires 10-14-2024

Notary ID 126674801

2pr 2a¥
{bar oy (lop/ado
Notary Public for Dallas County, Texas

Commission expires on [SSL±2}

11
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E
CITY OF DALLAS

September 16, 2024

Mr. Tanner Rivera
7219 Centenary Ave
Dallas, TX 75225
tannerriyera 1@yahoo.com

Via Email

RE: Project/ Permit# 2212051150 / 2212131008

This letter serves as official notification that project 2212051150 and master permit
2212131008, for the construction of a new duplex at 4604 Hopkins Ave., Dallas, Texas
75209, were issued in error by the Planning and Development Department (PDV). You
have 15-Days to submit corrective application/s for the following violations or this
permit/project will be revoked:

• Structure exceeds the maximum allowed lot coverage of 40 percent for the
district per Dallas Development code§ 51P-67.107(c)(2).

• Structure exceeds the maximum allowed height for the district per Dallas
Development Code§ 51P-67.107(c)(1).

• Non-compliant roof type per the design standards for Planned Development No.
67 per Dallas Development Code 51P-67.107(c)3).

Next Steps:
Please reach out to Planning and Development to discuss any of the following options:

• Option 1 - Submit an Addendum: Revise and submit plans that comply with all
Planned Development No. 67 standards and conditions.

• Option 2 - Submit Appeal/s Application to the Board of Adjustment: The
Board of Adjustment has the power and duty to hear and grant variances from
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 violations as listed and provided for
in 51A-3.102(d)(10).

o Design Standard Limitation: The Board of Adjustment does not have the
authority to grant variances for design standards, such as roof type. Roof-
related violations cannot be appealed for a variance through the Board.

Development Services Department - 320 E. Jefferson Blvd., Rm. 118, Dallas, TX 75203150



E
CITY OF DALLAS

These can only be addressed by appealing the revocation of the permit
through an Administrative Official appeal as provided in Section 51A-
4. 703(a)(2).

Please note, these options are provided as a means toward potential compliance and
are not intended to constitute legal advice. Please do not hesitate to reach out to
Assistant Director (I)/ Zoning Administrator, Jason Pool, should you have any questions
or require additional information.

If no action is taken within 15-days of the date on the letter, this permit/project
will be revoked and referred to the City's Department of Code Compliance for
enforcement.

Permit/Project revocation is final unless appealed to the Board of Adjustment in
accordance with Section 51A-4.703(a)(2) of the Dallas City Code within 20 days after
written notice of the above action.

Thank you for your prompt attention to this matter.

Jason Pool
Assistant Director (I)/ Zoning Administrator
214-948-4392
Jason_Pool@Dallas.gov

c: Emily Lui, Director
M. Samuell Eskander, Deputy Director/Building Official (I)
Vernon Young, Deputy Director
Michael Herron, Zoning Inspections Supervisor
Jill Haning, Assistant City Attorney

Christopher Christian, Director
Jeremy Reed, Assistant Director
Alfred Beecham, Manager
Stormy Gonzalez, Manager
Charlotta Riley, Assistant City Attorney

Development Services Department - 320 E. Jefferson Blvd., Rm. 118, Dallas, TX 75203

151



AU I T i4»

I I -

-

J
NEWMORE AVE

~,IIs J PD

"' (Tract0< I - -- .
I I - I -

PD STIGALL SI~

•
~ - - - - r 67-----

------- ..y.y.gee°gee

a1a ia -.eel - -

I
-HOPKINS·AVE I J ~ F

Y V y
I

A A %
y V Y V «

7 /\ A A I.

¥ DR. V W
A Z790-190 J1 3 !

V V ¢ V MAR CH AVE
A A A A
t V V f

PD 67A cs (Tract f)
I

•

COWAN AVE

e-%

? •
IR • e I•

SUP • 12 om ." peas MranN Io»..
14 A gay L-}row rs

■ I:' a

~

■ harps aneg%coess moats Do· De
Flood Zone f&rvos oo e

■ • ■ • E]vs»res

~

PJII0'»9),l~O,..uy e PD 67
-ussa opt0ray .z Moeuy RSIT-Y-BL-VE·------7g73---
Eor»asan )w+a soc $ugsc¥

rso es»a )or-oo

6) .. wee [onasenowcoon a coses Case ID:
1 :2,400 -«er» )so«o 1ses

t Peas an g ow«ass €Ross»so Printed: 9/17/2024
$0odor#ts

152



u.iz
0zza
Oo
To
e5o"-+ X
o'z o
<3
33
6
t O

g
TANNER

b w t t

PURVA
DESIGN
STUDIO

ROJECTNO:
2410

i
0- I
u! z
a'o
3r
oc.uu0 z
2z
<$

2:7::27:
a. • a

po
tu

ah

Loe

SHEET NO:

A1.0

NORTH

d

LOT 2.

NOTE:

ARROWS DENOTE
DIRECTION OF DRAINAGE

PROVIDE SILT FENCE AS
SPECFED BY BUIDER

•

Caty ot Deltas

cowomoNet APgROVED
CONDITION @pttog inspection
NON-CONDIT+«- A

NON-CONDIT .E
5,452.60 S.F. CONDITIONED SPACE

2174.04 S.F.
3.278.56 S.F.
1,086.42 S.F.

448 S.F.

.77r

LEVEL 1
LEVEL2
GARAGE
PORCHES
TOTAL

.. -8LOCK B/4993 LDNG FOOTPRNT 370847$.5.(49.57%)
OLLAS COUNTY . TEXAS SETBACK ALLOWABLE 2SO'

mos ssrsos»r 22?a4, sits$scree
oroo [LS"

AREA CALCULATIONS

ii
I

a1

I
I

I

LOT 24

SHEET LIST
A1.0 COVERSHEET
A1.1 FIRST FLOOR PLAN
A2.2 SECOND FLOOR PLAN
A1.3 ROOF PLAN
A2.0 EXT ERIOR ELEVATIONS
A2.1 EXT ERIOR ELEVATIONS
A3.0 BUILDING SECTIONS
A4.0 WALL SECTIONS
A5.0 SCHEDULES
E1.0 FIRST FLOOR ELECTRICAL PLAN
E1.1 SECOND FLOOR ELECTRICAL PLAN

or
izG7sag<a-nu===-
±EE:EE:-EEEEE;:

I SUBJECT TO AELD INSPECTOR'S I
. APPROVAL .

UWEY PLAT

MATERIALS
ARTISAN HARDIE BOARD SIDING
NSTAL PER WNUFACTURERS RECOMENDATONS

STUCCO:
34' PORTLAND CEMENT INTEGRAL COLOR PASTER WITH
ELASTOERIC TOP COAT (3PART SYSTEM) INSTALLED
OVER WETA LAT NSTALL FRY REGET V STE
CONTROL JONTS AS NO/CATED ON EXTERIOR
ELEVATIONS FINISH SHALL BE SMOOT TROWELED TOP
COAT

BRICK VENEER
STANARD SZE SRCK SPECIES SHALL 8€ SELECTED BY
OWNER. PRODE WATERPROOFING AROUN D ALL B8RICK
TIES TO ENSURE SU8-SHEA THING IS WATERPROOF.
PRODOE THROUGH WALLFASHING AT THE BASE OF ALL
B8RUCK PROE STEEL LNTELS TO CARRY WEIGHT OF
B8RICK ABOVE ALL OPENINGS ALONG WITH THROUGH WALL
FLASHING PROVDE GAV BRICK TIES AT 24 OCEW
PROVE WEEPS AT 2' OC MORTAR COLOR "OE
SELECTED 3Y OwR

EXTERIOR WOO SING
RECOMMENDED SPECIES PE (FINAL SELECTION 3
OWNER) NSTALAT O 1 4 S+PAP BCARDS CLEAR
SEALED SATN FINISH

ASPHAL T SHINGE ROOFE.
NSTALL WITH 4' SE LP ANO TZ TOP LP. INSTALL
UNDOERLA YMENT S' ON BOTH SES OF HIPS AND RDOGES.
DRIP EDGES SALL BE CORROSION RESISTANT METAL AND
APPLEED OVER UNERLAYMENT ALONG RMKE ANO
DIRECTL Y TO THE ROOF DECK LONG THE EAVE PROV.DE
RIDGE VENTS AT ALL ROOF RIDGES

STANDING SEAM METAL ROOF
NSTAL PER VANUACTURE S RECOMMENATIONS

6it5sea- l2Ee
got.Lu,put.totoourset 2g wioniieiie

[E.epy@Ee]rw.nitpet.Luecope

aeonr tr /
pa.u nee uauto tote teetut.neut

WATER METE R BOX
MAY NOT BE PLA CED
ON DRIVEWAY NOR
DRIVE APPR OACH

KEEP 20FT X 20FT ISOFT VISIBILITY
TRIANGLES CLEAR

NOTICE CHECK FOR PRIVATE DEED
RESTRCTONS AT COUNTY OFFICE

UTUTY EASEMENT MUST REMAIN l
OPEN AND UNOBSTRUCTE D. NO
ENCROACHMENTS PERMITTED.

A PERMIT IS B8EING ISSUED FOR
WATERNWASTEWATER UTILITIES. YOU
ARE RESPONSIBLE TO VERIFY THAT
UTILITIES ARE AVAILABLE FOR THS
PROPERTY . IF UTLITES ARE NOT
AVAILABLE FOR THIS SITE, THE CITY
OF DALLAS IS NOT RESPONSIBLE.

SALT FENCE REQUIRED
FOR EROSION CONTROL

SMOKE DETECTORS REQUIRED
MEDATELY OUTS DOE ALL SEEPING
AREAS ANDO AT ALL FLOOR LEVELS.

YWALLS. OPE»GS OR
PROECTONSWT5FTOF TE
PROPERTY LUNE MuST MEET THE
FR£ RESI STAN T CONS TUCTON
REOUREENTSOF TAB9IFS
R302 1(10) 0R R302 1

DIMENSION NOTES
1. ALL EXTERIOR DIMENSIONS ARE TO FACE OF

ATERL UNLESS NOTED OTHERWISE
2 ALL INTERIOR DIMENSIONS ARE TO FACE OF STU0

PARTITION TYPE NOTES
1, PARTITION S ARE TO BOTTOM OF DECK UNLESS

NOTED OTHERWISE
2 Fu ALL VOIDS BETWEEN STUDS AND SOUND BATT

NSuATON ANDO CAULK WITH ACOUSTICAL SEALANT
AT TOP AND BOTTOM OF EACH LAYER OF DRYWALL
AND ALL PENETRA TIONS FOR LOCATIONS NEEDING
ACOUSTICAL PRIVACY.

3. AL GYPSUM BOARD WALL TO BE PANTED FAT
COOR TO E DOETERMINED BY CLENT

LIGHTNG AND ELECTRICAL NOTES
1 CONTRACTOR TO COORDINA TE LUGHT SWITCH

LOCATIONS WITH OWNER .
2 NTHE EVENT LIGHT EXTORECELING MUN'EDEM

LOCATIONS IN COFLIC" WITH TRUSS .0CATIONS
LOCA E SAID FIXTURE SRIG AS NEAR AS POSS8.E
OIENOED LOCATION

3 AL SWCHEDDIMMERS BEWHITE
4 CONTRACTOR TO COORDINATE OUT.E" LOCATIONS

WIT OWNR AND LOCAL CODE
REOU REMENT S.CONTRACTOR TO COORD INATE AL
DATA, TV, AV ETC LOCATIONS WITH OWNER AND
LOCAL CODE REOUREMEN TS.

5. CONTRACTOR TO COORDINA TE OUTLET
REOUREMENT S AND LOCATIONS HWTH FNL
APPLIANCE SELECTON SPECIFICATIONS.

WATER SHAU. NOT BE I
REDRECTED TO DRAIN ONTO
ADJONNG PRIVATE PROPERTY

12252%"I FoORPWOTEs oi
zz.>Tr_

LOTS OF 4,000 SOFT TO 7,499 SQFT
IN AREA REQUIRE A MINIMUM OF
TWO (2)LAR GE OR MEDIUM TREES.
MUST HAVE A MINIMUM OF ONE (1)
TREE IN THE FRONT YARD . AN
EXISTING TREE MAY BE USED FOR
THE TREE REQUIREMENT .
CONT ACT THE CITY ARB ORIST FOR
CONFIRMA TION.

Ts APPROVAL DOES NOT PERMIT
TE VOA TON o ANY rTY
ORDINANCE OR STATE LA

zo re 12/21/2022
Edmon Lachica

THESE PLANS HAVE BEEN REVEWED 9Y
THE. BUAL.DONG INSPECTION D0NV8oN
AND ARE APPROVED FOR THE 9TANT OF
cosTRucTON. ANY DEVATON FROM
TESE PLANS SHALLt APPROVED e
THE BU.DANG OFFCL

FLOOR PLAN NOTES
GENERAL NOTES.

1., PLANS ARE DESIGNED TO 2015 NTERNATONAL
B8UL DING CODES. CONTRACT OR TO VERIFY PANS
CONF ORM TO LOCAL UALDING STANDARDS PRIOR TO
CONSTRUCTION

2. CONTRAC TOR SHALL COORDINA TE NSTALLATION OF
APPLIANCE S ANDO FIXTURES WITH SU-CONTRACTOR
TRADES BASED ON COWER SELECTONS INSTALL
ALL FXTURE S ANDO APPLIANCE S PER
NUFACTURER'SRFCOMME NOATONS CONTACT
ARCHITECT PROR TO NSTALLATON F OWNER
SUASTTTUTONS AFFECT DOES.GN

3. NSTALL N-WALL BLOCKING AS REQUIRED FOR ALL
FXTURES, APPLIANCES AND ACCESSORIE S AS
REQUIREDTO SUPPORT SAID ITEMS

4. LANDSCAPE DOESIGN ANDO STE WORK BY OTHERS

FNISH NOTES
1. ALL INTERIOR CELUNGS ANO WALLS SHALL BE

ANTED GYPS MW BOARD UNLESS VOTED
OT-ERWISE

ALL INTERIOR WALS SHALL BE 'T2' GYPSUM BOARD AO
NTFRIOR CE NG SAAB 58 GYPSUM3CARO UN FSS
NOTE) OTHERWISE

Al AND ARTITO NOTES
' NSTAL REQUIRED LAYERS OF 4a FELT OR

HOUSEWRAP TYPICAL OVER ALL EXTERIOR
SHEATHING.

2 AEXTERIOR WALLS ARE 26's UNLESS NOTED
OTHERWISE

3 ALL INTERIOR PARTITIONS ARE 24¥ TYPE A EXCEPT
FOR WALLS WITH PLUMB8NG AND WALLS FOR POCKET
DOOORS. PARTITIONS WITH PLUMING AND WALL FOR
POCKET DOORS ARE 2$' TYPE

4, NSTALL THERMAL INSUATON IN ALL WALLS ANDO
CELUNGS ADJACENTTO CONDITIONED INTERIOR
SPACES

5 NSTALL THERMAL INSULATION IN ALL INTERIOR
REOURNG ACOUSTICAL PRIVACY.

6 NS1AL FER CEMENT BACKER BOARD N LL
NTEROR WET WALLS, TYPE D AND E ANDO CEILINGS

GENERAL NOTES TO CONTRACTOR
1 DO NOT SCALE DRAWINGS.
2 CONTACT ARCHITE CT WITH QUESTIONS PRIOR TO

COMMENCING THAT PORTION OF THE JO8
3 ALL CONSTRUCTION TO CONFORM TO CITY OF

DALLAS AND IC 2O 15 B8UAL.DOING CODE.

DALLAS GREEN B8ULDNG PROGRAM NOTES- NEW CONSTRUCTON
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3904 Elm Street Suite B . . Dallas, TX 75226 . . 214-824-7949 

November 22, 2024

Bryant THompson
Senior Planner
City of Dallas Board of Adjustment
Planning & Development Department
1500 Marilla St., 5BN
Dallas, TX 75201

Re: BDA234-145 

Dear Mr. Thompson,

This firm represents Topletz Properties Partnership, LLC in their request for variances 
related to lot coverage, building height, and the triggering height specified under Section 
51P-75.105(b)(3). Approval of these variances is essential to enable the completion of a 
home under construction per plans previously reviewed and approved by the City of 
Dallas.

Background and Justification:

The property in question is located on Hopkins Avenue within the Elm Thicket 
neighborhood. The owner is constructing a duplex on the property, which is an allowed 
use under the current zoning regulations. In December 2022, the City of Dallas issued a 
building permit authorizing this construction. Following approval of the plans and 
issuance of the permit, construction commenced promptly, with regular inspections 
conducted and approved by city officials.

Key inspections included:

• February 16, 2024: The foundation inspection, which confirmed compliance with
the approved lot coverage.

• July 15, 2024: The framing inspection, which established compliance with the
building’s maximum height.
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However, on September 16, 2024, the property owner received notification from the City 
of Dallas that the permit had been issued in error and all construction activity must 
cease immediately. By this point, the home was substantially complete, lacking only the 
final interior and exterior finishes. Compliance with the requirements of PD-67 now 
necessitates significant demolition and reconstruction of the structure, imposing a 
substantial and undue financial burden on the property owner. 
 
Cost Implications: 
 
Section 51A-301.102(c)(10)(B)(i) of the Dallas Development Code provides the Board of 
Adjustment with discretion to approve variances when the cost to cure the variance 
exceeds 50% of the structure’s current appraised value. As the structure remains 
unfinished, it has not yet been appraised by the Dallas Central Appraisal District. 
However, the cost to achieve compliance will exceed the threshold established by the 
Development Code. 
 
Hardship Was Not Self-Created: 
 
The hardship requiring these variances is not self-created. The structure was built 
strictly in accordance with plans reviewed and approved by the City of Dallas. Had 
height and lot coverage discrepancies been identified during the plan review process, 
the architect would have revised the plans to ensure full compliance with PD-67. This 
unfortunate situation arises solely from the City of Dallas approving plans in error. 
 
Public Interest: 
 
Granting this variance aligns with the public interest. The proposed duplex is visually 
appealing and consistent with the character of other recently constructed homes in the 
neighborhood. Allowing its completion would enhance the aesthetic and functional value 
of the area. 
 
Conclusion: 
 
The issuance of building permits in error in the Elm Thicket neighborhood is an 
unfortunate situation for all parties involved. This request complies with the variance 
standards established in the Dallas Development Code. We respectfully urge the Board 
of Adjustment to recognize these circumstances and approve the requested variances, 
enabling the property owner to finalize the construction without the extraordinary 
financial burden of demolition and reconstruction. 
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November 22, 2024
Page 3

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

Should you require further information or have any questions, please do not hesitate to 
contact me. Thank you for your time and consideration.

With kind regards,

Robert Baldwin
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BOARD OF ADJUSTMENT MONDAY, DECEMBER 9, 2024 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA234-156 (BT) 
 

BUILDING OFFICIAL’S REPORT:  Application of Daniel Le for (1) a variance to the maximum 
height requirements and for (2) a variance to the maximum height requirements at 6529 
VICTORIA AVENUE. This property is more fully described as Block P/2606, Lot 18, and is zoned 
PD-67 (Tract 3), which requires the maximum residential structure height of 25 feet, and requires 
that no portion of the residential structure may be greater than 30-feet above grade. The applicant 
proposes to construct and/or maintain a residential structure with a midpoint height of 33-feet 6-
inches which will require a (1) 8-foot 6-inch variance to the height regulations, and the applicant 
proposes to construct and/or maintain a residential structure with an overall height of 36-feet 3-
inches to grade, which will require (2) a 6-foot 3-inch variance to the height regulations. 

LOCATION:    6529 Victoria Ave.   

APPLICANT:  Daniel Le 

REQUEST: 

(1) A request for a variance to the height regulations; and 
(2) A request for a variance to the height 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  

(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 II 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:   
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(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.  

(ii)    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  

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

STAFF RECOMMENDATION:  

Variance height 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. 
B. Subject site does not differ 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 in the same zoning.  

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

Variance to height 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. 
B. Subject site does not differ 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 in the same zoning.  

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

BACKGROUND INFORMATION: 

Zoning:      

Site: PD-67 (Tract 3) 
North: PD-67 (Tract 3) 
East: PD-67 (Tract 3) and PD-67 (Tract 4) 
South: PD-67 (Tract 3) and CR 
West: PD-67 (Tract 3) and CR 
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Land Use:  

The subject site is developed with a duplex use and surrounding properties are mixture of vacant 
lots, non-residential uses, duplex uses, and single-family uses. 

Square Footage:   

This lot contains of 6,250 square feet. 

BDA History:   

BDA history found in the last five years – BDA234-111  

• The Board of Adjustment Panel A, at its public hearing held on Tuesday, November 19, 
2024, having evaluated the evidence pertaining to the property and heard all testimony 
and facts regarding the application, moved to REVERSE the decision of the administrative 
official in regard to lot coverage.  

• The Board of Adjustment Panel A, at its public hearing held on Tuesday, November 19, 
2024, having evaluated the evidence pertaining to the property and heard all testimony 
and facts regarding the application, moved to AFFIRM the decision of the administrative 
official in regard to building height.  

• The Board of Adjustment Panel A, at its public hearing held on Tuesday, November 19, 
2024, having evaluated the evidence pertaining to the property and heard all testimony 
and facts regarding the application, moved to AFFIRM the decision of the administrative 
official in regard to roof type. 

GENERAL FACTS/STAFF ANALYSIS: 

• The application of Daniel Le for the property located at 6529 Victoria Avenue focuses on 
two requests relating to variance height.  

• The first request is for a variance to the height regulations. The applicant proposes to 
construct and/or maintain a residential structure with a midpoint height of 33-feet 6-inches 
which will require an 8-foot 6-inch variance to the height regulations.  

• Secondly, the applicant is requesting a variance to the height regulations. The applicant 
proposes to construct and/or maintain a residential structure with an overall height of 36-
feet 3-inches to grade, which will require a 6-foot 3-inch variance to the height regulation. 

• Ashra Ortiz, represented by Pascual Mojica applied for a duplex permit (6529 and 6531 
Victoria Ave.) on January 03, 2023. 

• Permit #2301031121 (Master Permit #2301041101) was approved on January 04,2023.  

• Various green tags received with the last being issued on June 28, 2024. 

• Project placed on hold on July 26, 2024. 

• Letter via email to revoke permit #2301031121 and permit #2301041101 provided to 
applicant on August 7, 2024. 

160



• AO appeal accepted on August 7, 2024. 

• The subject site along with surroundings properties to the north, south, east, and west are 
undeveloped and developed with various types of uses allowed by right in PD-67 (Tract 
3).  

• Per staff’s review of the subject site, it has been confirmed that the duplex structure on 
the property is under construction. 

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

1) That granting the variance to the height 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.  

• Granting the variance to the height 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.  

• 200’ Radius Video: BDA234-156 6529 Victoria Ave 

Timeline:   

November 20, 2024:  The applicant submitted an “Application/Appeal to the Board of 
Adjustment” and related documents which have been included as part 
of this case report. 

November 21, 2024:  The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel A. 

November 21, 2024:    The Development Services 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 November 22, 2024, 
deadline to submit additional evidence for staff to factor into their 
analysis; and December 6, 2024, 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 
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• the Board of Adjustment Working Rules of Procedure pertaining 
to documentary evidence. 

November 22, 2024: The Board of Adjustment staff review team meeting was held regarding 
this request and other requests scheduled for the December 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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Ser " s
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(_en7Sys, [fa[.l

Location address: 4529 \/1TO?IA AV

Lot No: 18 Block No.. 7?/2Go Acreage • l4

Data Relative to Subject Property:6524V1cT01AE

¥ "TOGETHER WE ARE BUILDING A SAFE AND UNITED DALLAS"
£5.re.r:a- ;

miry-
re»rAPPL1CAT1ON/APPEALTO THE BOARDOFADJUSTMENT,

Street Frontage(Feet): 1?)>

Applicant: DANIEL L

To the Honorable Board of Adjustment.

Owner of Property (per Warranty Deed):65214/1ToiLL
Telephone: 239-e74-28

Mailing Address: 18 N B€NI DRIVE, GARLAN]Zip Code:7so42
E-mail Address: DAN]NY@F8CAPITAL.CODY

Represented by: DANIEL L Telephone: 239-671-8&
Mailing Address: ION BERN1C€ DRIV, GARLAND Zicode:7512

E-mail Address: )ANNY G £8&CAPITAL.Com
Affirm that an appeal has been made for a Variance _, or Special Exception _, of _

(BA£AAC.T 4Enc±T REUL-ITT0NS A PD-G7 TIT 5

zoAING AAS PD67 TRACI 3/DA)
uE ±Au AL2ADY FRAnEDBUI CHAxi.D T S,A>LE Fm[Y.

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:

WE uRE ISSDED A EDING PER/LT

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

efore me the undersigned on this day personally appeared'-aoaiglLe.

Tran Tran
My Commission Expires

3/21/2028
Notary ID134819482,.,--

Subscribed and sworn to before me this 2'}_day of'l±'+'

(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/she is the owner/or principal/or authorized representative of the subject property

Respectfully submitted· 4•L
4mead-Jioocats senatore)
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a
CITY OF DALLAS

August 7, 2024

DANIEL LE
F80 CONSTRUCTION, INC
4804 PIER NINE DRIVE
ARLINGTON. TX 76016
day@f0capital_com

Via Email

RE: Project/Permit # 2301031121 and 2301041101

This letter serves as official notification that project 2301031121 and master permit
2301041101, for the construction of a new duplex at 6529 Victoria Ave, Texas 75209,
were issued in error by the Planning and Development Department (POV) and are hereby
revoked for the following reasons:

• Structure exceeds the maximum allowed height for the district per Dallas
Development Code§ 51P-67.107(c)(1 ).

• Structure exceeds the maximum allowed lot coverage of 40 percent for the district
per Dallas Development code§ 51P-67.107(c)(2).

• Non-compliant roof type per the design standards for Planned Development No.
67 per Dallas Development Code§ 51P-67.107(c)(3).

Next Steps:

Please reach out to Planning and Development to discuss any of the following options:

• Option 1- Board of Adjustment Administrative Official Appeal: The Board of
Adjustment is charged with the duty to hear and decide appeals from decisions of
administrative officials made in the enforcement of the zoning ordinance of the city
as listed in 51A-3.102(d)(1) & 51A-4.703(a)(2).

• Option 2 - Submit New Permit: Submit new plans and permit application for a
structure compliant with all Planned Development No. 67 standards and
conditions.

Planning and Development Department - 320 E Jefferson Blvd Rm 118. Dallas TX 75203
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CITY OF DALLAS

Please note, these options are provided as a means toward potential compliance and are
not intended to constitute legal advice. Please do not hesitate to reach out to Jason Pool,
Assistant Director (I), should you have any questions or require additional information.

Should the property owner choose not to take any of the above actions, this matter will
be referred to the City's Department of Code Compliance for enforcement.

This decision is final unless appealed to the Board of Adjustment in accordance with
Section 51A-4 703(a)(2) of the Dallas City Code within 20 days after written notice of the
above action.

Thank you for your prompt attention to this matter.

Jason Pool
Assistant Director (I)
Customer Experience
214-948-4392
Jason_Pool@Dallas_ gov

C Emily Liu, Director
M Samuell Eskander. Deputy Director/Building Official (I)
Vernon Young Deputy D0rector
Michael Herron, Zoning Inspections Supervisor
Jill Haning. Assistant City Attorney

Christopher Christian, Director
Jeremy Reed, Assistant Director
Attred Beecham, Manager
Stormy Gonzalez, Manager
Charlotta Riley, Assistant City Attorney

Planning and Development Department- 320 E Jefferson Blvd Rm 118, Dallas TX75203
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(E) The issuance of a right-of-way landscape permit under this subsection
does not excuse the property owner, his agents, or employees, from liability for the installation or
maintenance of trees or other amenities in the public right-of-way.

(e) Skybridges. Skybridges as defined in Chapter 51A are prohibited on Tract II.

(f) Signs. Signs located on the Property must comply with the provisions for non-
business zoning districts contained in Article Vll. (Ord. Nos. 23873; 252 I 9; 25423: 32324

t + sf ) ti I ' NI "

(a) ln general. Except as provided in this section, land use must remain as indicated on
the "Existing Land Use" map with single-family uses and other permitted uses regulated by the
requirements of the R-5(A) Single[-]Family District and with duplex uses and other permitted uses
regulated by the requirements of the D(A) Duplex District and with the development of vacant
property and the redevelopment ofproperty governed by the provisions ofSection 51P-67.110 below.
Lots 27 through 31 of City Block M/2603 may be used for P(A) Parking District uses subject to the
approved Tract III parking district site plan (Exhibit 67C).

(b)
Avenue.

(c)

Duplex uses. Duplex use is permitted on property fronting Roper Street and Mabel

Single family and duplex structures.

(I) Height. Maximum structure height is 25 feet. No portion of the structure may
be greater than 30 feet above grade.

(2) Lot coverage. Maxi.mum lot coverage is 40 percent for residential structures.

(3) Roofs. When the height of a roof is above 20 feet, 90 percent of the roof of
the main structure must be hip and gable. (Ord. Nos. 25219; 25423,29890; 32324)

SEC. 51P-67.108. TRACT IV USES AND DEVELOPMENT STANDARDS.

(a) In general. Except as provided in this section, land use must remain as indicated on
the "Existing Land Use" map with single family uses and other permitted uses regulated by the
requirements of the R-7 .5(A) Single Family District and with duplex uses and other permitted uses
regulated by the requirements of the D(A) Duplex District, with the development of vacant property
and the redevelopment ofproperty governed by the provisions of Section 51P-67.110 below.

(b) Single family and duplex structures.

(I) Height. Maximum structure height is 25 feet. No portion of the structure may
be greater than 30 feet above grade.

(2) Maximum lot coverage. Maximum lot coverage is 40 percent for residential
structures.

(3) Roofs. When the height of a roof is above 20 feet, 90 percent of the roof of
the main structure must be hip and gable. (Ord. Nos. 23873; 25219; 25423; 32324)
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ALL CON STRUCTION SHA LL CONFO RM
TO THE 2015 IRC DALLAS ONE-AND

TWO-FAMILY DWELLING CODE
SUBJECT TO FIELD INSPECTOR'S

APPROVAL

PROJECT:

City of Dall s

APPRO D
Building lnsp tion

03/27/23

SEAL

G0.01

COVER SHEET

NTS

03/07/2023

6529 VICTORIA AVENUE
DALLAS, TEXAS 75209

ADDRESS

REVISIONS

Es. x 75'9
TEL. (214) 399-3662

DRAWN BY

MACMZUARC

DATE

CHECKED BY

SCALE

DESCRIPTION N E w
CONSTRUCTION

SHEET#

SHEET TITLE

Project Consulting & Construction

NO. DESCRIPTION DATE

A

GOVERNING CODES
ELECTRICAL CODE
THE CITY OF DALLAS HAS ADOPTED THE 2020 NATIONAL ELECTRICAL CODE
EFFECTIVE JUNE 13, 2022
2017 NATIONAL ELECTRICAL CODE ADOPTION AND AMENDMENT PDF FILE
2020 NATIONAL ELECTRICAL CODE ADOPTION AND AMENDMENT PDF FILE
BUILDING CODE
2015 INTERNATIONAL BUILDING CODE WITH LOCAL AMENDMENTS
2018 INTERNATIONAL RESIDENTIAL CODE
2015 GREEN ENERGY CODE COMPLIANCE OUTLINE
DALLAS ADMINISTRATIVE BUILDING CODE
OCCUPANCY:
CONSTRUCTION TYPE V-B
FIRE SPRINKLERS NOT REQUIRED

PD-67

VICINITY MAP
SCALE FOR REFERENCE ONLY

NORTH

@)

ZONING

CONSTRUCTION TYPE TYPE V-B

LEGAL Webster & Woods North Park
DESCRIPTION BLK P/2606 LT 18

HOUSE DESCRIPTION 3-STORY NEW CONSTRUCTION

PROJECT INFORMATION

OWNER:

PROPOSED 3-STORY DUPLEX
NEW CONSTRUCTION
6529 VICTORIA AVENUE
DALLAS, TEXAS 75209

THE TRUTH ENTERPRISES LLC

First Floor Electrical Plan
Second Floor Electrical Plan
Third Floor Electrical Plan
Electrical Notes

LOT USAGE

Electrical
E1.01
E1.02
E1.03
E1.04

BUILDING AREA 5162SF

FIRST FLOOR 1832 SF
SECOND FLOOR 2420 S.F
THIRD FLOOR 466 SF

LOT USAGE
FIRST FLOOR 916SF
SECOND FLOOR 1210SF
THIRD FLOOR 233 SF
TOTAL LIVING SPACE UNIT 1 2359 S.F
GARAGE 1 UNIT 403 SF.
TERRACE 1 UNIT

[TOTAL AREA UNDER ROOF DUPLEX 1633 SF
TOTAL AREA FOUNDATION 2666 S.F

LOT SIZE 6250 S..

% OF LOT 42.6 %

UNIT SQ. FT
UNITS 1ST FLOOR 2ND FLOOR 3RD FLOOR GARAGE TOTAL
UNIT 1 916 SF 1210 SF 233 SF 403 S.F. 2762 S.
UNIT 2 916 SF 1210SF 233 SF 403 S.F. 2762 SF
TOTAL 5524 SF

Site Plan

Foundation Plan
Foundation Notes
First floor Ceiling-Joist Plan
Second floor Ceiling-Joist Plan
Third floor Ceiling-Joist Plan
Roof Plan
Roof Framing Plan
Typical wall section
Framing Details
Truss Girder Details
Section on Opening Details

First floor plan
Second floor plan
Third floor plan
Door & Window Schedule
Door & Window Schedule
Door & Window Schedule
Elevations
Elevations

First floor plumbing plan
Second floor plumbing plan
Third floor plumbing plan
Plumbing Notes and details

Cover Sheet & General Information

l J
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> c::=:J
c::::= c::=:J
>

Civil
C1.01
Structural
S1.01
S1.02
S1.03
S1.04
S1.05
S1.06
S1.07
S1.08
S1.09
S1.10
S1.11
Architectural
A1.01
A1.02
A1.03
A1.04
A1.05
A1.06
A1.07
A1.08
Plumbing
P1.01
P1.02
P1.03
P1.04

SHEET INDEX
Sheet Number Sheet Name
General
G0.01

ELEVATION
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PD 67 TRACT3/D(A)
F-25'
S-5'
R-5'
HT-30'
LOT COV-45%
P-1

THESE PLANS HAVE BEEN REVIEWED BY
THE BUILDING INSPECTION DIVISION
AND ARE APPROVED FOR THE START OF
CONSTRUCTION. ANY DEVIATION FROM
THESE PLANS SHALL BE APPROVED BY
THE BUILDING OFFICIAL.

zo DATE: 3/24/2023
BY Edmon Lachica

THIS APPROVAL DOES NOT PERMIT
THE VIOLATION OF ANY CITY
ORDINANCE OR STATE LAW

SEAL
City of Dallas

APPROVED
Building lnspectio

03/27/23

C1 .01
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ADDRESS
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1 SITE PLAN
C 1 SCALE: 1" = 15

NORTH

30'-0"
26 0"

30'-0"

PD-67

WEBSTER & WOODS NORTH PARK

NOTE: STRUCTURE MUST BE PLACED AT THE 30' PROPOSED BUILDLINE,
IF PLACED AT THE 25' FYSB THE STRUCTURE WILL ENCROACH INTO
FRONT YARD SETBACK. TO BE VERIFIED BY FIELD INSPECTOR.

DESCRIPTION BLK P/2606 LT 18

ZONING
LEGAL

67'-0"

67'-0"

125'-0"

125'-0"

28 %
23'-0"

23'-0"
2€ 9

LOTS OF 4,000 SQFT TO 7,499 SQFT IN
AREA REQUIRE A MINIMUM OF TWO (2)
LARGE OR MEDIUM TREES. MUST HAVE A
MINIMUM OF ONE (1) TREE IN THE FRONT
YARD. AN EXISTING TREE MAY BE USED
FOR THE TREE REQUIREMENT. CONTACT
THE CITY ARBORIST FOR CONFIRMATION.

'-0

'-0"

I
I ~'a
l

lg$
le
ye

°

O
I

SUBJECT TO FIELD INSPECTOR'S
APPROVAL

O O
I I

O o
L[) t

WATER METER BOX
MAY NOT BE PLACED
ON DRIVEWAY NOR
DRIVE APPROACH.

ALL CONSTRUCTION SHALL CONFORM
TO THE 2015 IRC DALLAS ONE-AND

TWO-FAILY DWELLING CODE

KEEP 20FT Xx 20FT
SOFT VISIBILITY
TRIANGLES CLEAR.

WATER SHALL NOT BE
REDIRECTED TO DRAIN ONTO
ADJOINING PRIVATE PROPERTY.

A PERMIT IS BEING ISSUED FOR
WATER/WASTEWATER UTILITIES. YOU
ARE RESPONSIBLE TO VERIFY THAT
UTILITIES ARE AVAILABLE FOR THIS
PROPERTY. IF UTILITIES ARE NOT
AVAILABLE FOR THIS SITE, THE CITY
OF DALLAS IS NOT RESPONSIBLE.

SILT FENCE REQUIRED
FOR EROSION CONTROL.

NOTICE: CHECK FOR PRIVATE DEED
RESTRICTIONS AT COUNTY OFFICE.

UTILITY EASEMENT MUST REMAIN
OPEN AND UNOBSTRUCTED. NO
ENCROACHMENTS PERMITTED.

SMOKE DETECTORS REQUIRED
IMMEDLATELY OUTSIDE ALL SLEEPING
AREAS AND AT ALL FLOOR LEVELS.

FENCE/GATES/RETAINING WALL
REQUIRE SEPARATE PERMIT.
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WATER SHALL NOT BE REDIRECTED TO
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Al SCALE 3132" = 1'-0"

ADDRESS

ELEVATION

03/07/2023

CHECKED BY

DRAWN BY

MACNZ_ARC

DATE

SCALE

3/32"=1'-0"

SHEET#

DESCRIPTION N E w
CONSTRUCTION

SHEET TITLE

6529 VICTORIA AVENUE
DALLAS, TEXAS 75209

s-¢ 1A HIE

.. • .
• ·, .

+

·;·_·. :·.

A

H-¢ 1A HOE

2 RIGHT SIDE ELEVATION
Al SCALE: 3132" = 1'-0" A1 .07
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WATER SHALL NOT BE REDIRECTED TO
DRAIN ONTO ADJOINING PRIVATE
PROPERTY.

City of Dallas

APPROVE
Building Inspect n

03/27/23

SEAL

REVISIONS

rs 75'9
TE. (ei4) 3s-3662

Project Consulting & Construction

NO. DESCRIPTION DATE

A

A8 SCALE: 3/32 =1-0°
3 REAR ELEVATION

·.···.o·····
·.,:'s.

, +·

r. ·.

·- . .

• : . .
. ·_; ..

.:' .
+ ,

· ..•.

:J(]·... --~
..

·. • : .•. •. ': : :. •• ~-

9-0 10 PIE

ASSUMED LEVEL GRADE

MAX HEIGHT NOT TO EXCEED 36'

SUBJECT TO FIELD INSPECTOR'S
APPROVAL

MALL CONSTRUCTION SMALL CONFORM
TO THE 2O15 IRC DALLAS ONE-AND

Two-FAMILY DWELLING COOE

-¢ 1A PIE

4 LEFT SIDE ELEVATION
A8 SCALE: 3/32° = 10

115

. ,. ·.;·· •• -

115

. . ~. . ..

' i'-s1A HIE

ADDRESS

6529 VICTORIA AVENUE
DALLAS, TEXAS 75209

DATE

03/07/2023
DRAWN BY

ACM]UARC
CHECKED BY

DESCRIPTION N E w
CONSTRUCTION

SCALE

3/32"=1'-0"
SHEET TITLE

ELEVATION
SHEET#

A1 .08
183



Form GA6 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

6529 Victoria Ave
WEBSTER & WOODS NORTH PARK BLK P/2606 LT 18

Dallas, TX 75209

Danny Le
6529 Victoria Ave
Dallas, TX 75209

10/31/2024

Dallas Valuations LLC
P.O. Box 830293

Richardson, Texas 75083
www.dallasvaluations.com

469-500-4484

AN APPRAISAL REPORT

LOCATED AT:

FOR:

AS OF:

BY:
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6529 Victoria Ave Dallas TX 75209
Danny Le 6529 Victoria LLC Dallas

WEBSTER & WOODS NORTH PARK BLK P/2606 LT 18
00000223855000000 2024 5,029
Webster & Woods North Park 19124 0071.02

0 0

AS-IS & ARV
Danny Le 6529 Victoria Ave, Dallas, TX 75209

DOM 83;The subject property is currently listed on MLS as 'Closed' under MLS #20543796 for 
$412,000, with a closed date of 06/04/2024.

150
7,401
858

0
115
71

65
2
8

15
10

SEE ADDENDUM: NEIGHBORHOOD

SEE ADDENDUM: NEIGHBORHOOD
The estimated value of the subject is above the predominant value for the neighborhood, but is not considered to be overbuilt, as there are larger, 
more expensive properties nearby. Approximately 10% of the neighborhood is located in parks, schools, and vacant land.

Market conditions are considered not typical of the Metroplex in that there are a large 
number of foreclosed properties in the area. Based on prior sales in the immediate area, an under three month marketing period is anticipated.  
Seller concessions between 0% - 3% are typical of the subject market and will not be adjusted in the Sales Comparison Approach. 

50.00' x 125.00' 6,250 sf Rectangular N;Res;
PD-67 Planned Development District (Multi-Family Residential Allowed)

The highest 
and best use is for proposed duplex use.

Asphalt
Dirt/Gravel

X 48113C0330J 8/23/2001

Typical utility easements observed at time of inspection do not adversely affect use or value of subject property. A survey & title policy are recommended 
for final determination of hazards, easements, and encroachments.

2 1

DT2;Modern
2024
0

0

Conc.Slab / New
STC/WS/WF / New
Composition / New
Aluminum / New
Dbl.Pane / New
None
Partial / New

LVP/Tile / New
Drywall / New
Wood / New
Tile / New
Tile / New

Gas
0

Open
None

0
Wood
Cov.

4
Concrete

4
0

0 2 2 2 2 0
7 3 2.1 2,126
7 3 2.1 2,126

The subject property will have typical energy efficient items for a new duplex built in 2024.

C1;No updates in the prior 15 years;The subject 
property will be in new condition. This appraisal is based on the "subject-to-completion" of the subject property.

Applied Valuations, Inc. (214) 526-1600
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The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.

Property Address City State Zip Code

Borrower Owner of Public Record County

Legal Description

Assessor's Parcel # Tax Year R.E. Taxes $

Neighborhood Name Map Reference Census Tract

Occupant Owner Tenant Vacant Special Assessments $ PUD HOA $ per year per month

Property Rights Appraised Fee Simple Leasehold Other (describe)

Assignment Type Purchase Transaction Refinance Transaction Other (describe)

Lender/Client Address

Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes No

Report data source(s) used, offering price(s), and date(s).

I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not

performed.

Contract Price $ Date of Contract Is the property seller the owner of public record? Yes No Data Source(s)

Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No

If Yes, report the total dollar amount and describe the items to be paid.

Note: Race and the racial composition of the neighborhood are not appraisal factors.

Neighborhood Characteristics

Location Urban Suburban Rural

Built-Up Over 75% 25-75% Under 25%

Growth Rapid Stable Slow

2-4 Unit Housing Trends

Property Values Increasing Stable Declining

Demand/Supply Shortage In Balance Over Supply

Marketing Time Under 3 mths 3-6 mths Over 6 mths

2-4 Unit Housing

PRICE

$ (000)

AGE

(yrs)

Low

High

Pred.

Present Land Use %

One-Unit %

2-4 Unit %

Multi-Family %

Commercial %

Other %

Neighborhood Boundaries

Neighborhood Description

Market Conditions (including support for the above conclusions)

Dimensions Area Shape View

Specific Zoning Classification Zoning Description

Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)

Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? Yes No If No, describe

Utilities Public Other (describe) Public Other (describe)

Electricity

Gas

Water

Sanitary Sewer

Off-site Improvements - Type Public Private

Street

Alley

FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date

Are the utilities and/or off-site improvements typical for the market area? Yes No If No, describe

Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe

General Description

Units Two Three Four

Accessory Unit (describe below)

# of Stories # of bldgs.

Type Det. Att. S-Det./End Unit

Existing Proposed Under Const.

Design (Style)

Year Built

Effective Age (Yrs)

Foundation

Concrete Slab Crawl Space

Full Basement Partial Basement

Basement Area sq.ft.

Basement Finish %

Outside Entry/Exit Sump Pump

Evidence of Infestation

Dampness Settlement

Exterior Description materials/condition

Foundation Walls

Exterior Walls

Roof Surface

Gutters & Downspouts

Window Type

Storm Sash/Insulated

Screens

Interior materials/condition

Floors

Walls

Trim/Finish

Bath Floor

Bath Wainscot

Attic None

Drop Stair Stairs

Floor Scuttle

Finished Heated

Heating/Cooling

FWA HWBB Radiant

Other Fuel

Cooling Central Air Conditioning

Individual Other

Amenities

Fireplace(s) #

Patio/Deck

Pool

Woodstove(s) #

Fence

Porch

Other

Car Storage

None

Driveway # of Cars

Driveway Surface

Garage # of Cars

Carport # of Cars

Att. Det. Built-in

# of Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)

Unit # 1 contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area

Unit # 2 contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area

Unit # 3 contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area

Unit # 4 contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area

Additional features (special energy efficient items, etc.).

Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).

Page 1 of 7Freddie Mac Form 72 March 2005 Fannie Mae Form 1025 March 2005

185



63710245714

6529 Victoria Ave
Dallas, TX 75209

0

Inspection
0
Dallas/Neutral
0
C1

4,252

4,252
7 3 2.1 2,126
7 3 2.1 2,126

Good Kitchens
Improvements 4-Car Garage
Other Improvements None

2722 Hondo Ave
Dallas, TX 75219
1.92 miles SE

7,400
1.94

MLS #20594018
07/26/2024 
Dallas/Neutral
0
C1

3,810

3,810 7,400
7 3 2.1 1,905 3,700
7 3 2.1 1,905 3,700

Good Kitchens
2-Car Garage
None

3631 Thedford Ave
Dallas, TX 75209
0.28 miles NW

12,000
2.56

MLS #20446129
11/01/2023 
Dallas/Neutral
0
C1

4,688

4,688 12,000
7 2 2.1 2,344 6,000
7 2 2.1 2,344 6,000

Good Kitchens
4-Car Garage
2Pools

4613 Hopkins Ave
Dallas, TX 75209
0.71 miles N

11,000
1.97

MLS #20466623
01/19/2024
Dallas/Neutral
0
C1

5,578

5,578 11,000
8 3 2.1 2,789 5,500
8 3 2.1 2,789 5,500

Good Kitchens
4-Car Garage
None

All three rental comparables are located relatively nearby the subject property and are considered good indicators of rental value available 
at the time of this report. The subject property will be in new condition. The subject property and all rent comparables represent typical good 
quality duplex rentals in the subject market area.

N/A N/A 0 0 4,500 4,500
N/A N/A 0 0 4,500 4,500

0

0

9,000

9,000

The subject property 
will be in new condition. The subject 
property is currently vacant.

The subject property will be in new condition. 
Estimated rents are based on actual leases in the subject market area, which range from $1.94/SF/Mo. to $2.56/SF/Mo. 
An estimated rental rate of approximately $4,500 per unit per month is estimated after analyzing the current lease and 
rentals in the area. Equal weight was given to all of the comparable rentals.

MetroTex MLS #20543796 / Dallas County Tax Rolls

MetroTex MLS / County Tax Rolls

06/04/2024
$412,000
MLS #20543796
10/31/2024

MetroTex MLS & Tax Rolls
10/31/2024

MetroTex MLS & Tax Rolls
10/31/2024

MetroTex MLS & Tax Rolls
10/31/2024

There was a prior transfer of the subject property on 06/04/2024 for 
$412,000 per MLS #20543796. Per MetroTex MLS and the tax rolls, none of the comparable sales had a prior sale within the past year as 
detailed above.

Form 1025 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? Yes No If Yes, describe.

Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No If No, describe.

Is the property subject to rent control? Yes No If Yes, describe

The following properties represent the most current, similar, and proximate comparable rental properties to the subject property. This analysis is intended to support the
opinion of the market rent for the subject property.

FEATURE SUBJECT COMPARABLE RENTAL # 1 COMPARABLE RENTAL # 2 COMPARABLE RENTAL # 3

Address

Proximity to Subject

Current Monthly Rent $ $ $ $

Rent/Gross Bldg. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.

Rent Control Yes No Yes No Yes No Yes No

Data Source(s)

Date of Lease(s)

Location

Actual Age

Condition

Gross Building Area

Unit Breakdown
Monthly Rent Monthly Rent Monthly RentRm Count

Size
Sq. Ft. Rm Count

Size
Sq. Ft. Rm Count

Size
Sq. Ft. Rm Count

Size
Sq. Ft.

Tot Br Ba Tot Br Ba Tot Br Ba Tot Br Ba

Unit # 1 $ $ $

Unit # 2 $ $ $

Unit # 3 $ $ $

Unit # 4 $ $ $

Utilities Included

Analysis of rental data and support for estimated market rents for the individual subject units reported below (including the adequacy of the comparables, rental concessions,

etc.)

Rent Schedule: The appraiser must reconcile the applicable indicated monthly market rents to provide an opinion of the market rent for each unit in the subject property.

Leases Actual Rents Opinion of Market Rent

Lease Date Per Unit Total
Rents

Per Unit Total
RentsUnit # Begin Date End Date Unfurnished Furnished Unfurnished Furnished

1

2

3

4

$ $ $ $ $ $

Comment on lease data Total Actual Monthly Rent $ Total Gross Monthly Rent $

Other Monthly Income (itemize) $ Other Monthly Income (itemize) $

Total Actual Monthly Income $ Total Estimated Monthly Income $

Utilities included in estimated rents Electric Water Sewer Gas Oil Trash collection Cable Other

Comments on actual or estimated rents and other monthly income (including personal property)

I did did not research the sale or transfer history of the subject property and comparable sales. If not, explain

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

Data Source(s)

My research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.

Data Source(s)

Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).

ITEM SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3

Date of Prior Sale/Transfer

Price of Prior Sale/Transfer

Data Source(s)

Effective Date of Data Source(s)

Analysis of prior sale or transfer history of the subject property and comparable sales

Page 2 of 7Freddie Mac Form 72 March 2005 Fannie Mae Form 1025 March 2005
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14 799,000 1,540,000
16 759,255 1,850,000

6529 Victoria Ave
Dallas, TX 75209

9,000

Dallas/Neutral
Fee Simple
6,250 sf
N;Res;
DT2;Modern
Q3
0
C1

4,252

7 3 2.1
7 3 2.1

0
N/A
Good
Central HVAC
Good
4gbi4dw
Patios

Other Improvements None
Other Improvements None
Other Improvements Good Kitchens

5142 Lahoma St
Dallas, TX 75235
1.12 miles SE

1,500,000
324.53

750,000
107,143
250,000

MLS/Tax Rolls;DOM 67
MetroTex MLS #20685136

Conventional
$11,010 0
s10/24;c08/24
Dallas/Neutral
Fee Simple
5,532 sf 0
N;Res;
DT2;Modern
Q3
0
C1

4,622 -46,300

7 3 2.1
7 3 2.1

0
N/A
Good
Central HVAC
Good
4gbi4dw
Cov.Patios -20,000
None
None
Good Kitchens

-66,300
4.4

4.4 1,433,700
716,850
102,407
238,950

4600 Hopkins Ave
Dallas, TX 75209
0.68 miles N

1,790,000
320.33

895,000
111,875
298,333

MLS/Tax Rolls;DOM 89
MetroTex MLS #20559401

Cash
$0 0
s05/24;c04/24
Dallas/Neutral
Fee Simple
8,015 sf -17,700
N;Res;
DT2;Traditional 0
Q2 -275,000
0
C1

5,588 -167,000

8 3 2.1 0
8 3 2.1 0

0
N/A
Good
Central HVAC
Good
4gbi4dw
Cov.Patios -20,000
None
None
Good Kitchens

-479,700
26.8

26.8 1,310,300
655,150
81,894

218,383

6728 Tyree St
Dallas, TX 75209
0.21 miles N

1,850,000
394.62

925,000
115,625
462,500

MLS/Tax Rolls;DOM 48
MetroTex MLS #20253010

Conventional
$0 0
s04/23;c03/23
Dallas/Neutral
Fee Simple
5,881 sf 0
N;Res;
DT2;Modern
Q2 -275,000
0
C1

4,688 -54,500

8 2 2.1 +20,000
8 2 2.1 +20,000

0
N/A
Good
Central HVAC
Good
4gbi4dw
Patios
2Pools -60,000
None
Good Kitchens

-349,500
18.9

23.2 1,500,500
750,250
93,781

375,125
700,000 2 1,400,000 329.33 4,252 1,400,311
100,000 14 1,400,000 233,400 6 1,400,400

All comparables are located within close proximity of the subject 
and are considered to be good indicators of value. Adjustments for variances in gross living area were calculated at $125.00/SF. Additional adjustments were made 
for site ($10.00 / SF for a difference greater than 1,000 SF), for quality of construction ($275,000 per rating), for bathrooms ($20,000 per full bath and $10,000 per 
half bath), for bedrooms ($20,000 per bedroom), for a covered patio ($10,000), and for a pool ($50,000). Most of the adjustments fall within normal underwriting 
guidelines and all of the comparable sales occurred within the past nineteen months. Four comparable sales and one active listing were utilized in this appraisal. 
Bracketing of the comparable sales was also provided. All comparables were given equal weight.

1,400,000
9,000 156 1,404,000

The Income Approach was utilized and included a market rental rate of $9,000 per 
month and a GRM of 156 for the subject neighborhood.

1,400,000 1,404,000 1,402,196
The Sales Comparison Approach best reflects actions of buyers and sellers in the subject's area. It was given most weight. The Cost Approach 
and Income Approach are supportive, and were given equal weight. The final reconciled market value is estimated to be $1,400,000.

NOTE: In the sales comparison approach, four of the five comparables were sold as individual half duplexes, with their values and characteristics duplicated in the 
comparison grid. For this appraisal, it is assumed that the subject property will also be sold as individual half duplexes rather than as a single full duplex.

Please see Assumptions and 
Limiting Conditions.  As defined by USPAP, this report is an "appraisal" and is based on the "subject-to-completion" of the subject property.

1,400,000 10/31/2024

Form 1025 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $ to $ .

There are comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ to $ .

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3

Address

Proximity to Subject

Sale Price

Sale Price/Gross Bldg. Area sq.ft. sq.ft. sq.ft. sq.ft.

Gross Monthly Rent

Gross Rent Multiplier

Price per Unit

Price per Room

Price per Bedroom

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

Rent Control Yes No Yes No Yes No Yes No

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(–) Adjustment DESCRIPTION +(–) Adjustment DESCRIPTION +(–) Adjustment

Sale or Financing

Concessions

Date of Sale/Time

Location

Leasehold/Fee Simple

Site

View

Design (Style)

Quality of Construction

Actual Age

Condition

Gross Building Area

Unit Breakdown Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths

Unit # 1

Unit # 2

Unit # 3

Unit # 4

Basement Description

Basement Finished Rooms

Functional Utility

Heating/Cooling

Energy Efficient Items

Parking On/Off Site

Porch/Patio/Deck

Net Adjustment (Total) + – + – + –$ $ $

Adjusted Sale Price

$ $ $of Comparables

Adjusted Price Per Unit (Adj. SP Comp / # of Comp Units) $ $ $

Adjusted Price Per Room (Adj. SP Comp / # of Comp Rooms) $ $ $

Adjusted Price Per Bedrm (Adj. SP Comp / # of Comp Bedrooms) $ $ $

Value per Unit $ X Units = $ Value per GBA $ X GBA = $

Value per Rm. $ X Rooms = $ Value per Bdrms. $ X Bdrms. = $

Net Adj. %

Gross Adj. %

Net Adj. %

Gross Adj. %

Net Adj. %

Gross Adj. %

Summary of Sales Comparison Approach including reconciliation of the above indicators of value.

Indicated Value by Sales Comparison Approach $

Total gross monthly rent $ X gross rent multiplier (GRM) = $ Indicated value by the Income Approach

Comments on income approach including reconciliation of the GRM

Indicated Value by: Sales Comparison Approach $ Income Approach $ Cost Approach (if developed) $

This appraisal is made ''as is'', subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been

completed, subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or subject to the

following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:

Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is
$ , as of , which is the date of inspection and the effective date of this appraisal.
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NEIGHBORHOOD:

The subject is located in an established neighborhood known as Webster & Woods North Park in Dallas, Texas, approximately 5 miles northwest of 
downtown Dallas. Neighborhood boundaries include I-635 on the north, I-635 on the east, Highway 12 on the west, and I-30 on the south. This area mainly 
consists of single-family residences and multi-family properties that were built within the past 70 years. The majority of the commercial properties located in 
the neighborhood are retail and commercial service in nature, with several multi-family properties intermixed between the commercial space and the 
residential properties. This immediate area participates in the Dallas Independent School District.

IMPROVEMENTS:

The subject property will be in new condition. This appraisal is based on the "subject-to-completion" of the subject property. Both units will have three 
bedrooms, two full baths, one half bath, a living room, a study/office, a dining room, a utility area, and a kitchen. In addition, both units will have a covered 
porch, an open patio, a two-car driveway, a built-in two-car garage, and wood fencing.

It is assumed that there are no structural defects hidden by floor or wall coverings or any other hidden or unapparent condition of the subject, that all 
appliances will be in new working condition, and that all electrical components and the roof will be in new condition. If the client has any questions 
regarding these items, it is the client's responsibility to order the appropriate inspections. The appraiser does not have the skill or expertise needed to make 
such inspections. The appraiser assumes no liability for these items.

HIGHEST AND BEST USE ANALYSIS:

The subject property is zoned "PD-67" by the City of Dallas. This zoning district allows for multi-family residential use. After considering the potential 
physical uses, legally permissible uses, the financially feasible uses, and the maximally productive uses, the highest and best use for the subject property 
is proposed use as a multi-family residence.

AS-IS COMPARABLES (LAND): 

MLS #20510994  6535 Roper Street, Dallas, Texas 75209 (CP: $355,000)
MLS #20401379  3706 S Versailles Avenue, Dallas, Texas 75209 (CP: $475,000)
MLS #20531210  4916 Wateka Drive, Dallas, Texas 75209 (CP: $510,000)
MLS #20521546  4922 Linnet Lane, Dallas, Texas 75209 (CP: $540,000)
MLS #20575145  7603 Kaywood Drive, Dallas, Texas 75209 (CP: $559,000)
MLS #20480498  6920 Victoria Avenue, Dallas, Texas 75209 (LP: $495,000)

AS-IS VALUE (LAND): $490,000

The estimated land value was obtained by 
analyzing actual comparable land sales in the subject market area as well as utilizing both the allocation method and the extraction method.

Cost Handbook & Local Builders
Good 10/2024

490,000
4,252 198.00 841,896

0

806 50.00 40,300
882,196

882,196
30,000

1,402,196

The subject property will be in new condition. This appraisal is based on 
the "subject-to-completion" of the subject property. Functional 
obsolescence is not present. External obsolescence is not present.

60
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COST APPROACH TO VALUE (not required by Fannie Mae)

Provide adequate information for the lender/client to replicate the below cost figures and calculations.

Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW

Source of cost data

Quality rating from cost service Effective date of cost data

Comments on Cost Approach (gross building area calculations, depreciation, etc.)

OPINION OF SITE VALUE =$

DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

=$

Garage/Carport Sq.Ft. @ $ =$

Total Estimate of Cost-New =$

Less Physical Functional External

Depreciation =$( )

Depreciated Cost of Improvements =$

"As-is" Value of Site Improvements =$

INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (HUD and VA only) Years

PROJECT INFORMATION FOR PUDs (if applicable)

Is the developer/builder in control of the Homeowners’ Association (HOA)? Yes No Unit type(s) Detached Attached

Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.

Legal Name of Project

Total number of phases Total number of units Total number of units sold

Total number of units rented Total number of units for sale Data source(s)

Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion.

Does the project contain any multi-dwelling units? Yes No Data Source

Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion.

Are the common elements leased to or by the Homeowners’ Association? Yes No If Yes, describe the rental terms and options.

Describe common elements and recreational facilities.
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This report form is designed to report an appraisal of a two- to four-unit property, including a two- to four-unit property in a
planned unit development (PUD). A two- to four-unit property located in either a condominium or cooperative project
requires the appraiser to inspect the project and complete the project information section of the Individual Condominium
Unit Appraisal Report or the Individual Cooperative Interest Appraisal Report and attach it as an addendum to this report.

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand the scope of work to include any additional research or analysis necessary based on the complexity of this
appraisal assignment. Modifications or deletions to the certifications are also not permitted. However, additional
certifications that do not constitute material alterations to this appraisal report, such as those required by law or those
related to the appraiser’s continuing education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and
the reporting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming
the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both
parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a
reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in
terms of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property
sold unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are
readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the
market’s reaction to the financing or concessions based on the appraiser’s judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser’s certification in this report is
subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the
title to it, except for information that he or she became aware of during the research involved in performing this appraisal.
The appraiser assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements,
including each of the units. The sketch is included only to assist the reader in visualizing the property and understanding the
appraiser’s determination of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing this appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no
such conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any
such conditions that do exist or for any engineering or testing that might be required to discover whether such conditions
exist. Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be
considered as an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to
satisfactory completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject
property will be performed in a professional manner.
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APPRAISER’S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.

2. I performed a complete visual inspection of the interior and exterior areas of the subject property, including all units. I
reported the condition of the improvements in factual, specific terms. I identified and reported the physical deficiencies that
could affect the livability, soundness, or structural integrity of the property.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were
in place at the time this appraisal report was prepared.

4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison and income approaches to value. I have adequate market data to develop reliable sales comparison and
income approaches to value for this appraisal assignment. I further certify that I considered the cost approach to value but
did not develop it, unless otherwise indicated in this report.

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the
subject property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this
report.

6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. I have not used comparable sales that were the result of combining a land sale with the contract purchase price of a
home that has been built or will be built on the land.

9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the
subject property and the comparable sales.

10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

11. I have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.

13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report
from reliable sources that I believe to be true and correct.

14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood,
subject property, and the proximity of the subject property to adverse influences in the development of my opinion of market
value. I have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration,
the presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the
inspection of the subject property or that I became aware of during the research involved in performing this appraisal. I have
considered these adverse conditions in my analysis of the property value, and have reported on the effect of the conditions
on the value and marketability of the subject property.

15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and correct.

16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or prospective
personal interest or bias with respect to the participants in the transaction. I did not base, either partially or completely, my
analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital status, handicap,
familial status, or national origin of either the prospective owners or occupants of the subject property or of the present owners or
occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause
of any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a
pending mortgage loan application).

19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I
relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to
make a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will
take no responsibility for it.

20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.
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Connor Lewis Ligon
Dallas Valuations LLC

PO Box 830293, Richardson, TX 75083

469-500-4484
cligon@dallasvaluations.com

10/31/2024
10/31/2024

TX-1381050

TX
11/30/2024

6529 Victoria Ave
Dallas, TX 75209

1,400,000

No AMC
Danny Le

6529 Victoria Ave, Dallas, TX 75209

Not Provided
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21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the
borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other
secondary market participants; data collection or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser’s or supervisory appraiser’s (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media).

22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.

24. If this appraisal report was transmitted as an “electronic record” containing my “electronic signature,” as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws.

SUPERVISORY APPRAISER’S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser’s
analysis, opinions, statements, conclusions, and the appraiser’s certification.

2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser’s analysis, opinions,
statements, conclusions, and the appraiser’s certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal
report was prepared.

5. If this appraisal report was transmitted as an “electronic record” containing my “electronic signature,” as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

APPRAISER

Signature

Name

Company Name

Company Address

Telephone Number

Email Address

Date of Signature and Report

Effective Date of Appraisal

State Certification #

or State License #

or Other (describe) State #

State

Expiration Date of Certification or License

ADDRESS OF PROPERTY APPRAISED

APPRAISED VALUE OF SUBJECT PROPERTY $

LENDER/CLIENT

Name

Company Name

Company Address

Email Address

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature

Name

Company Name

Company Address

Telephone Number

Email Address

Date of Signature

State Certification #

or State License #

State

Expiration Date of Certification or License

SUBJECT PROPERTY

Did not inspect subject property

Did inspect exterior of subject property from street

Date of Inspection

Did inspect interior and exterior of subject property

Date of Inspection

COMPARABLE SALES

Did not inspect exterior of comparable sales from street

Did inspect exterior of comparable sales from street

Date of Inspection
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6529 Victoria Ave
Dallas, TX 75209

9,000

Dallas/Neutral
Fee Simple
6,250 sf
N;Res;
DT2;Modern
Q3
0
C1

4,252

7 3 2.1
7 3 2.1

0
N/A
Good
Central HVAC
Good
4gbi4dw
Patios

Other Improvements None
Other Improvements None
Other Improvements Good Kitchens

5316 E Side Ave
Dallas, TX 75214
5.17 miles E

1,200,000
300.00

9,600
125.00

600,000
85,714

200,000

MLS/Tax Rolls;DOM 147
MetroTex MLS #20172402

Conventional
$0 0
s03/23;c02/23
Dallas/Neutral
Fee Simple
7,492 sf -12,400
N;Res;
DT2;Traditional 0
Q4 +240,000
0
C1

4,000 +31,500

7 3 2.1
7 3 2.1

0
N/A
Good
Central HVAC
Good
4gbi4dw
Patios
None
None
Good Kitchens

259,100
21.6

23.7 1,459,100
729,550
104,221
243,183

4601 Hopkins Ave
Dallas, TX 75209
0.71 miles N

1,790,000
321.94

895,000
111,875
298,333

MLS/Tax Rolls;DOM 137
MetroTex MLS #20575690

Listing
0

Active
Dallas/Neutral
Fee Simple
7,449 sf -12,000
N;Res;
DT2;Traditional 0
Q3
0
C1

5,560 -163,500

8 3 2.1 0
8 3 2.1 0

0
N/A
Good
Central HVAC
Good
4gbi4dw
Cov.Patios -20,000
None
None
Good Kitchens

-195,500
10.9

10.9 1,594,500
797,250
99,656

265,750

4 5 6

4 5 6

06/04/2024
$412,000
MLS #20543796
10/31/2024

MetroTex MLS & Tax Rolls
10/31/2024

MetroTex MLS & Tax Rolls
10/31/2024

There was a prior transfer of the subject property on 06/04/2024 for 
$412,000 per MLS #20543796. Per MetroTex MLS and the tax rolls, none of the comparable sales had a prior sale within the past year as 
detailed above.

Form 1025.(AC) - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #

Address

Proximity to Subject

Sale Price

Sale Price/Gross Bldg. Area sq.ft. sq.ft. sq.ft. sq.ft.

Gross Monthly Rent

Gross Rent Multiplier

Price per Unit

Price per Room

Price per Bedroom

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

Rent Control Yes No Yes No Yes No Yes No

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(–) Adjustment DESCRIPTION +(–) Adjustment DESCRIPTION +(–) Adjustment

Sale or Financing

Concessions

Date of Sale/Time

Location

Leasehold/Fee Simple

Site

View

Design (Style)

Quality of Construction

Actual Age

Condition

Gross Building Area

Unit Breakdown Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths

Unit # 1

Unit # 2

Unit # 3

Unit # 4

Basement Description

Basement Finished Rooms

Functional Utility

Heating/Cooling

Energy Efficient Items

Parking On/Off Site

Porch/Patio/Deck

Net Adjustment (Total) + – + – + –$ $ $

Adjusted Sale Price

$ $ $of Comparables

Adjusted Price Per Unit (Adj. SP Comp / # of Comp Units) $ $ $

Adjusted Price Per Room (Adj. SP Comp / # of Comp Rooms) $ $ $

Adjusted Price Per Bedrm (Adj. SP Comp / # of Comp Bedrooms) $ $ $

Net Adj. %

Gross Adj. %

Net Adj. %

Gross Adj. %

Net Adj. %

Gross Adj. %

Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).

ITEM SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #

Date of Prior Sale/Transfer

Price of Prior Sale/Transfer

Data Source(s)

Effective Date of Data Source(s)

Analysis of prior sale or transfer history of the subject property and comparable sales

Analysis/Comments
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6529 Victoria Ave Dallas TX 75209
Danny Le

9
1.50

4
2.67

$875,000
69

$1,049,000
162

89.74%

3
1.00

7
7.00

$1,030,000
70

$925,000
122

90.35%

4
1.33
14

10.50

$950,000
2

$949,950
79

100.00%

Seller concessions are found in the subject market area and when they do occur, they are usually less than 3% of the 
total sales price. Of the comparable sales utilized in this report, one of the sales had seller contributions or "seller points" and it was less than 
3% of the total sales price. 

Local MLS system (MetroTex).

The subject market area is stable for homes in Dallas, Texas, and the overall supply for homes in this neighborhood appear to be in line with 
demand, which results in stable prices. The fluctuation in absorption rates shown over the last 12 months represent a seasonal variation as 
opposed to a market variation. Therefore, the reported fluctuation in comparable sale prices and list prices are also considered to be a 
seasonal variation and the subject market area is considered to be stable at this time.

Connor Lewis Ligon
Dallas Valuations LLC

PO Box 830293, Richardson, TX 75083
TX-1381050 TX

cligon@dallasvaluations.com
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The purpose of this addendum is to provide the lender/client with a clear and accurate understanding of the market trends and conditions prevalent in the subject

neighborhood. This is a required addendum for all appraisal reports with an effective date on or after April 1, 2009.

Property Address City State ZIP Code

Borrower

Instructions: The appraiser must use the information required on this form as the basis for his/her conclusions, and must provide support for those conclusions, regarding

housing trends and overall market conditions as reported in the Neighborhood section of the appraisal report form. The appraiser must fill in all the information to the extent

it is available and reliable and must provide analysis as indicated below. If any required data is unavailable or is considered unreliable, the appraiser must provide an

explanation. It is recognized that not all data sources will be able to provide data for the shaded areas below; if it is available, however, the appraiser must include the data

in the analysis. If data sources provide the required information as an average instead of the median, the appraiser should report the available figure and identify it as an

average. Sales and listings must be properties that compete with the subject property, determined by applying the criteria that would be used by a prospective buyer of the

subject property. The appraiser must explain any anomalies in the data, such as seasonal markets, new construction, foreclosures, etc.

Inventory Analysis Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend

Median Sale & List Price, DOM, Sale/List % Prior 7–12 Months Prior 4–6 Months Current – 3 Months

Total # of Comparable Sales (Settled)

Absorption Rate (Total Sales/Months)

Total # of Comparable Active Listings

Months of Housing Supply (Total Listings/Ab.Rate)

Median Comparable Sale Price

Median Comparable Sales Days on Market

Median Comparable List Price

Median Comparable Listings Days on Market

Median Sale Price as % of List Price

Increasing Stable Declining

Increasing Stable Declining

Declining Stable Increasing

Declining Stable Increasing

Overall Trend

Increasing Stable Declining

Declining Stable Increasing

Increasing Stable Declining

Declining Stable Increasing

Increasing Stable Declining

Seller-(developer, builder, etc.)paid financial assistance prevalent? Yes No Declining Stable Increasing

Explain in detail the seller concessions trends for the past 12 months (e.g., seller contributions increased from 3% to 5%, increasing use of buydowns, closing costs, condo

fees, options, etc.).

Are foreclosure sales (REO sales) a factor in the market? Yes No If yes, explain (including the trends in listings and sales of foreclosed properties).

Cite data sources for above information.

Summarize the above information as support for your conclusions in the Neighborhood section of the appraisal report form. If you used any additional information, such as

an analysis of pending sales and/or expired and withdrawn listings, to formulate your conclusions, provide both an explanation and support for your conclusions.

If the subject is a unit in a condominium or cooperative project , complete the following: Project Name:

Subject Project Data Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend

Total # of Comparable Sales (Settled)

Absorption Rate (Total Sales/Months)

Months of Unit Supply (Total Listings/Ab.Rate)

Total # of Active Comparable Listings

Increasing Stable Declining

Increasing Stable Declining

Declining Stable Increasing

Declining Stable Increasing

Are foreclosure sales (REO sales) a factor in the project? Yes No If yes, indicate the number of REO listings and explain the trends in listings and sales of

foreclosed properties.

Summarize the above trends and address the impact on the subject unit and project.

Signature

Appraiser Name

Company Name

Company Address

State License/Certification # State

Email Address

Signature

Supervisory Appraiser Name

Company Name

Company Address

State License/Certification # State

Email Address
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Danny Le 63710245714
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

APPRAISAL AND REPORT IDENTIFICATION

2-2(a)

2-2(b)

Comments on Standards Rule 2-3

I certify that, to the best of my knowledge and belief:

- The statements of fact contained in this report are true and correct.

- The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my personal, impartial, and unbiased professional analyses, 

opinions, and conclusions.

- Unless otherwise indicated, I have no present or prospective interest in the property that is the subject of this report and no  personal interest with respect to the parties involved.

- Unless otherwise indicated, I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year period 

immediately preceding acceptance of this assignment.

- I have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.

- My engagement in this assignment was not contingent upon developing or reporting predetermined results.

- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value that favors the cause of the client, the 

amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal.

- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice that were in effect at 

the time this report was prepared.

- Unless otherwise indicated, I have made a personal inspection of the property that is the subject of this report.

- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification (if there are exceptions, the name of each individual 

providing significant real property appraisal assistance is stated elsewhere in this report).

0-3 months.

Comments on Appraisal and Report Identification
Note any USPAP-related issues requiring disclosure and any state mandated requirements:

INTENDED USER:

The intended user of this report is Danny Le and/or their assigns.

APPRAISER INDEPENDENCE:
The appraiser certifies that he has completed this assignment with no influence on value (written or verbal) from any party connected with
this assignment.

FIRREA STATEMENT:

To the best of our knowledge, this appraisal report conforms to the Uniform Standards of Professional Appraisal Practice ("USPAP") adopted 
by the Appraisal Standards Board of the Appraisal Foundation, as well as the requirements of Title XI of the Financial Institutions Reform, 
Recovery, and Enforcement Act of 1989 ("FIRREA"), and the Federal Register 12CFR Part 34 (Docket #90-16).

Connor Lewis Ligon

TX-1381050

TX 11/30/2024
10/31/2024

10/31/2024

10/31/2024
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Borrower

Lender/Client

File No.

Property Address

City County State Zip Code

This Report is one of the following types:

Appraisal Report (A written report prepared under Standards Rule , pursuant to the Scope of Work, as disclosed elsewhere in this report.)

Restricted
Appraisal Report

(A written report prepared under Standards Rule , pursuant to the Scope of Work, as disclosed elsewhere in this report,
restricted to the stated intended use by the specified client or intended user.)

Reasonable Exposure Time (USPAP defines Exposure Time as the estimated length of time that the property interest being

appraised would have been offered on the market prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal.)

My Opinion of Reasonable Exposure Time for the subject property at the market value stated in this report is:

APPRAISER:

Signature:

Name:

State Certification #:

or State License #:

State: Expiration Date of Certification or License:

Date of Signature and Report:

Effective Date of Appraisal:

Inspection of Subject: None Interior and Exterior Exterior-Only

Date of Inspection (if applicable):

SUPERVISORY or CO-APPRAISER (if applicable):

Signature:

Name:

State Certification #:

or State License #:

State: Expiration Date of Certification or License:

Date of Signature:

Inspection of Subject: None Interior and Exterior Exterior-Only

Date of Inspection (if applicable):
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Location Map

Danny Le
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

Borrower

Lender/Client

Property Address

City County State Zip Code
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Subject Photo Page

Danny Le
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

Subject Front

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

6529 Victoria Ave

3,825
14
6
4.2
Dallas/Neutral
N;Res;
6,250 sf
Q3
0

Subject Front / Side

Subject Street

Borrower

Lender/Client

Property Address

City County State Zip Code
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Comparable Sale Photo Page

Danny Le
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

Comparable 1

Sales Price:

GBA:

Age:

5142 Lahoma St
1,500,000
4,622
0

Comparable 2

Sales Price:

GBA:

Age:

4600 Hopkins Ave
1,790,000
5,588
0

Comparable 3

Sales Price:

GBA:

Age:

6728 Tyree St
1,850,000
4,688
0

Borrower

Lender/Client

Property Address

City County State Zip Code

197



Form PIC3x5.CC - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Comparable Photo Page

Danny Le
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

Comparable 4

Sales Price

G.B.A.

Age/Yr. Blt.

5316 E Side Ave
1,200,000
4,000
0

Comparable 5
4601 Hopkins Ave

1,790,000
5,560
0

Borrower

Lender/Client

Property Address

City County State Zip Code
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Rental Photo Page

Danny Le
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

Rental 1

Proximity to Subj.

GBA

Age/Year Built

2722 Hondo Ave
1.92 miles SE
3,810
0

Rental 2

Proximity to Subj.

GBA

Age/Year Built

3631 Thedford Ave
0.28 miles NW
4,688
0

Rental 3

Proximity to Subj.

GBA

Age/Year Built

4613 Hopkins Ave
0.71 miles N
5,578
0

Borrower

Lender/Client

Property Address

City County State Zip Code
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Scope of Work

Danny Le
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

Borrower

Lender/Client

Property Address

City County State Zip Code
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Plans

Danny Le
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

Borrower

Lender/Client

Property Address

City County State Zip Code
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Floor Plan (1st Floor)

Danny Le
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

Borrower

Lender/Client

Property Address

City County State Zip Code
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Floor Plan (2nd Floor)

Danny Le
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

Borrower

Lender/Client

Property Address

City County State Zip Code
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Elevations

Danny Le
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

Borrower

Lender/Client

Property Address

City County State Zip Code
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Elevations

Danny Le
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

Borrower

Lender/Client

Property Address

City County State Zip Code
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Site Plan

Danny Le
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

Borrower

Lender/Client

Property Address

City County State Zip Code

206



Form MAP.Generic - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Plat Map

Danny Le
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

Borrower

Lender/Client

Property Address

City County State Zip Code
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Aerial Map

Danny Le
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

Borrower

Lender/Client

Property Address

City County State Zip Code
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Flood Map

Danny Le
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

Borrower

Lender/Client

Property Address

City County State Zip Code
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Certification

Danny Le
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

Borrower

Lender/Client

Property Address

City County State Zip Code
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E&O Insurance

Danny Le
6529 Victoria Ave
Dallas Dallas TX 75209
Danny Le

Borrower

Lender/Client

Property Address

City County State Zip Code

211



63710245714

Form UADDEFINE1A - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

File No.

UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)

Condition Ratings and Definitions

C1

The improvements have been recently constructed and have not been previously occupied. The entire structure and all components are new

and the dwelling features no physical depreciation.

Note: Newly constructed improvements that feature recycled or previously used materials and/or components can be considered new dwellings

provided that the dwelling is placed on a 100 percent new foundation and the recycled materials and the recycled components have been

rehabilitated/remanufactured into like-new condition. Improvements that have not been previously occupied are not considered “new” if they

have any significant physical depreciation (that is, newly constructed dwellings that have been vacant for an extended period of time without

adequate maintenance or upkeep).

C2

The improvements feature no deferred maintenance, little or no physical depreciation, and require no repairs. Virtually all building components

are new or have been recently repaired, refinished, or rehabilitated. All outdated components and finishes have been updated and/or replaced

with components that meet current standards. Dwellings in this category are either almost new or have been recently completely renovated and

are similar in condition to new construction.

Note: The improvements represent a relatively new property that is well maintained with no deferred maintenance and little or no physical

depreciation, or an older property that has been recently completely renovated.

C3

The improvements are well maintained and feature limited physical depreciation due to normal wear and tear. Some components, but not every

major building component, may be updated or recently rehabilitated. The structure has been well maintained.

Note: The improvement is in its first-cycle of replacing short-lived building components (appliances, floor coverings, HVAC, etc.) and is

being well maintained. Its estimated effective age is less than its actual age. It also may reflect a property in which the majority of

short-lived building components have been replaced but not to the level of a complete renovation.

C4

The improvements feature some minor deferred maintenance and physical deterioration due to normal wear and tear. The dwelling has been

adequately maintained and requires only minimal repairs to building components/mechanical systems and cosmetic repairs. All major building

components have been adequately maintained and are functionally adequate.

Note: The estimated effective age may be close to or equal to its actual age. It reflects a property in which some of the short-lived building

components have been replaced, and some short-lived building components are at or near the end of their physical life expectancy; however,

they still function adequately. Most minor repairs have been addressed on an ongoing basis resulting in an adequately maintained property.

C5

The improvements feature obvious deferred maintenance and are in need of some significant repairs. Some building components need repairs,

rehabilitation, or updating. The functional utility and overall livability is somewhat diminished due to condition, but the dwelling remains

useable and functional as a residence.

Note: Some significant repairs are needed to the improvements due to the lack of adequate maintenance. It reflects a property in which many

of its short-lived building components are at the end of or have exceeded their physical life expectancy but remain functional.

C6

The improvements have substantial damage or deferred maintenance with deficiencies or defects that are severe enough to affect the safety,

soundness, or structural integrity of the improvements. The improvements are in need of substantial repairs and rehabilitation, including many

or most major components.

Note: Substantial repairs are needed to the improvements due to the lack of adequate maintenance or property damage. It reflects a property

with conditions severe enough to affect the safety, soundness, or structural integrity of the improvements.

Quality Ratings and Definitions

Q1

Dwellings with this quality rating are usually unique structures that are individually designed by an architect for a specified user. Such

residences typically are constructed from detailed architectural plans and specifications and feature an exceptionally high level of workmanship

and exceptionally high-grade materials throughout the interior and exterior of the structure. The design features exceptionally high-quality

exterior refinements and ornamentation, and exceptionally high-quality interior refinements. The workmanship, materials, and finishes

throughout the dwelling are of exceptionally high quality.

Q2

Dwellings with this quality rating are often custom designed for construction on an individual property owner’s site. However, dwellings in

this quality grade are also found in high-quality tract developments featuring residence constructed from individual plans or from highly

modified or upgraded plans. The design features detailed, high quality exterior ornamentation, high-quality interior refinements, and detail. The

workmanship, materials, and finishes throughout the dwelling are generally of high or very high quality.

UAD Version 9/2011 (Updated 1/2014)
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)

Quality Ratings and Definitions (continued)

Q3

Dwellings with this quality rating are residences of higher quality built from individual or readily available designer plans in above-standard

residential tract developments or on an individual property owner’s site. The design includes significant exterior ornamentation and interiors

that are well finished. The workmanship exceeds acceptable standards and many materials and finishes throughout the dwelling have been

upgraded from “stock” standards.

Q4

Dwellings with this quality rating meet or exceed the requirements of applicable building codes. Standard or modified standard building plans

are utilized and the design includes adequate fenestration and some exterior ornamentation and interior refinements. Materials, workmanship,

finish, and equipment are of stock or builder grade and may feature some upgrades.

Q5

Dwellings with this quality rating feature economy of construction and basic functionality as main considerations. Such dwellings feature a

plain design using readily available or basic floor plans featuring minimal fenestration and basic finishes with minimal exterior ornamentation

and limited interior detail. These dwellings meet minimum building codes and are constructed with inexpensive, stock materials

with limited refinements and upgrades.

Q6

Dwellings with this quality rating are of basic quality and lower cost; some may not be suitable for year-round occupancy. Such dwellings

are often built with simple plans or without plans, often utilizing the lowest quality building materials. Such dwellings are often built or

expanded by persons who are professionally unskilled or possess only minimal construction skills. Electrical, plumbing, and other mechanical

systems and equipment may be minimal or non-existent. Older dwellings may feature one or more substandard or non-conforming additions

to the original structure

Definitions of Not Updated, Updated, and Remodeled

Not Updated

Little or no updating or modernization. This description includes, but is not limited to, new homes.

Residential properties of fifteen years of age or less often reflect an original condition with no updating, if no major

components have been replaced or updated. Those over fifteen years of age are also considered not updated if the

appliances, fixtures, and finishes are predominantly dated. An area that is ‘Not Updated’ may still be well maintained

and fully functional, and this rating does not necessarily imply deferred maintenance or physical/functional deterioration.

Updated

The area of the home has been modified to meet current market expectations. These modifications

are limited in terms of both scope and cost.

An updated area of the home should have an improved look and feel, or functional utility. Changes that constitute

updates include refurbishment and/or replacing components to meet existing market expectations. Updates do not

include significant alterations to the existing structure.

Remodeled

Significant finish and/or structural changes have been made that increase utility and appeal through

complete replacement and/or expansion.

A remodeled area reflects fundamental changes that include multiple alterations. These alterations may include

some or all of the following: replacement of a major component (cabinet(s), bathtub, or bathroom tile), relocation

of plumbing/gas fixtures/appliances, significant structural alterations (relocating walls, and/or the addition of)

square footage). This would include a complete gutting and rebuild.

Explanation of Bathroom Count

Three-quarter baths are counted as a full bath in all cases.  Quarter baths (baths that feature only a toilet) are not

included in the bathroom count.  The number of full and half baths is reported by separating the two values using a

period, where the full bath count is represented to the left of the period and the half bath count is represented to the

right of the period.

Example:

3.2 indicates three full baths and two half baths.

UAD Version 9/2011 (Updated 1/2014)
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)

Abbreviations Used in Data Standardization Text

Abbreviation Full Name Fields Where This Abbreviation May Appear

A Adverse Location & View

ac Acres Area, Site

AdjPrk Adjacent to Park Location

AdjPwr Adjacent to Power Lines Location

ArmLth Arms Length Sale Sale or Financing Concessions

AT Attached Structure Design (Style)

B Beneficial Location & View

ba Bathroom(s) Basement & Finished Rooms Below Grade

br Bedroom Basement & Finished Rooms Below Grade

BsyRd Busy Road Location

c Contracted Date Date of Sale/Time

Cash Cash Sale or Financing Concessions

Comm Commercial Influence Location

Conv Conventional Sale or Financing Concessions

cp Carport Garage/Carport

CrtOrd Court Ordered Sale Sale or Financing Concessions

CtySky City View Skyline View View

CtyStr City Street View View

cv Covered Garage/Carport

DOM Days On Market Data Sources

DT Detached Structure Design (Style)

dw Driveway Garage/Carport

e Expiration Date Date of Sale/Time

Estate Estate Sale Sale or Financing Concessions

FHA Federal Housing Authority Sale or Financing Concessions

g Garage Garage/Carport

ga Attached Garage Garage/Carport

gbi Built-in Garage Garage/Carport

gd Detached Garage Garage/Carport

GlfCse Golf Course Location

Glfvw Golf Course View View

GR Garden Design (Style)

HR High Rise Design (Style)

in Interior Only Stairs Basement & Finished Rooms Below Grade

Ind Industrial Location & View

Listing Listing Sale or Financing Concessions

Lndfl Landfill Location

LtdSght Limited Sight View

MR Mid-rise Design (Style)

Mtn Mountain View View

N Neutral Location & View

NonArm Non-Arms Length Sale Sale or Financing Concessions

o Other Basement & Finished Rooms Below Grade

O Other Design (Style)

op Open Garage/Carport

Prk Park View View

Pstrl Pastoral View View

PwrLn Power Lines View

PubTrn Public Transportation Location

Relo Relocation Sale Sale or Financing Concessions

REO REO Sale Sale or Financing Concessions

Res Residential Location & View

RH USDA - Rural Housing Sale or Financing Concessions

rr Recreational (Rec) Room Basement & Finished Rooms Below Grade

RT Row or Townhouse Design (Style)

s Settlement Date Date of Sale/Time

SD Semi-detached Structure Design (Style)

Short Short Sale Sale or Financing Concessions

sf Square Feet Area, Site, Basement

sqm Square Meters Area, Site

Unk Unknown Date of Sale/Time

VA Veterans Administration Sale or Financing Concessions

w Withdrawn Date Date of Sale/Time

wo Walk Out Basement Basement & Finished Rooms Below Grade

Woods Woods View View

Wtr Water View View

WtrFr Water Frontage Location

wu Walk Up Basement Basement & Finished Rooms Below Grade

UAD Version 9/2011 (Updated 1/2014)
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LOT DESCRIPTION

LOT SIZE

LIVING AREA (PER UNIT)

% OF LOT COVERAGE

6,115 S.F.

40.9%

2,120 S.F.

FOOTPRINT 2,500 S.F.

GARAGE (PER UNIT) 406 S.F.

TOTAL AREA 5,052 S.F.

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.

GREAT CARE AND EFFORT HAVE GONE INTO THE CREATION OF THESE
BLUEPRINTS. HOWEVER, BECAUSE OF THE VARIANCE IN GEOGRAPHIC
LOCATIONS, CONSTRUCTION CONCEPTS, INC. 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.

©

"Planning and Designing a Better Tomorrow"

Dallas, TX. 75203
Tel. : (214) 946-4300

Fax : (214) 948-9544
317 E. Jefferson Blvd.

C1.0

LEGAL DESCRIPTION
WEBSTER & WOOD NORTH PARK
BLOCK P / 2606 LOT 18

C1.0
1 SITE PLAN

SCALE: 1" = 20'-0"

C1.0
2 VICINITY MAP

FOR REFERENCE ONLY
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