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

l. Call to Order

Il. Staff Presentation/Briefing
[I. Public Hearing

V. Public Testimony

V. Miscellaneous Items

VI. Case Docket
- Uncontested ltems
- Holdover ltems

- Individual Items

VIil.  Adjournment

David A. Neumann, Chairman

Board of Adjustment

Board of Adjustment
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Board of Adjustment Agenda
Monday, December 9, 2024

Handgun Prohibition Notice for Meetings of Governmental Entities

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

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

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

"De acuerdo con la seccion 30.07 del codigo penal (ingreso sin autorizacion de un titular de una licencia con
una pistola a la vista), una persona con licencia segun el subcapitulo h, capitulo 411, cédigo del gobierno (ley
sobre licencias para portar pistolas), no puede ingresar a esta propiedad con una pistola 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 Seccién 46.03, Cédigo Penal (coloca armas prohibidas), una persona no puede llevar
un arma de fuego u otra arma a ninguna reunién abierta en esta propriedad."

EXECUTIVE SESSION NOTICE

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

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

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

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

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

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

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

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

Page 2 of 4
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Board of Adjustment Agenda
Monday, December 9, 2024

MISCELLANEOUS ITEM(S)

e [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

Page 3 of 4
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Board of Adjustment Agenda
Monday, December 9, 2024

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.

Page 4 of 4
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BOARD OF ADJUSTMENT

Panel A Minutes

wls
] November 19", 2024

DRAFT
Council Chambers 6EN

24923176153 @dallascityhall.we
bex.com

David A. Neumann, Chairman

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

Zac Thompson — 4715 University Blvd., Dallas TX 75209

Robert Voltmann — 7315 Robin Rd., Dallas TX 75209

Kemeshia Richardson - 7314 Kenwell St., Dallas TX 75209
Jonathan Maples (did not speak) — 6525 Oriole St., Dallas TX 75209

AN
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BOARD OF ADJUSTMENT
November 19, 2024

MISCELLANEOUS ITEMS

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

Motion was made to approve Panel A, October 22", 2024, Public Hearing Minutes.

Maker: Rachel
Hayden
Second: Kathleen
Davis
Results: 5-0 Motion to approve
unanimously
Ayes: -1 5 David A. Neumann, Kathleen Davis, Rachel
Hayden, Jay Narey and Michael Hopkovitz
Against: -10

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

Motion was made to approve Full Board Meeting Minutes, October 29", 2024.

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

unanimously

David A. Neumann, Kathleen Davis, Rachel
Hayden, Jay Narey and Michael Hopkovitz

Ayes: -5

Against: -10

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) Arequest 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
2



BOARD OF ADJUSTMENT
November 19, 2024

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.



BOARD OF ADJUSTMENT
November 19, 2024

e 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.

e 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

| 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.



BOARD OF ADJUSTMENT
November 19, 2024

Maker: Rachel
Hayden
Second: Michael
Hopkovitz
Results: 5-0 Motion to grant

Unanimously

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

Against: -10

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:

e This lot contains 38,986.2 of square feet.
e This lot is zoned R-1ac(A) which has a minimum lot size of 43,560 square feet or 1 acre.



BOARD OF ADJUSTMENT
November 19, 2024

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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BOARD OF ADJUSTMENT
November 19, 2024

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.

| 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 Motion to grant
Unanimously

11



BOARD OF ADJUSTMENT
November 19, 2024

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: 8

12



BOARD OF ADJUSTMENT
November 19, 2024

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 50

13
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BOARD OF ADJUSTMENT

November 19, 2024

October 3, 2024:

October 22, 2024:

October 24, 2024:

November 6, 2024

Speakers:

Motion

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.

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.

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

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.

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.

For:

Against:

Larry Klinghoffer — 3930 Gaspar Drive, Dallas TX 75220

No Speakers

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.

1C
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BOARD OF ADJUSTMENT
November 19, 2024

Maker: Kathleen
Davis
Second: Rachel
Hayden
Results: 5-0 Motion to grant
Unanimously
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 60" day after the appeal date is filed. The board shall have all the powers of

the administrative official on the action appealed from. The board may in whole or in part affirm,
11
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BOARD OF ADJUSTMENT
November 19, 2024

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:

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

o Permit #2301031121 (Master Permit #2301041101) was approved on January 04,2023.
o Various green tags received with the last being issued on June 28, 2024.
e Project placed on hold on July 26, 2024.

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

e 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 19
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BOARD OF ADJUSTMENT
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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 Jiq

17



BOARD OF ADJUSTMENT
November 19, 2024

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, | 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: -13 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, | 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.

14
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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, | 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: -1 3 Rachel Hayden, Jay Narey and Michael

Hopkovitz
Against: -1 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, | 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 Motion to affirm
Unanimously

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

Against: -10

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, | 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

5-0
Unanimously

Results:

Motion to reverse

Ayes: -15

David A. Neumann, Kathleen Davis, Rachel
Hayden, Jay Narey and Michael Hopkovitz

Against: -10

**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:
Mary Williams, Board Secretary
Planning & Development Department

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

Required Signature:
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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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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November 22, 2024:

November 22, 2024

. 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.

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.

The Traffic Engineering Program Administrator provided comments stating
that no objection to the special exception request.
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BDAZ234-147

Property Owners Notified

Owner

OHT DESLSIN DISTRICT LP

DD 111 MANUFACTURING LP

GRG GROUP INC

2029 LEVEE LLC

TRINITY JLC LTD

TJE INVESTMEMNTS LLC

POPE PATRICK &

2116 IRVING BLVD LLC

JADHAVTI LLC

TRINITY LAND & CATTLE COMPANY
TRINITY LAND & CATTLE CO
BUCKHOLT MARTY |

HOWARD INDUSTELAL PROPERTIES
LAKE BARBARA A SPECIAL ASSET TRUST
HOWARD INDUSTELAL PPTY LLC

DD 2103 IRVING LP

DD 141-149 MANUFACTURING LP

0D 115 MANUFACTURING LP
IPENEMA INVESTMENTS LTF
CADDO RETAIL LTD

HOWARD INDUSTEIAL PROPERTIES LLC
EROCK DD ROLLUPLP

QUADEANT MANUFACTURING LP
JLDH REALESTATE OF DALLAS
EEPAIR EEFUBLIC LLC

32




REVIEW COMMENT SHEET
BOARD OF ADJUSTMENT
HEARING Monday, December 9, 2024 (A)

Has no cbjections BOAZ34- 141(BT)

Has no objections if certain conditions are met
(see comments below or attached)

BOAZ34- 143(BT)

BOA234- 144(BT)
Recommends denial

(see comments below or attached) BDAZ234- 145(BT)

N O MO

Mo Comments BOAZ234- 14T(CJ)

BDA234- 148(CJ)

COMMENTS:

Recommend a Parking Management Analysis describing

the parking needs of apartment complex, historic parking

demand based on resident and guest noads and

anticipated parking operations [e.g., remote, on-street, et

OO0 ogooxXoong

David Newvarez, P.E.,, PTOE, CFM, Engineering 11/22/2024

Hame/Title/Department Date

Pease respond to each case and provide comments that justify or elaborate on your
response. Dockets distributed to the Board will indicate those who have atiended the review
team meeting and who have responded in writing with commenis.
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NOTICE OF PUBLIC HEARING

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

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

DATE: MONDAY, DECEMBER 9, 2024

BRIEFING: 10:30 a.m. via Videoconference and in 6ES Council Briefing at Dallas City
Hall, 1500 Marilla Street https:/ibit.ly/boal2094

HEARING: 1:00 p.m. Videoconference and in 6ES Council Briefing at Dallas City Hall,
1500 Marilla Street https://bit.ly/boal2094

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

BDA234-147(CJ) Application of Steve Jr Oden 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 1s 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.

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

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

The Board of Adjustment hearing will be held by videoconference and at 6ES Council Briefing.
Individuals who wish to speak in accordance with the Board of Adjustment Rules of Procedure by
joining the meeting virtually, must register online at https://bit. W/BDA-A-BEeaqister by the 5 p.m. on
Sunday, December 8, 2024. All virtual speakers will be required to show their video in order to
address the board. In Person speakers can register at the hearing. Public Affairs and Outreach
will also stream the public hearing on Spectrum Cable Channel 96 or 99; and bit.hy/cityofdallasty or
YouTube com/CityofDallasCityHall.

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

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

PLEASE SEND REPLIES TO:
BDAreplvia dallas.cov
Letters will be received until 9:00

Board of Adjustment am the day of the hearing.
Planning and Development Department
1500 Marilla Street 5CN, Dallas TX 75201 PLEASE REGISTER AT:

https://hitlv/BDA-A-Register
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Building Official's Report

| hereby certify that STEVE JR. ODEN
represented by = THIBODEAUX SKYE
did submit a request for (1) a special exception to the parking regulations
at 2121 Irving Blvd

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.

Sincerely,

-

M. Samueﬂ‘EE"k*énder‘,'ﬁ"E?
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June 1, 2023

4. PARKING GENERATION

Table 2. Projected Parking Generation Summary

LAND USE
QUANTITY AVERAGE RATE PEAK PARKING
(ITELUC) GENERATION
Multifamil
i 317 DU 1.31 per 1 DU 415
TELUC #221

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

Table 3. Base Code Parking Requirements (Unofficial)

PARKING
LAND USE QUANTITY RATE REQUIREMENT
. . One-and-one-half spaces
Multifarmily 317 DU per dwelling unit 476
TELUC #221 [Sec. 51P-621.110(b)(1)(M)]
476
Total

(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)

City of Dallas Preliminary Traffic Assessment

2121 Irving Boulevard
Page 5
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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 Il SUBSTITUTE:

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

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

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

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

e 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.

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

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

o ltis imperative to note that the subject site has single street frontage on Greenville Avenue.
o The subject site is currently developed with a nonresidential structure.

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

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

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

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

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

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

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

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

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

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

o 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.

e 200’ Radius Video: BDA234-148 at 7038 Grenville Ave.
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file:///C:/Users/cambria.jordan/AppData/Local/Microsoft/Windows/INetCache/Content.Outlook/M58OA5R4/BDA234-079_9334%20E.%20R.L.%20Thorton%20Fwy%20(C).pptx

Timeline:

October 25, 2024

November 4, 2024:

November 13, 2024:

November 22, 2024:

November 22, 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.

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

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

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

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

The Traffic Engineering Program Administrator provided comments stating
that no objection to the special exception request.
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The number '0' indicates City of Dallas Ownership

1:1,200

NOTIFICATION

ARCA OF NOTIFICATION
m NUMBLCR OF PROPLRTY

OWNERS NOTIFIED

Case no:

Date:

BDA234-148

11/2212024
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1122204

Label #

= W pa

[ S ]

=1

10
11
12
13
14
13
16

15
19
20
pa
22
23
4

26

Address
7038
7023
7050

7043
7043
7043
7043
7031
7031
7031
7031
7031
7031
7031
7031

Notification List of Property Owners

GEEENVILLE AVE
GREENVILLE AVE
GEREENVILLE AVE
GEEENVILLE AVE
GEREENVILLE AVE
GEREENVILLE AVE
GEEENVILLE AVE
HOLLY HILL DR
GREENVILLE AVE
GEREENVILLE AVE
GEEENVILLE AVE
HOLLY HILL DR
HOLLY HILL DR
HOLLY HILL DR
HOLLY HILL DR
HOLLY HILL DR
HOLLY HILL DR
HOLLY HILL DR
HOLLY HILL DR
HOLLY HILL DR
HOLLY HILL DR
HOLLY HILL DR
HOLLY HILL DR
HOLLY HILL DR
HOLLY HILL DR
HOLLY HILL DR

BDA234-148

40 Property Owners Notified

Owner

HOGAN EQUITIES LLC
EIGU EMANT

EKELINE STANLEY MM TRUSTEE
EKBCP REAL ESTATE INC
IGNITE CAPITAL LLC &

PM PREFERERED PROFERTIES
ELINE STANLEY W TRUSTEE
BELAYMNEH BEMNIAMT
PARK GEEEMVILLE PPTIESI &
PARE GREEMNWVILLE PPTIESI &
353 FOOD &£ FUEL 13 LLC
ZAPATA MANUEL

GORSKI GREGORY &
GORSKI GREGORY

GORSKI GREGORY é&
TAYLOR JOHM A

GORSKI GREGORY &
GORSEI JAROSLAW &
CROWLEY MATTHEW

VU LOC &

OATES SYDNIE BEROOKE
EEY ERICK DUDLEY &
TEEWORT DEEW

LAWSON JEAN
LICLAUGHLIN EIM S &
BALL JESSICA
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112N
Label# Address Owner
27 703 HOLLY HILL DR ESCARSEGA ANGELICA LUCIA
25 703 HOLLY HILL DR HAMPTON ELIZABETH
29 703 HOLLY HILL DR BENWINETT INVESTMWENT
30 i HOLLY HILL DR EEO LEQLA
i | 703 HOLLY HILL DR WARE SPEMCER CELINE
32 703 HOLLY HILL DR BAFRRERA JANELLE
33 7031 HOLLY HILL DR MEIIWEES JOHN
34 703 HOLLY HILL DR SIMISMITH JALEESA DENISE
33 7031 HOLLY HILL DR DARDEN PAUL W LIVING TR
36 703 HOLLY HILL DR DELGADO JOHM
37 703 HOLLY HILL DR YLAGAN EVELYN L &
35 703 HOLLY HILL DR KONZEES MARGGI &
39 703 HOLLY HILL DR AJTATUAEWO JONES
440 703 HOLLY HILL DR WITEYESINGHE 5ITA A
A NOTIFICATION
/ caeene. BDA234-148
AREA OF NOTIFICATION
1:1,200 R KOS
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REVIEW COMMENT SHEET
BOARD OF ADJUSTMENT
HEARING Monday, December 9, 2024 (A)

Has no cbhjections BOAZ34- 141(BT)

Has no objections if certain conditions are met
(see comments below or attached)

BOAZ34- 143(BT)

BOAZ234- 144(BT)
Recommends denial

(see comments below or attached) BOA234- 145(BT)

No Comments

0 O X O

BOA234- 147(CJ)

BOAZ34- 148(CJ)

COMMENTS:

Recommend Parking Management Analysis describing

the parking needs of the operator, historic parking

demand based on employese and customer neads and

anticipated parking operations {e.q., staff parking only)

oo oo og

Diavid Nevarez, P.E., PTOE, CFM, Engineering 11/22/2024

HNameTitle/Department Date

Pease respond to each caze and provide comments that justify or elaborate on your
response. Dockets distributed to the Board will indicate those who have attended the review
team meeting and who have responded in writing with comments.
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MOTICE OF PUBLIC HEARING

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

HOTICE IS HEREBY GIVEN that the BOARD OF ADJUSTMENT OF THE CITY OF DALLAS
{PAMEL A} will hold a hearing as follows:

DATE: MONDAY, DECEMBER 9, 2024

BRIEFING: 10:30 a.m. via Videoconference and in 6ES Council Briefing at Dallas City
Hall, 1500 Marilla Street https://bit.ly/boa12094A

HEARING: 1:00 p.m. Videoconference and in 6ES Council Briefing at Dallas City Hall,
1500 Marilla Street https://bitly/boal209A

The purposge of the hearing is to consider the following appealis) now pending before the Board of
Adjustment:

BDAZ34-148(CJ) Application of Rob Baldwin for a varance to the parking regulations at 7038
GREENVILLE AVEMUE. 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 an 1B-space variance (56 percent reduction) to the parking
regulation.

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

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

The Board of Adjustment hearing will be held by videoconference and at 6ES Council Briefing.
Individuals who wish to speak in accordance with the Board of Adjustment Rules of Procedure by
joining the meeting virtually, must register online at hitps:/bit.ly/BDA-A-Register by the 5 p.m. on
Sunday, December 8, 2024. All virtual speakers will be required to show their video in order to
address the board. In Person speakers can register at the hearing. Public Affairs and Cutreach
will also stream the public hearing on Spectrum Cable Channel 96 or 99; and bit.ly/cityofdallasty or
YouTube.comiCityofDallasCityHall.

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

Additional information regarding the application may be obtained by calling Cambria Jordan, Senicr
Planner (214) 948-4476, or Mary Williams, Board Secretary at (214) 670-4127. Si desea informacion
en espanol, favor de llamar al teléfono a Mary Williams al (214) 670-2127.

FLEASE SEND REFPLIES TO:
BDArephimdallas.sov
Letters will be received until 2:00

Board of Adjustment am the day of the hearing.
Planning and Development Department
1500 Marilla Street SCHN, Dallas TX 75201 PLEASE REGISTEE AT:

https:/hit.Iv/BDA-A-Register

55




56



syJeway

uewuieysn
paluag YO pajuein--sem [eaddy

Building Official's Report

I hereby certify that Rob Baldwin

did submit a request for a special exception to the parking regulations
at 7038 Greenville

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.

Sincerely,

-

M. Samueﬂ‘EE"k*énder‘,'ﬁ"E?
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Baldwin
Associates

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.

3904 Elm Street Suite B - Dallas, TX 75226 - 214-824-7949
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November 22, 2024
Page 2

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

F
o ?L shaBEE e- '
To:  David Nevarez, P.E., PTOE, CFM f *3;:-"" ) B
Transportation Development Services g ; oo it
Dallas City Hall, 5BN G ,LLOYD B. DENMAN "-5
O, 76943 K '.E’:'
From: Lloyd Denman, P.E., CFM “ﬁ sQ-'i?’J’S‘i"li-:“t’- 'G\t:

Consult LD, LLC %o O
Registered Firm F-23598 A = g o L T T
2928 Westminster Ave. Dallas, TX 75205

Date: November 21, 2024

Subject: Parking Assessment for 7038 Greenville Avenue in Dallas, Texas
Board of Adjustment Case BDA 234-148

Introduction

The purpose of this Engineering Memorandum is to provide a parking analysis for an
established small printing business that is moving from Preston Center to an existing
building at 7038 Greenville Ave in Dallas, Texas. The 7038 Greenville Ave. property is Zoned
MU-3 and had a previous use as a Furniture Store. The business that is moving to the 7038
Greenville Ave. site is known as “Dallas Printing” and currently operates in Preston Center
with 10 employee parking spaces located on a restricted roof access parking garage area
and only 2 designated public customer parking spaces at ground level. (See Appendix
Photo 1) The existing building at 7038 Greenville offers 11 gated employee parking spaces in
the rear and side of the building and 9 customer spaces with a loading dock in the front of
the building. (See Site Plan and Appendix Photos 2 and 3) This is a significant net gain of
parking spaces for the existing printing business that is moving to 7038 Greenville. (From 12
existing to 20 provided spaces) However, even though net parking is significantly increasing
for the existing business as it moves, it is necessary to request a parking variance reduction
from the amount of parking for the business as required by code. (See Parking Table below)

DALLAS Parking Required  Provided
PRINTING Ratio Parking Parking
Address 7038 Greenville Ave.

Building Sq. Ft. 9,680

Prior Use Furniture Store 1:500 20 20
Proposed Use Retail Printing 1:200 48 20
Variance 58% reduction
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Existing Location at Preston Center Parking Observation

A site visit was made on November 6, 2024, to observe the printing business’s current
operation and layout at Preston Center. Employee parking was located on top of a restricted
entry parking garage. The only customer parking available was two designated spaces on
the ground level directly in front of the business entrance. (See Appendix Photo 1)

Parking and Business Operation Interview with Applicant/Owner

During the Preston Center site visit on November 6, 2024, | met with the business owner and
learned more about the business operation. The printing company has been in business for
over 50 years and has been in its current location in Preston Center for over 8 years with only
two customer parking spaces. The reason the business can successfully operate with only
two customer parking spaces is that many printing orders are placed online or by phone and
most orders are shipped out rather than picked up in person. The printing business operates
more like a manufacturing use rather than a retail use. The employees do require parking but
there are only eleven employees with ten or fewer typically present.

New Location at 7038 Greenville Ave Site Plan

The site plan for the new location is shown below. MNote the unusual shape and size of the
lot.
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(See Appendix Photos 2 and 3)
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Conclusion and Recommendation

The existing printing business, Dallas Printing, is moving from a location with only 12 parking
spaces in Preston Center to a new location in an existing building at 7038 Greenville Ave with
20 parking spaces. This will provide a two-thirds increase in parking, from 12 spaces to 20
spaces. The printing business is expected to remain the same size with eleven employees
and serve the same customer base. Even though the established business will be gaining
parking spaces it is still necessary to request a variance to reduce the number of parking
spaces required by zoning based on the square feet of the existing building. Note that
printing is a very machine centric business and most of the building space will be occupied
by machinery and printing materials. The printing business operates more like a
manufacturing use rather than a retail use and therefore does not need the number of
parking spaces as calculated by zoning. Furthermore, the lot is an odd polygon shape that
angles along Greenville Ave and limits some of the parking area that otherwise might be
available. The lotis also smaller in size than many of the nearby lots. Therefore, the existing
and established printing business operating successfully with extremely limited parking in
Preston Center moving into the existing old furniture store building that occupies an odd
shaped lot with minimal parking provides a mutual benefit for both the business and the
building. The existing printing business moving into the existing building located at 7038
Greenville will provide a beneficial blend of use and parking without any adverse impact to
the public right-of-way. Itis therefore recommended to grant the parking variance from the
calculated 48 parking spaces to 20 parking spaces for this use.

APPENDIX

Photo 1 - Front view of Dallas Printing currently in Preston Center
Photo 2 - View of rear parking for employees at 7038 Greenville Ave

Photo 3 - View of front parking for customers at 7038 Greenville Ave
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Photo 1 - Front view of Dallas Printing currently in Preston Center

Note that only 2 spaces are available for customers, yet the business has been
successfully operating for over 8 years at this location and over 50 years in total.

Photo 2 - View of secure employee parking at rear of the existing building at 7038
Greenville Ave. New owner will clean up the area.
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Photo 3 - View of front parking lot area off Greenville. 9 customer spaces are available at
this location instead of only 2 at the old location. This Greenville location also provides a
Handicap space whereas the old location did not. And a loading dock area is accessible

from the front as another added benefit.
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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.

72



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:

o 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

o 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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https://youtu.be/1Ii5bKtrC0g

November 22, 2024:

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

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.

o Confirmation to move forward with or postpone case.
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11/13/2024

Label #
1

D U N

~

(e2]

10
11
12
13
14
15
16

18
19
20
21
22
23
24
25

Address
726
1512
1513
1507
1503
1414
1410
1406
1400
1415
1411
1418

Notification List of Property Owners

W GREENBRIAR LN
EASTUS DR

OCAK KNOLLST
OAK KNOLL ST
OCAK KNOLL ST
EASTUS DR
EASTUS DR
EASTUS DR
EASTUS DR
EASTUS DR
EASTUS DR
EASTUS DR

W GREENEBRIAR LN
W GREENEBRIAR LN
W GREENBRIAR LN
SHADY LN

SHADY LN

EASTUS DR
EASTUS DR
EASTUS DR
EASTUS DR
EASTUS DR

W GREENEBRIAR LN
EASTUS DR
EASTUS DR

BDA234-141

25 Property Owners Notified

Owner

YOUNGQUIST CHARLOTTE A &
LANE PATRICK DANIEL & ROBIN C
LLAMAS ROY L & GLENDA
SNAKARD CHARLES R
GRIMLEY MARY C

SPENCER BLAKE &

WALTER MARTHA M &

SCHIER WILLIAMJ &
CRUTCHFIELD MACK W
DEMANDER GEOFFREY SHAW &
PLUNKETT JAMES M

GOEGEL ROBERT & CHRISTINE
BAILEY ERICN & TERIL

ROBLES ALONDRA

NAVAR ANN MARIE &
GUNAWAN LESLIE

CALABRIA JAMEST
ALFIERIMARK C

OLSEN ADAM D

SPRINGFIELD STEPHEN R &
SPANN DAVID C & SUZANNE
MARCER CONSTRUCTION CO LLC
SIKES STEVEN P &

MORROW ELIZABETH

HUGHES DAN &

80




NOTICE OF PUBLIC HEARING

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

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

DATE: MONDAY, DECEMBER 9, 2024

BRIEFING: 10:30 a.m. via Videoconference and in 6ES Council Briefing at Dallas City
Hall, 1500 Marilla Street https://bit.ly/boa1209A

HEARING: 1:00 p.m. Videoconference and in 6ES Council Briefing at Dallas City Hall,
1500 Marilla Street https://bit.ly/boa1209A

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

BDA234-141(BT) 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 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 for a carport, and to construct and/or
maintain 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.

You have received this notice because you own property within 200 feet of the above property. You may
be interested in attending the Board of Adjustment hearing to express your support for or opposition to the
application. You may also contact the Board of Adjustment by email to BDAreply@dallas.gov. Letters will

If you are unable to attend the hearing. If you choose to
respond, it is important that you let the Board know your reasons for being in favor of or in opposition to
the application. The Board members are very interested in your opinion.

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

The Board of Adjustment hearing will be held by videoconference and at 6ES Council Briefing. Individuals
who wish to speak in accordance with the Board of Adjustment Rules of Procedure by joining the
meeting virtually, must register online at https:/bit vW/BDA-A-Reaister by the 5 p.m. on Sunday,
December 8, 2024. All virtual speakers will be required to show their video in order to address the
board. In Person speakers can reqister at the hearing. Public Affairs and Outreach will also stream the
public hearing on Spectum Cable Channel 96 or 99; and Dbitly/citvofdallasty or
YouTube.com/CitvofDallasCityHall.

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

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

PLEASE SEND REPLIES TO:

BDAreplvi@dallas.gov
Letters will be received until 9:00
Board of Adjustment am the day of the hearing.
Planning and Development Department
1500 Manlla Street 5CN, Dallas TX 75201 PLEASE REGISTER AT:

https://bitlyv/BDA-A-Register
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Building Official's Report

| hereby certify that CHARLOTTE YOUNGQUIST

did submit a request 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

BDA234-141. Application of CHARLOTTE YOUNGQUIST for (1) a special exception to th
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 ¢
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.

Sincerely,

-

M. Samueﬂ‘EE"k*énder‘,'ﬁ"E?
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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
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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 Il SUBSTITUTE:

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

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

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

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

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

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

STAFF RECOMMENDATION:

Variance to height requlations:

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.

90



Variance to height requlations:

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 requlations:

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.

Sqguare 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 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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https://youtu.be/i9Hf5ZVKZCk

Timeline:

November 1, 2024:

November 7, 2024:

November 18, 2024:

November 22, 2024:

November 22, 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.

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

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.

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.

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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BDA234-143
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NUMBER OF PROPERTY
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11/19/2024

Label # Address

= N

O 0 N o Ul

11
12
13

4505
4511
4513
4523
4531
4601
4501
4600
4503
4517
4519
4512
4514

Notification List of Property Owners

HOPKINS AVE
HOPKINS AVE
HOPKINS AVE
HOPKINS AVE
HOPKINS AVE
HOPKINS AVE
MARCH AVE

HOPKINS AVE
HOPKINS AVE
HOPKINS AVE
HOPKINS AVE
HOPKINS AVE
HOPKINS AVE

BDA234-143

13 Property Owners Notfified

Owner

TOPLETZ PROPERTIES PARTNERSHIP
ZARAZUA BERNABE & BEATRIS
HINOJOSA MARIO

LAWRENCE LTD

RAZA RAFI

Taxpayer at

EAST LOVE DEVELOPMENT LLC
HOWETH JON MARK PATRICK
ALCAZARIDA

CF REVOCABLE TRUST
ZIRKMAN JOSEPH ADAM
NORWOOD GARNET EII &
GOLD GRANT DAVID
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NOTICE OF PUBLIC HEARING
BOARD OF ADJUSTMENT OF THE CITY OF DALLAS (PANEL A)

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

DATE: MONDAY, DECEMBER 9, 2024

BRIEFING: 10:30 a.m. via Videoconference and in 6ES Council Briefing at Dallas City Hall,
1500 Marilla Street https://bit.ly/boa1209A

HEARING: 1:00 p.m. Videoconference and in 6ES Council Briefing at Dallas City Hall,
1500 Marilla Street https://bit.ly/boa1209A

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

BDA234-143(BT) Application of Baldwin Associates for (1) a vanance to the height regulations, and for (2)
a vanance to the lot coverage regulations, and for (3) a vanance to the height regulations, and for (4) a
vanance 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 I), 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 vanance 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 regulation.

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

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

The Board of Adjustment hearing will be held by videoconference and at 6ES Council Briefing. Individuals
who wish to speak in accordance with the Board of Adjustment Rules of Procedure by joining the
meeting virtually, must register online at https:/bit.Iv/BDA-A-Reaister by the 5 p.m. on Sunday,
December 8, 2024. All virtual speakers will be required to show their video in order to address the
board. In Person speakers can reqister at the hearing. Public Affairs and Outreach will also stream the
public hearing on Spectum Cable Channel 96 or 99; and Dbitly/citvofdallasty or
YouTube.com/CityofDallasCityHall.

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

Additional information regarding the application may be

obtained by calling Bryant Thompson, Senior Planner (214) | PLEASE SEND REPLIES TO:
948-4502, or Mary Williams, Board Secretary at (214) 670- BDAreplvi@dallas.gov
4127. Si desea informacion en espaiiol, favor de llamar al | Letters will be received until 9:00
teléfono a Mary Williams al (214) 670-4127. am the day of the hearing.
Board of Adjustment

Planning and Development Department PLEASE REGISTER AT:
1500 Marilla Street 5CN, Dallas TX 75201 hetps:/bit.lv/BDA-A-Register

99



100



ueuueyd

2 > g

3 5 @

Q [5) o

= 2 S oW

@ = T OF
8 2 I3
sy 3 99=
s ©° 83489
3 >>§
o Az
o omg
o cZc
o nm=

=1 <

e | 239
S mx
o Zm
3 ur

Building Official's Report

| hereby certify that BALDWIN ASSOCIATES

did submit a request 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 AVENUE

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 tc
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.

Sincerely,

-

M. Samueﬂ‘EE"k*énder‘,'ﬁ"E?
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Baldwin
Associates

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 EIm 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:

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

e July 18, 2024: The framing inspection, which established compliance with the
building’s maximum height.

3904 Elm Street Suite B - Dallas, TX 75226 - 214-824-7949
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November 22, 2024
Page 2

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 EIm 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.

3904 Elm Street Suite B - Dallas, TX 75226 - 214-824-7949
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November 22, 2024
Page 3

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,

Y

Robert Baldwin

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

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

ELEMENT Il SUBSTITUTE:

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

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

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

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

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

STAFF RECOMMENDATION:

Variance to height requlations:

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 subiject 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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e 200’ Radius Video: BDA234-144 at 4500 Hopkins Ave

Timeline:

November 1, 2024:

November 7, 2024

November 18, 2024:

November 22, 2024:

November 22, 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.

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

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.

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.

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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BDA234-144

Case no

11/21/2024

NOTIFICATION

AREA OF NOTIFICATION

NUMBER OF PROPERTY

OWNERS NOTIFIED
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11/21/2024

Label #
i

= S

O G N oy U

10

12
13
14
15
16

Address

4505
7310
4511
4513
4501
4449
4443
4439
4444
4506
4502
4501
4503
4517
4512
4514

Notification List of Property Owners

HOPKINS AVE
LEMMON AVE
HOPKINS AVE
HOPKINS AVE
MARCH AVE
HOPKINS AVE
HOPKINS AVE
HOPKINS AVE
STIGALL ST
STIGALL ST
STIGALL ST
HOPKINS AVE
HOPKINS AVE
HOPKINS AVE
HOPKINS AVE
HOPKINS AVE

BDA234-144

16 Property Owners Notified

Owner

TOPLETZ PROPERTIES PARTNERSHIP
SEWELL VILLAGE CADILLAC
ZARAZUA BERNABE & BEATRIS
HINOJOSA MARIO

EAST LOVE DEVELOPMENT LLC
CLARK ALMA JEAN

COLUNGA MARIA &

LLAMAS OCTAVIO &

EDWARDS JERRY CLAUDE &
SWEET GEORGIA BROWN BBQ &
THORNTON TAMELA

GARCIA ARIANE

ALCAZARIDA

CF REVOCABLE TRUST
NORWOOD GARNET EII &
GOLD GRANT DAVID
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NOTICE OF PUBLIC HEARING

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

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

DATE: MONDAY, DECEMBER 9, 2024

BRIEFING: 10:30 a.m. via Videoconference and in 6ES Council Briefing at Dallas City
Hall, 1500 Marilla Street https://bit.ly/boa1209A

HEARING: 1:00 p.m. Videoconference and in 6ES Council Briefing at Dallas City Hall,
1500 Marilla Street https:/bit.ly/boa1209A

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

BDA234-144(BT) 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 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 regulation, 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.

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

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

The Board of Adjustment hearing will be held by videoconference and at 6ES Council Briefing.
Individuals who wish to speak in accordance with the Board of Adjustment Rules of Procedure by
joining the meeting virtually, must register online at https://bit y/BDA-A-Reqgister by the 5 p.m. on
Sunday, December 8, 2024. All virtual speakers will be required to show their video in order to
address the board. In Person speakers can register at the hearing. Public Affairs and Outreach
will also stream the public hearing on Spectrum Cable Channel 96 or 99; and bit.lv/citvofdallastv or
YouTube.com/CityofDallasCityHall.

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

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

(214) 670-4127. PLEASE SEND REPLIES TO:
BDAreplyv@dallas.gov
TR . Letters will be received until 9:00
oard o justmen the dav of the h ingc.
Planning and Development Department s b e
1500 Marilla Street 5CN, Dallas TX 75201 PLEASE REGISTER AT:
https:/bitly/BDA-A-Register
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Building Official's Report

| hereby certify that BALDWIN ASSOCIATES

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

at 4500 HOPKINS AVENUE

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.

Sincerely,

-

M. Samueﬂ‘EE"k*énder‘,'ﬁ"E?
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Baldwin
Associates

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 EIm 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:

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

e July 15, 2024: The framing inspection, which established compliance with the
building’s maximum height.

3904 Elm Street Suite B - Dallas, TX 75226 - 214-824-7949
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November 22, 2024
Page 2

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 EIm 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.

3904 Elm Street Suite B - Dallas, TX 75226 - 214-824-7949
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November 22, 2024
Page 3

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,
M

Robert Baldwin

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

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

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

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

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

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

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

STAFF RECOMMENDATION:

Variance to height requlations:

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 requlations:

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 requlations:

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 subiject 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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https://youtu.be/i9Hf5ZVKZCk

Timeline:

November 1, 2024:

November 7, 2024:

November 18, 2024:

November 22, 2024:

November 22, 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.

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

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.

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.

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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Address

4525
4523
4531
4601
4607
4617
4619
4521
4608
4610
4600
4616
4618

Notification List of Property Owners

HOPKINS AVE
HOPKINS AVE
HOPKINS AVE
HOPKINS AVE
HOPKINS AVE
HOPKINS AVE
HOPKINS AVE
MARCH AVE

HOPKINS AVE
HOPKINS AVE
HOPKINS AVE
HOPKINS AVE
HOPKINS AVE

BDA234-145

13 Property Owners Notfified

Owner

TOPLETZ PROPERTIES PARTNERSHIP
LAWRENCE LTD

RAZA RAFI

Taxpayer at

RAZO ERNESTO A ALFARO &
HORNUNG MICHAEL S & JEAN GUTHRIE
MELKUS JEFFREY D

EAST LOVE DEVELOPMENT LLC
BERINO JOSE GUADALUPE

BERINO JOSE G

HOWETH JON MARK PATRICK
ROGERS BRANDON & JORDAN
WANG DA
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NOTICE OF PUBLIC HEARING

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

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

DATE: MONDAY, DECEMBER 9, 2024

BRIEFING: 10:30 a.m. via Videoconference and in 6ES Council Briefing at Dallas City Hall,
1500 Marilla Street https:/bit.ly/boa1209A

HEARING: 1:00 p.m. Videoconference and in 6ES Council Briefing at Dallas City Hall,
1500 Marilla Street https://bit.ly/boa1209A

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

BDA234-145(BT) Application of Baldwin Associates for (1) a vanance to the height regulations, and for (2)
a variance to the lot coverage regulation, and 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 I), 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 vanance 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) 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.

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

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

The Board of Adjustment hearing will be held by videoconference and at 6ES Council Briefing. Individuals
who wish to speak in accordance with the Board of Adjustment Rules of Procedure by joining the
meeting virtually, must register online at https://bit lW/BDA-A-Reqister by the 5 p.m. on Sunday,
December 8, 2024. All virtual speakers will be required to show their video in order to address the
board. In Person speakers can register at the hearing. Public Affairs and Outreach will also stream the
public heanng on Spectrum Cable Channel 96 or 99; and bitly/citvofdallasty or
YouTube.com/CitvofDallasCityHall.

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

Additional information regarding the application may be

obtained by calling Bryant Thompson, Senior Planner (214) | PLEASE SEND REPLIES TO:
948-4502, or Mary Williams, Board Secretary at (214) 670- BDAreplvi@dallas.gov
4127. Si desea informacion en esparfiol, favor de llamar al | Letters will be received until 9:00
teléfono a Mary Williams al (214) 670-4127. am the day of the hearing.
Board of Adjustment

Planning and Development Department PLEASE REGISTER AT:
1500 Marilla Street 5CN, Dallas TX 75201 https:/bit.lv/BDA-A-Register

145



146



syJeway

uewuieysn
paluag YO pajuein--sem [eaddy

Building Official's Report

| hereby certify that BALDWIN ASSOCIATES
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did submit a request 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 AVENUE

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 AV
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 tc
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 reqgiure (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.

Sincerely,

-

M. Samueﬂ‘EE"k*énder‘,'ﬁ"E?
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Associates

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 EIm 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:

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

o July 15, 2024: The framing inspection, which established compliance with the
building’s maximum height.

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

155



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

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

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

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

ELEMENT Il SUBSTITUTE:

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

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

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

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

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

STAFF RECOMMENDATION:

Variance height requlations:

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 requlations:

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.
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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:

o 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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November 22, 2024:

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

The Board of Adjustment staff review team meeting was held regarding
this request and other requests scheduled for the 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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11/22204

Label #
1

o W~ Lo~ ra

~1

10
11
12
13
14
15
16

18
19
20
21
22
23
24
25
26

Address
6529
6532
6528
6524
6520
6516
6512
6525
6529
6527
6535
6528
6524
6520
6516
6512
6508
6504
6522
6502
6511
6517
6521
6527
6545
6540

Notification List of Property Owners

VICTORIA AVE
VICTORIA AVE
VICTORIA AVE
VICTORIA AVE
VICTORIA AVE
VICTORIA AVE
VICTORIA AVE
ROPER ST
ROPER ST
ROPER ST
ROPER ST
TYREE ST
TYREE ST
TYREE ST
TYREE ST
TYREE ST
TYREE ST
TYREE ST
LEMMON AVE
LEMMON AVE
VICTORIA AVE
VICTORIA AVE
VICTORIA AVE
VICTORIA AVE
VICTORIA AVE
VICTORIA AVE

BDA234-156

28 Property Owners Notified

Owner
6529 VICTORIA LLC

GREATER NORTH PARK CHURCH OF GOD IN CHRIST

TRAN SANG QUANG & HUONG
BONILLA JUAN PABLO
TRINIDAD PABLO

MSC-ILTD

4407 CORPORATION

NGUYEN LOC TRONG

DOMANETTI DALLAS DUPLEX LLC

KROLL SCOTT DEAN &
PLERIO INTERESTS LLC
STEWART BEVERLY A
RODRIGUEZ JOSE ANGEL
KNOX BENJAMIN

CABRERA EMMA
DVLKINVESTMENTS LLC
CABRERA MARIA LUISA

N & D PREMIER REALTY INC
N & D PREMIER REALTY
POP HOLDINGS LP
CHURCHS FRIED CHICKEN INC
MSCILTD

GREATER NORTH PARK
FARLEY LASHANNA R
TANG LY & VINH TRUONG
KHOURY JOHN &
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Label #
27

28

Address
4415
6606

Owner

W MOCKINGBIRD LN SBLFT/OFILTD

LEMMON AVE

PENDULUM PROPERTIES LLC
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NOTICE OF PUBLIC HEARING

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

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

DATE: MONDAY, DECEMBER 9, 2024

BRIEFING: 10:30 a.m. via Videoconference and in 6ES Council Briefing at Dallas City
Hall, 1500 Marilla Street https://bit.ly/boa1209A

HEARING: 1:00 p.m. Videoconference and in 6ES Council Briefing at Dallas City Hall,
1500 Marilla Street https:/ibit.ly/boa1209A

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

BDA234-156(BT) 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 lll), 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 regulation.

You have received this notice because you own property within 200 feet of the above property. You may
be interested in attending the Board of Adjustment hearing to express your support for or opposition to the
application. You may also contact the Board of Adjustment by email to BDAreply@dallas.gov. Letters will

If you are unable to attend the heanng. If you choose to
respond, it is important that you let the Board know your reasons for being in favor of or in opposition to
the application. The Board members are very interested in your opinion.

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

The Board of Adjustment hearing will be held by videoconference and at 6ES Council Briefing. Individuals
who wish to speak in accordance with the Board of Adjustment Rules of Procedure by joining the
meeting virtually, must register online at htips:/bit.lv/BDA-A-Reaister by the 5 p.m. on Sunday,
December 8, 2024. All virtual speakers will be required to show their video in order to address the
board. In Person speakers can reqister at the hearing. Public Affairs and Outreach will also stream the
public hearing on Spectrum Cable Channel 96 or 99; and Dbitly/citvofdallasty or
YouTube. comICltyoﬂ)allasCltyHall

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

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

PLEASE SEND REPLIES TO:
BDAreplvi@dallas.gov
Letters will be received until 9:00

Board of Adjustment am the day of the hearing.
Planning and Development Department
1500 Marilla Street 5CN, Dallas TX 75201 PLEASE REGISTER AT:

https:/bit.lv/BDA-A-Register
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AN APPRAISAL REPORT

LOCATED AT:
6529 Victoria Ave
WEBSTER & WOODS NORTH PARK BLK P/2606 LT 18
Dallas, TX 75209

FOR:
Danny Le
6529 Victoria Ave
Dallas, TX 75209

AS OF:
10/31/2024

BY:

Dallas Valuations LLC
P.O. Box 830293
Richardson, Texas 75083
www.dallasvaluations.com
469-500-4484

Form GA6 - "TOTAL" appraisal soﬁ\/\féeé{)y ala mode, inc. - 1-800-ALAMODE




Applied Valuations, Inc. (214) 526-1600

Small Residential Income Property Appraisal Report 4 53710245714

SUBJECT

CONTRACT

NEIGHBORHOOD

IMPROVEMENTS

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 6529 Victoria Ave City Dallas State TX  Zip Code 75209

Borrower Danny Le Owner of Public Record 6529 Victoria LLC County Dallas

Legal Description  WEBSTER & WOODS NORTH PARK BLK P/2606 LT 18

Assessor's Parcel #  00000223855000000 Tax Year 2024 RE Taxes$ 5,029

Neighborhood Name  \Webster & Woods North Park Map Reference 19124 Census Tract 0071.02

Occupant [ | Owner [ | Tenant D} Vacant Special Assessments $ 0 [ JPUD HOAS$ o [ ] peryear [ ] per month

Property Rights Appraised [ Fee Simple [ ] Leasehold [ ] Other (describe)

Assignment Type [ | Purchase Transaction [ ] Refinance Transaction [ Other (describe) AS-IS & ARV

Lender/Cliet  Danny Le Address 6529 Victoria Ave, Dallas, TX 75209

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? M Yes [ ] No

Report data source(s) used, offering price(s), and date(s). 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.

| [ ]did [ ] did notanalyze 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? [ JYes [ ]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 2-4 Unit Housing Trends 2-4 Unit Housing Present Land Use %
Location [ ] Urban > Suburban [ ] Rural Property Values [ | Increasing D Stable [ ] Declining PRICE AGE | One-Unit 65 %
Buit-Up D Over75% [ ]25-75% [ ] Under25% |Demand/Supply [ | Shortage > InBalance [ ] Over Supply | $ (000) (yrs)  |2-4 Unit 2%
Growth [ ] Rapid X Stable [ ] Slow Marketing Time D Under3mths [ ] 3-6mths [ ] Over6mths | 150 Low 0 [Multi-Family 8%
Neighborhood Boundaries ~ SEE ADDENDUM: NEIGHBORHOOD 7,401 High 115 |Commercial 15 %
858 Pred. 71 |[Other 10 %

Neighborhood Description 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 (including support for the above conclusions) 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.

Dimensions 50.00" x 125.00' Area 6,250 sf Shape Rectangular View N;Res;

Specific Zoning Classification PD-67 Zoning Description  Planned Development District (Multi-Family Residential Allowed)

Zoning Compliance D Legal [ | Legal Nonconforming (Grandfathered Use) [ ] No Zoning [ | lllegal (describe)

Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? ™ Yes [ ] No IfNo,describe The highest

and best use is for proposed duplex use.

Utilities Public  Other (describe) Public  Other (describe) Off-site Improvements - Type Public Private

Electricity X [] Water X [] Street Asphalt X [ ]

Gas X [ Sanitary Sewer DX [ Alley  Dirt/Gravel X L]

FEMA Special Flood Hazard Area [ ]Yes D No FEMAFlood Zone X FEMA Map # 48113C0330J FEMA Map Date  8/23/2001

Are the utilities and/or off-site improvements typical for the market area? D Yes [ ] No IfNo, describe

Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? [ ]Yes D No IfYes, describe

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.

General Description Foundation Exterior Description materials/condition [Interior materials/condition |
Units: D& Two [ | Three [ ] Four > Concrete Slab [ | Crawl Space Foundation Walls Conc.Slab / New Floors LVP/Tile / New
[ ] Accessory Unit (describe below) [ ] Full Basement [ | Partial Basement | Exterior Walls STC/WS/WE / New |Walls Drywall / New
# of Stories 2 # of bldgs. 1 Basement Area 0 sq.ft. JRoof Surface Composition / New Trim/Finish Wood / New
Type D Det. [ ] Att. [ ] S-Det/End Unit |Basement Finish % | Gutters & Downspouts ~ Aluminum / New Bath Floor Tile / New
[ ] Existng D Proposed [ | Under Const. |[ ] Outside Entry/Exit [ ] Sump Pump | Window Type Dbl.Pane / New Bath Wainscot  Tile / New
Design (Style) DT2;Modern Evidence of [ ] Infestation Storm Sash/Insulated  None Car Storage
Year Built 2024 [ ] Dampness [ | Settiement Screens Partial / New [ ] None
Effective Age (Yrs) 0 Heating/Cooling Amenities D Driveway  # of Cars 4
Attic [ ] None X FWA \D HWBB \D Radiant |[ ] Fireplace(s) # 0 [ ] Woodstove(s) # 0 |Driveway Surface Concrete
D Drop Stair [ ] Stairs [ ] Other \Fuel Gas X Patio/Deck open [X Fence Wood X Garage # of Cars 4
[ ] Floor [ ] Scuttle Cooling D Central Air Conditioning [ ] Pool None X Porch Cov. [ ] Carport  # of Cars 0
[ ] Finished [ ] Heated [ ] Individual \D Other [ ] Other [ ] Att. [ ] Det. > Built-in
# of Appliances | Refrigerator 0 |Range/Oven 2 |Dishwasher 2 |Disposal 2 |Microwave 2 |Washer/Dryer 0 | Other (describe)
Unit # 1 contains: 7 Rooms 3 Bedrooms 2.1 Bath(s) 2,126 Square Feet of Gross Living Area
Unit # 2 contains: 7 Rooms 3 Bedrooms 2.1 Bath(s) 2,126 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.). The subject property will have typical energy efficient items for a new duplex built in 2024.
Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.). 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.

Freddie Mac Form 72 March 2005 Page 1 of 7 Fannie Mae Form 1025 March 2005
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Small Residential Income Property Appraisal Report 4 53710245714

Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? [ ]Yes DX No IfYes, describe.
%)
'_
zZ
=
5 Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? D Yes [ ] No If No, describe.
2
o
=
Is the property subject to rent control? [ JYes D& No IfYes, 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 6529 Victoria Ave 2722 Hondo Ave 3631 Thedford Ave 4613 Hopkins Ave
Dallas, TX 75209 Dallas, TX 75219 Dallas, TX 75209 Dallas, TX 75209
Proximity to Subject 1.92 miles SE 0.28 miles NW 0.71 miles N
Current Monthly Rent $ 0 $ 7,400 $ 12,000 $ 11,000
Rent/Gross Bldg. Area $ sq.ft. $  1.94sqft $  2.56 saft $  1.97saft
Rent Control [ ]Yes DX No [ ]Yes DX No [ ]Yes DX No [ ]Yes DX No
Data Source(s) Inspection MLS #20594018 MLS #20446129 MLS #20466623
< Date of Lease(s) 0 07/26/2024 11/01/2023 01/19/2024
=y Location Dallas/Neutral Dallas/Neutral Dallas/Neutral Dallas/Neutral
3 Actual Age 0 0 0 0
% Condition c1 c1 c1 c1
« Gross Building Area 4,252 3,810 4,688 5,578
g Unit Breakdown Rm Count Sgl.zlst. Rm Count S?.Zlgt. Monthly Rent  |Rm Count S?]I.Zlgt. Monthly Rent  |Rm Count S?]l.zlst. Monthly Rent
< Tot| Br |Ba | 4,252|Tot| Br |Ba | 3,810 7,400|Tot| Br | Ba | 4,688 12,000|Tot| Br |Ba | 5578 11,000
% Unit # 1 71321 2126/ 7| 3]2.1] 1,905/$ 3,700, 7| 2|2.1| 2,344/$ 6,000, 8| 3|2.1| 2,789$ 5,500
i Unit # 2 713121 2,126/ 7| 3|21 1,905$ 3,700, 7| 2|2.1| 2,344/% 6,000/ 8| 3|2.1| 2,789% 5,500
Unit # 3 $ $ $
Unit # 4 $ $ $
Utilities Included Good Kitchens Good Kitchens Good Kitchens Good Kitchens
Improvements 4-Car Garage 2-Car Garage 4-Car Garage 4-Car Garage
Other Improvements None None 2Pools None

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,
eic)  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.

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 Per Unit Total

Unit # Begin Date End Date Unfurnished Furnished Rents Unfurnished Furnished Rents
= N/A N/A $ o$ $ 0/$ 4,500/ $ $ 4,500
a 2 N/A N/A 0 0 4,500 4,500
T 3
%
% Comment on lease data ~ The subject property | Total Actual Monthly Rent $ 0| Total Gross Monthly Rent $ 9,000
,“_‘ will be in new condition. The subject Other Monthly Income (itemize) $ QOther Monthly Income (itemize) $
2 property is currently vacant. Total Actual Monthly Income $ 0| Total Estimated Monthly Income $ 9,000
% Utilities included in estimated rents [ ] Electric [ Water D& Sewer [ ] Gas [ ] Oil D& Trashcollecton [ ] Cable [ | Other
[@) Comments on actual or estimated rents and other monthly income (including personal property) 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.

I D did [ ] did not research the sale or transfer history of the subject property and comparable sales. If not, explain

My research D 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)  MetroTex MLS #20543796 / Dallas County Tax Rolls

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.

>
?3: Data Source(s)  MetroTex MLS / County Tax Rolls
%) 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).
E ITEM SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
p=d Date of Prior Sale/Transfer 06/04/2024
%2} . :
i Price of Prior Sale/Transfer $412,000
g Data Source(s) MLS #20543796 MetroTex MLS & Tax Rolls  |MetroTex MLS & Tax Rolls |MetroTex MLS & Tax Rolls
gl Effective Date of Data Source(s) 10/31/2024 10/31/2024 10/31/2024 10/31/2024
Analysis of prior sale or transfer history of the subject property and comparable sales 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.

Freddie Mac Form 72 March 2005 Page 2 of 7 Fannie Mae Form 1025 March 2005
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Small Residential Income Property Appraisal Report 4 53710245714

There are 14  comparable properties currently offered for sale in the subject neighborhood ranging in price from $ 799,000 t0$ 1,540,000
There are 16  comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ 759,255 t0$ 1,850,000
FEATURE \ SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address 6529 Victoria Ave 5142 Lahoma St 4600 Hopkins Ave 6728 Tyree St
Dallas, TX 75209 Dallas, TX 75235 Dallas, TX 75209 Dallas, TX 75209
Proximity to Subject 1.12 miles SE 0.68 miles N 0.21 miles N
Sale Price $ $ 1,500,000 $ 1,790,000 $ 1,850,000
Sale Price/Gross Bldg. Area | $ sq.ft.|$ 324.53 sq.ft. $ 320.33 sq.ft. $ 394.62 sqift.
Gross Monthly Rent $ 9,000 $ $ $
Gross Rent Multiplier
Price per Unit $ $ 750,000 $ 895,000 $ 925,000
Price per Room $ $ 107,143 $ 111,875 $ 115,625
Price per Bedroom $ $ 250,000 $ 298,333 $ 462,500
Rent Control [ ]Yes DX No [ ]Yes DX No [ ]Yes DX No [ ]Yes DX No
Data Source(s) MLS/Tax Rolls;DOM 67 MLS/Tax Rolls;DOM 89 MLS/Tax Rolls;DOM 48
Verification Source(s) MetroTex MLS #20685136 MetroTex MLS #20559401 MetroTex MLS #20253010
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) Adjustment DESCRIPTION +(-) Adjustment DESCRIPTION +(-) Adjustment
Sale or Financing Conventional Cash Conventional
Concessions $11,010 0/$0 0/$0 0
Date of Sale/Time s10/24,c08/24 s05/24;c04/24 s04/23;c03/23
Location Dallas/Neutral Dallas/Neutral Dallas/Neutral Dallas/Neutral
Leasehold/Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Site 6,250 sf 5,532 sf 0[8,015 sf -17,700/5,881 sf 0
View N;Res; N;Res; N;Res; N;Res;
i Design (Style) DT2;Modern DT2;Modern DT2;Traditional 0/DT2;Modern
g Quality of Construction Q3 Q3 Q2 -275,000/Q2 -275,000
o] Actual Age 0 0 0 0
i Condition C1 C1 C1 Cc1
B4 Gross Building Area 4,252 4,622 -46,300 5,588 -167,000 4,688 -54,500
o Unit Breakdown Total | Bdrms| Baths | Total | Bdrms | Baths Total | Bdrms | Baths Total | Bdrms | Baths
E Unit # 1 7 3 2.1 7 3 2.1 8 3 2.1 0 8 2 2.1 +20,000
% Unit # 2 7 3 2.1 7 3 2.1 8 3 2.1 0 8 2 2.1 +20,000
fof Unit # 3
i Unit # 4
5:‘) Basement Dlegcription 0 0 0 0
Basement Finished Rooms N/A N/A N/A N/A
Functional Utility Good Good Good Good
Heating/Cooling Central HVAC Central HYAC Central HVAC Central HVAC
Energy Efficient ltems Good Good Good Good
Parking On/Off Site 4gbi4dw 4gbi4dw 4gbi4dw 4gbi4dw
Porch/Patio/Deck Patios Cov.Patios -20,000|Cov.Patios -20,000|Patios
Other Improvements None None None 2Pools -60,000
Other Improvements None None None None
Other Improvements Good Kitchens Good Kitchens Good Kitchens Good Kitchens
Net Adjustment (Total) [+ X- | 66,3000 [ ]+ X- |$ 479700, [ 1+ X- |$ -349,500
Adjusted Sale Price Net Adj. 44 % Net Adj. 268 % Net Adj. 189 %
of Comparables GrossAdi. 44 %|$ 1,433,700/GrossAd. 268 %|$ 1,310,300|GrossAdi. 232 %|$ 1,500,500
Adjusted Price Per Unit  (Adj. SP Comp / # of Comp Units) $ 716,850 $ 655,150 $ 750,250
Adjusted Price Per Room  (Adi. s Comp/ # of Comp Rooms) | $ 102,407 $ 81,894 $ 93,781
Adjusted Price Per Bedrm  (Adj. SP Comp / # of Comp Bedrooms) | $ 238,950 $ 218,383 $ 375,125
Value per Unit $ 700,000 X 2 Units = $ 1,400,000/ ValueperGBA  $  329.33 X 4,252 GBA=$ 1,400,311
Value per Rm. $ 100,000 X 14 Rooms =$  1,400,000] Value perBdrms. $§ 233,400 X 6 Bdms.=$ 1,400,400
Summary of Sales Comparison Approach including reconciliation of the above indicators of value. 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.

Indicated Value by Sales Comparison Approach $ 1,400,000

Total gross monthly rent $ 9,000 X gross rent multiplier (GRM) 156 =$ 1,404,000 Indicated value by the Income Approach

Comments on income approach including reconciliation of the GRM 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.

INCOME

Indicated Value by: Sales Comparison Approach$ 1,400,000 Income Approach$ 1 404,000 Cost Approach (if developed) $ 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.

This appraisal is made "asis", [X 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
o) following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair. Please see Assumptions and

RECONCILIATION

Limiting Conditions. As defined by USPAP, this report is an "appraisal" and is based on the "subject-to-completion" of the subject property.

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
$ 1,400,000 ,asof 10/31/2024 , 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 1-635 on the north, I-635 on the east, Highway 12 on the west, and 1-30 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 guestions

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)

ADDITIONAL COMMENTS

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

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 valug) 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.

(I) ESTIMATED [ ] REPRODUCTION OR X REPLACEMENT COST NEW OPINION OF SITEVALUE =$ 490,000
Py Source of costdata  Cost Handbook & Local Builders DWELLING 4252 Saft @$  198.00 ... . =$ 841,89
o Quality rating from cost service  Good Effective date of cost data  10/2024 0oSeft@8 =$
B4 Comments on Cost Approach (gross building area calculations, depreciation, etc) | =$
'g The subject property will be in new condition. This appraisal is based on |Garage/Carport 806 Sq.Ft.@$ 50.00 _______ =$ 40,300
18] the "subject-to-completion” of the subject property. Functional Total Estimate of Cost-New =$ 882,196
obsolescence is not present. External obsolescence is not present. Less Physical Functional External
Depreciation =§( )
Depreciated Cost of Improvements =$ 882,196
"As-is" Value of Site Improvements ~ _______________ =$ 30,000
Estimated Remaining Economic Life (HUD and VA only) 60 Years |INDICATED VALUEBY COSTAPPROACH _____ ___________ =$ 1,402,196

PROJECT INFORMATION FOR PUDs (if applicable)

Is the developer/builder in control of the Homeowners’ Association (HOA)? [ ]Yes [ JNo Unittype(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

=4 Total number of phases Total number of units Total number of units sold

O

=4 Total number of units rented Total number of units for sale Data source(s)

<§E Was the project created by the conversion of existing building(s) into a PUD? [ ]Yes [ ] No IfYes, date of conversion.

Does the project contain any multi-dwelling units? [ ]Yes [ ]No DataSource

Are the units, common elements, and recreation facilities complete? [ ]Yes [ ] No IfNo, describe the status of completion.

PUD INFOR

Are the common elements leased to or by the Homeowners’ Association? [ ]Yes [ ]No IfYes, 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 gquarantees 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. | have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.

2. | performed a complete visual inspection of the interior and exterior areas of the subject property, including all units. |
reported the condition of the improvements in factual, specific terms. | identified and reported the physical deficiencies that
could affect the livability, soundness, or structural integrity of the property.

3. | 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. | 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. | have adequate market data to develop reliable sales comparison and
income approaches to value for this appraisal assignment. | further certify that | considered the cost approach to value but
did not develop it, unless otherwise indicated in this report.

5. | 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. | 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. | selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. | 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. | 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. | 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. | have knowledge and experience in appraising this type of property in this market area.

12. | 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. | obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report
from reliable sources that | believe to be true and correct.

14. | 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. | 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 | became aware of during the research involved in performing this appraisal. | 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. | 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. | 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. | have no present or prospective interest in the property that is the subject of this report, and | have no present or prospective
personal interest or bias with respect to the participants in the transaction. | 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 | 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. | personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If |
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, | have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. | certify that any individual so named is qualified to perform the tasks. | 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 | will
take no responsibility for it.

20. | 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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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. | 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, | 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. | 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. | 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 Connor Lewis Ligon

Company Name Dallas Valuations LLC

Company Address PO Box 830293, Richardson, TX 75083

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature

Name

Company Name

Company Address

Telephone Number 469-500-4484

Email Address  cligon@dallasvaluations.com

Date of Signature and Report 10/31/2024

Effective Date of Appraisal 10/31/2024

State Certification # TX-1381050

or State License #

or Other (describe) State #
State TX

Expiration Date of Certification or License 11/30/2024

ADDRESS OF PROPERTY APPRAISED
6529 Victoria Ave

Dallas, TX 75209

APPRAISED VALUE OF SUBJECT PROPERTY $ 1,400,000

LENDER/CLIENT
Name No AMC

Company Name Danny Le

Company Address 6529 Victoria Ave, Dallas, TX 75209

Email Address Not Provided

Telephone Number

Email Address

Date of Signature

State Certification #

or State License #

State

Expiration Date of Certification or License

SUBJECT PROPERTY

[ ] Did notinspect 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 notinspect exterior of comparable sales from street
[ ] Did inspect exterior of comparable sales from street
Date of Inspection
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FEATURE | SUBJECT COMPARABLE SALE # 4 COMPARABLE SALE # 5 COMPARABLE SALE # 6
Address 6529 Victoria Ave 5316 E Side Ave 4601 Hopkins Ave
Dallas, TX 75209 Dallas, TX 75214 Dallas, TX 75209
Proximity to Subject 5.17 miles E 0.71 miles N
Sale Price $ $ 1,200,000 $ 1,790,000 $
Sale Price/Gross Bldg. Area | $ sq.ft| $ 300.00 sq.ft. $ 321.94 sq.ft. $ sq.ft.
Gross Monthly Rent $ 9,000/ $ 9,600 $ $
Gross Rent Multiplier 125.00
Price per Unit $ $ 600,000 $ 895,000 $
Price per Room $ $ 85,714 $ 111,875 $
Price per Bedroom $ $ 200,000 $ 298,333 $
Rent Control [ ]Yes X No [ ]Yes X No [ ]Yes XX No [ ]Yes [ ]No
Data Source(s) MLS/Tax Rolls;DOM 147 MLS/Tax Rolls;DOM 137
Verification Source(s) MetroTex MLS #20172402 MetroTex MLS #20575690
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) Adjustment DESCRIPTION +(-) Adjustment DESCRIPTION +(-) Adjustment
Sale or Financing Conventional Listing
Goncessions $0 0 0
Date of Sale/Time s03/23;c02/23 Active
- Location Dallas/Neutral Dallas/Neutral Dallas/Neutral
Q Leasehold/Fee Simple Fee Simple Fee Simple Fee Simple
g Site 6,250 sf 7,492 sf -12,400(7,449 sf -12,000
o View N;Res; N;Res; N;Res;
; Design (Style) DT2:Modern DT2:Traditional 0/DT2;Traditional 0
8 Quality of Construction 03 Q4 +240,000/03
E Actual Age 0 0 0
= Condition C1 C1 C1
8 Gross Building Area 4,252 4,000 +31,500 5,560 -163,500
g Unit Breakdown Total |Bdrms| Baths | Total | Bdrms | Baths Total | Bdrms | Baths Total | Bdrms | Baths
5(‘) Unit # 1 7 3 21 | 7 3 2.1 8 3 2.1 0
Unit # 2 7 3 2.1 7 3 2.1 8 3 2.1 0
Unit # 3
Unit # 4
Basement Description 0 0 0
Basement Finished Rooms N/A N/A N/A
Functional Utility Good Good Good
Heating/Cooling Central HVAC Central HVAC Central HYAC
Energy Efficient ltems Good Good Good
Parking On/Off Site 4gbiddw 4gbiddw 4gbi4dw
Porchy/Patio/Deck Patios Patios Cov.Patios -20,000
Other Improvements None None None
Other Improvements None None None
Other Improvements Good Kitchens Good Kitchens Good Kitchens
Net Adjustment (Total) X+ []- |$ 259100 [ ]+ DX- |8 195500 [ ]+ []- |8
Adjusted Sale Price Net Adj. 216 % Net Adj. 109 % Net Adj. %
of Comparables GrossAd. 237 %|$ 1,459,100|GrossAdi. 109 %|$ 1,594,500 Gross Adj. % $
Adjusted Price Per Unit  (Adi. SP Comp/ # of Comp Units) $ 729,550 $ 797,250 $
Adjusted Price Per Room  (Adj. SP Comp / # of Comp Rooms) | § 104,221 $ 99,656 $
Adjusted Price Per Bedrm  (Adj. SP Comp / # of Gomp Bedrooms) | $ 243,183 $ 265,750 $
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).
[TEM SUBJECT COMPARABLE SALE # 4 COMPARABLE SALE # 5 COMPARABLE SALE # 6
Date of Prior Sale/Transfer 06/04/2024
e Price of Prior Sale/Transfer $412,000
g Data Source(s) MLS #20543796 MetroTex MLS & Tax Rolls _|MetroTex MLS & Tax Rolls
g4 Cifective Date of Data Source(s) 10/31/2024 10/31/2024 10/31/2024
gl Analysis of prior sale or transfer history of the subject property and comparable sales There was a prior transfer of the subject property on 06/04/2024 for
35 $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.

Analysis/Comments

ANALYSIS / COMMENTS
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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 6529 Victoria Ave

City Dallas

State TX

ZIP Code 75209

Borrower  Danny Le

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 QOverall Trend

Total # of Comparable Sales (Settled) 9 3 4 [ ] Increasing | Stable [ ] Declining
Absorption Rate (Total Sales/Months) 1.50 1.00 1.33 [ ] Increasing [D Stable [ ] Declining
Total # of Comparable Active Listings 4 7 14 [ ] Declining |D{ Stable [ ] Increasing
Months of Housing Supply (Total Listings/Ab.Rate) 2.67 7.00 10.50 [ ] Declining |D{ Stable [ ] Increasing
Median Sale & List Price, DOM, Sale/List % Prior 7-12 Months Prior 4-6 Months Gurrent — 3 Months QOverall Trend

Median Comparable Sale Price $875,000 $1,030,000 $950,000 [ ] Increasing | Stable [ ] Declining
Median Comparable Sales Days on Market 69 70 2 [ ] Declining |D Stable [ ] Increasing
Median Comparable List Price $1,049,000 $925,000 $949,950 [ ] Increasing |D Stable [ ] Declining
Median Comparable Listings Days on Market 162 122 79 [ ] Declining |D Stable [ ] Increasing
Median Sale Price as % of List Price 89.74% 90.35% 100.00% [ ] Increasing | Stable [ ] Declining
Seller-(developer, builder, etc.)paid financial assistance prevalent? [ ]Yes D No [ ] Declining | Stable [ ] Increasing

fees, options, etc.).

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
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.

MARKET RESEARCH & ANALYSIS

Are foreclosure sales (REO sales) a factor in the market?

[ JYes DX No

If yes, explain (including the trends in listings and sales of foreclosed properties).

Cite data sources for above information.

Local MLS system (MetroTex).

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.

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.

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 Gurrent - 3 Months QOverall Trend

Total # of Comparable Sales (Settled) [ ] Increasing [[ | Stable || Declining
Absorption Rate (Total Sales/Months) [ ] Increasing [[ ] Stable [ Declining
Total # of Active Comparable Listings [ ] Declining |[_] Stable [ ] Increasing
Months of Unit Supply (Total Listings/Ab.Rate) || Declining [[_] Stable [ Increasing

Are foreclosure sales (REO sales) a factor in the project?
foreclosed properties.

[ JYes [ ] No

If yes, indicate the number of REO listings and explaﬁthe trends in listings and sales of

CONDO/CO-OP PROJECTS

Summarize the above trends and address the impact on the subject unit and project.

Signature

Signature

4 Appraiser Name  Connor Lewis Ligon

Supervisory Appraiser Name

LU

%) Company Name  Dallas Valuations LLC

Company Name

& Company Address

PO Box 830293, Richardson, TX 75083

Company Address

% State License/Certification # TX-1381050 State  TX State License/Certification # State
Email Address  cligon@dallasvaluations.com Email Address
Freddie Mac Form 71 March 2009 Page 1 of 1 Fannie Mae Form 1004MC March 2009
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Borrower Danny Le File No. 63710245714

Property Address 6529 Victoria Ave

City Dallas County Dallas State TX Zip Code 75209

Lender/Client Danny Le

APPRAISAL AND REPORT IDENTIFICATION

This Report is one of the following types:
DX Appraisal Report (A written report prepared under Standards Rule  2-2(a) , pursuant to the Scope of Work, as disclosed elsewhere in this report.)

Restricted (A written report prepared under Standards Rule  2-2(b) , pursuant to the Scope of Work, as disclosed elsewhere in this report,
Appraisal Report restricted to the stated intended use by the specified client or intended user.)

Comments on Standards Rule 2-3

| 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, | 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, | 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.

- | 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, | 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).

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: 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).

APPRAISER: SUPERVISORY or CO-APPRAISER (if applicable):

Signature: Signature:

Name: Connor Lewis Ligon Name:

State Certification #:  TX-1381050 State Certification #:

or State License #: or State License #:

State: TX  Expiration Date of Certification or License: ~ 11/30/2024 State:  Expiration Date of Certification or License:

Date of Signature and Report:  10/31/2024 Date of Signature:

Effective Date of Appraisal: ~ 10/31/2024

Inspection of Subject: [ ] None [ | Interior and Exterior D Exterior-Only Inspection of Subject: [ | None [ ] Interior and Exterior [ | Exterior-Only
Date of Inspection (if applicable):  10/31/2024 Date of Inspection (if applicable):
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Location Map

Borrower Danny Le
Property Address 6529 Victoria Ave
City Dallas County Dallas State TX Zip Code 75209

Lender/Client Danny Le
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Subject Photo Page

Borrower Danny Le

Property Address 6529 Victoria Ave

City Dallas County Dallas State  TX Zip Code 75209
Lender/Client Danny Le

Subject Front

i 6529 Victoria Ave
Sales Price
Gross Living Area 3,825
Total Rooms 14

Total Bedrooms 6
Total Bathrooms 4.2

Location Dallas/Neutral
View N;Res;

Site 6,250 sf
Quality Q3

Age 0

Subject Front / Side

Subject Street
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Comparable Sale Photo Page

Borrower Danny Le
Property Address 6529 Victoria Ave
City Dallas County Dallas State TX Zip Code 75209

Lender/Client Danny Le

Comparable 1
5142 Lahoma St

Sales Price: 1,500,000
GBA: 4,622
Age: 0

Comparabhle 2
4600 Hopkins Ave

Sales Price: 1,790,000
GBA: 5,588
Age: 0

A e A e e

Comparable 3
6728 Tyree St

Sales Price: 1,850,000
GBA: 4,688
Age: 0

Form PIC3x5.CC - "TOTAL" appraisal sciftév%re by a la mode, inc. - 1-800-ALAMODE



Comparable Photo Page

Borrower Danny Le

Property Address 6529 Victoria Ave

City Dallas County Dallas State TX Zip Code 75209
Lender/Client Danny Le

Comparable 4
5316 E Side Ave

Sales Price 1,200,000
G.B.A. 4,000
Age/Yr. BIt. 0

i Comparable 5
" " 4601 Hopkins Ave

1,790,000
5,560

0

Form PIC3x5.CC - "TOTAL" appraisal sciftévére by a la mode, inc. - 1-800-ALAMODE



Rental Photo Page

Borrower Danny Le

Property Address 6529 Victoria Ave

City Dallas County Dallas State TX Zip Code 75209
Lender/Client Danny Le

Rental 1
2722 Hondo Ave
Proximity to Subj.  1.92 miles SE
GBA 3,810
Age/Year Built 0

Rental 2
3631 Thedford Ave
Proximity to Subj.  0.28 miles NW
GBA 4,688
Age/Year Built 0

Rental 3
4613 Hopkins Ave
Proximity to Subj.  0.71 miles N
GBA 5,578
Age/Year Built 0
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Scope of Work

Borrower

Danny Le

Property Address 6529 Victoria Ave

City Dallas County Dallas State TX Zip Code 75209
Lender/Client Danny Le

CONSTRUCTION BUDGET

Appliances $ 24,000
Bathrooms (Tile) § 35,000
Bathrooms (Faucets/Fixtures) k1 20,000
Cahinets - All § 30,000
Cleaning/Trash $ 8,000
Baseboards, Casing, Closets § 16,000
Countertops $ 25,000
Demo $ -
Concrete - Driveway/Flatwork/Patios $ 40,000
Door & Cabinet Hardware $ 5,000
Electrical $ 35,000
Electrical - Low Voltage $ -
Fireplace § -
Stairs $ 25,000
Flooring § 23,500
Foundation 5 70,000
Framing Labor $ 30,000
Door - Front Door § 6,000
Door - Garage Door § 6,000
Door - Patio Door $ 6,000
HVAC § 25,000
Insulation $ 15,000
Kitchen - Backsplash $ -
Landscaping & Fence $ 30,000
Lumber § 70,000
Lighting / Fixtures / Mirrors / Fans 5 6,000
Paint - Interior & Exterior § 30,000
Permits & Inspections $ 5,000
Architect & Engineering & -
Plumbing $ 25,000
Roof (Labor + Materials) $ 31,300
Sheetrock $ 40,000
Siding Materials § 15,000
Stucco/Masonry $ 40,000
Doors - Interior Doors § 10,000
Trim/Casing/Baseboards § 11,200
Utilities 5 2,000
Windows $ 15,000
TOTAL $ 775,000

Form MAP.Generic - "TOTAL" appraisal %()gv(\sare by a la mode, inc. - 1-800-ALAMODE




Plans

Borrower Danny Le
Property Address 6529 Victoria Ave
City Dallas County Dallas State TX Zip Code 75209
Lender/Client Danny Le
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Floor Plan (1st Floor)

Borrower Danny Le
Property Address 6529 Victoria Ave
City Dallas County Dallas State TX Zip Code 75209
Lender/Client Danny Le
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Floor Plan (2nd Floor)

Borrower Danny Le
Property Address 6529 Victoria Ave
City Dallas County Dallas State TX Zip Code 75209

Lender/Client Danny Le
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Elevations

Danny Le

6529 Victoria Ave

Dallas

County Dallas

Zip Code 75209

Danny Le
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Elevations

Borrower Danny Le

Property Address 6529 Victoria Ave

City Dallas County Dallas State TX Zip Code 75209
Lender/Client Danny Le
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Site Plan

Borrower Danny Le
Property Address 6529 Victoria Ave
City Dallas County Dallas State TX Zip Code 75209
Lender/Client Danny Le
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Plat Map

Borrower Danny Le
Property Address 6529 Victoria Ave
City Dallas County Dallas State TX Zip Code 75209

Lender/Client Danny Le

Form MAP.Generic - "TOTAL" appraisal szoggare by a la mode, inc. - 1-800-ALAMODE



Aerial Map

Borrower Danny Le
Property Address 6529 Victoria Ave

ity Dallas County Dallas State TX Zip Code 75209
Lender/Client Danny Le
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Flood Map

Borrower Danny Le
Property Address 6529 Victoria Ave
City Dallas County Dallas State TX Zip Code 75209

Lender/Client Danny Le
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Certification

Borrower Danny Le
Property Address 6529 Victoria Ave
City Dallas County Dallas State TX Zip Code 75209

Lender/Client Danny Le

/\ Certified General
TALCB Real Estate Appraiser

TEXAS APPRAISER LICENSING &
CERTIFICATION BOARD

Appraiser: Connor Lewis Ligon

License #: TX 1381050 G License Expires: 11/30/2024

Having provided satisfactory evidence of the qualifications required

by the Texas Appraiser Licensing and Certification Act, Occupations

Code, Chapter 1103, authorization is granted to use this title: o S

Certified General Real Estate Appraiser Chdgze o
Chelsea Buchholtz

For additional information or to file a complaint please contact TALCB Commissioner

at www.talch.texas.gov.
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E&O Insurance

Borrower Danny Le
Property Address 6529 Victoria Ave
City Dallas County Dallas State TX Zip Code 75209

Lender/Client Danny Le

Accelerant National Insurance Company
(A Stock Company)

400 Northridge Road, Suite 800

Sandy Springs, GA 30350

REAL ESTATE APPRAISERS
ERRORS AND OMISSIONS INSURANCE POLICY
DECLARATIONS

NOTICE: THIS IS A “CLAIMS MADE AND REPORTED" POLICY. THIS POLICY REQUIRES THAT A CLAIM
BE MADE AGAINST THE INSURED DURING THE POLICY PERIOD AND REPORTED TO THE INSURER,
IN WRITING, DURING THE POLICY PERIOD OR EXTENDED REPORTING PERIOD.

PLEASE READ YOUR POLICY CAREFULLY.
Policy Number: NAX40PL106565-00 Renewal of: New
1. MNamed Insured: Connor Ligen

2. Address: 740 East Campbell Road Suite 200
Richardson, TX 75081

3. Policy Period: From: November 25, 2023 To: November 25, 2024
12:01 AM. Standard Time at the address of the Named Insured as stated in item 2. Above.
4. Limit of Liability: Each Claim Policy Aggregate
Damages Limit of Liability 4A. 51,000,000 4C. $ 1,000,000
Claim Expenses Limitof Liabllity 4B. % 1,000,000 4D. $ 1,000,000
5. Deductible (Inclusive of Claims Expenses):
Each Claim Aggregate
5A. 8500 5B. §1,000

6. Policy Premium: § 823
7. Retroactive Date: November 25, 2020

8. Motice to Company: Molice of a Claim or Potential Claim should be sentto:
OREP Insurance Services: infoiorep org
6353 El Cajon Bivd, Suite 124-605
San Diego, CA 92115

9. Program Administrator: OREP Insurance Services, LLC = appraisersi@orep.or

10. Forms and Endorsements Attached at Policy Inception: See Schedule of Forms

If required by state law, this policy will be countersigned by an autheorized representative of the Company.

~eaae Pock

Authorized Representative

Date: November 22, 2023 By:
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Fie No. 63710245714
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).

Cc2

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
0 Other Basement & Finished Rooms Below Grade
0 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
Witr Water View View
WirFr Water Frontage Location
wu Walk Up Basement Basement & Finished Rooms Below Grade

UAD Version 9/2011 (Updated 1/2014)
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CONSTRUCTION CONCEPTS INC.

"Planning and Designing a Better Tomorrow"
317 E. Jefferson Blvd.

Dallas, TX. 75203 Fax : (214) 948-9544
Tel. : (214) 946-4300

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.
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PROJECT INFORMATION

DANNY LE

NEW CONSTRUCTION

6529/6531 VICTORIA AVE
DALLAS, TEXAS 75209
OCTOBER 17TH, 2024

ZONING PD 67 - TRACT 3 - D(A)

LEGAL WEBSTER & WOODS NORTH PARK
DESCRIPTION BLKP/2606LT 18

CONSTR TYPE V-B

CLIMATE ZONE ZONE 3A (MOIST)

THREE STORY

HOUSE DUPLEX RESIDENCE
DESCRIPTION 4 BEDROOMS, 3.5 BATHROOMS

TWO CAR ATTACHED GARAGE
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DISCLAIMER

UL,

PROJECT AREA CALCULATIONS

SEAL

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 AL 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.

DISCLAIMER

GREAT CARE AND EFFORT HAVE GONE INTO THE CREATION OF THESE BLUEPRINTS. HOWEVER, BECAUSE OF THE VARIANCE IN GEOGRAPHIC LOCATIONS,
CCl HOUSEPLANS WILL NOT ASSUME LIABILITY FOR ANY DAMAGES DUE TO ERRORS, OMISSIONS, OR DEFICIENCIES ON THESE 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 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. IT IS THE BUILDER/OWNER RESPONSIBILITY TO VERIFY ANY EASEMENTS OR DEED RESTRICTIONS THAT MAY IMPACT THIS

PROJECT PRIOR TO CONSTRUCTION.

BUILDING CODE

01

IRC 2021 INTERNATIONAL RESIDENTIAL CODE

PRPSD. LIVING AREA - UNITT__[PRPSD. LIVING AREA - UNIT 2
(AC) (AC)
1ST LEVEL FLOOR PLAN 916 S.F. | 1ST LEVEL FLOOR PLAN 916 S.F.
2ND LVL FLOOR PLAN 1,210 S.F. | 2ND LVL FLOOR PLAN 1,210 S.F.
3RD LVL FLOOR PLAN 233 S.F. | 3RD LVL FLOOR PLAN 233 S.F.
TOTAL LIVING AREA (AC) 2359 S.F. | TOTAL LIVING AREA (AC) 2359 S.F.
PRPSD. NON CONDITIONED __ |PRPSD. NON CONDITIONED REVISIONS
AREA - UNIT 1 AREA - UNIT 2 SRATER | SENT DATE
GARAGE 403 S.F. | GARAGE 403 S.F.
LOT USAGE
TTL CONDITIONED AREA (AC) 4,718 S.F. | LOT SIZE 6,250 S.F.
PERIMETER (AC) 132 F. | NON ROOF AREA 3,612 S.F.
TTL UNDER ROOF 5,524 S.F. | % OF LOT 42.21 %
FOOTPRINT 2,638 S.F.
ADDRESS
6529/6531 VICTORIA AVE
DALLAS, TEXAS
75209
DATE
DRAWN BY
FB
CHECKED BY
ER
DESCRIPTION
THREE STORY
DUPLEX
4 BEDROOMS, 3.5 BATHROOMS (PER UNIT)
SEAL TWO CAR ATTACHED GARAGE (PER UNIT)
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PRPSD. LIVING AREA - UNIT 1
(AC)

PRPSD. LIVING AREA - UNIT 2
(AC)

DESCRIPTION
THREE STORY
DUPLEX
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