
BOARD OF ADJUSTMENT (PANEL B) 
May 22nd, 2024, Briefing at 10:00 A.M. and the Public Hearing at 1:00 P.M. 

Dallas City Hall, Room 6ES, and Videoconference 
Video Conference Link: https://bit.ly/boa0522  

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-B-Register by the close of 
business Tuesday, May 22nd, 2024. In Person 
speakers can register at the hearing. 

La Ciudad de Dallas llevará a cabo 
Adecuaciones/Modificaciones Razonables a los 
programas y/u otras actividades relacionadas para 
asegurar que todos y cada uno de los residentes tengan 
acceso a los servicios y recursos para asegurar una 
reunión equitativa e inclusiva. Cualquier persona que 
requiera asistencia adicional, servicio y/o interpretación 
para poder participar de forma íntegra en la reunión 
debe notificar a Junta de Ajustes llamando al (214) 670-
4127 tres (3) días hábiles antes de la reunión 
programada. Una transmisión en video de la reunión 
estará disponible dos días hábiles luego de la 
finalización de la reunión en 
https://dallastx.new.swagit.com/views/113. 

Las personas y las partes interesadas que deseen hacer 
uso de la palabra deben registrarse en Junta de Ajustes 
en https://bit.ly/BDA-B-Register antes de cierre de 
oficina el Martes, 22 de Mayo, 2024. Las Personas 
que quieran hablar en persona, se pueden registrar 
en la Audiencia. 

AGENDA 

I. Call to Order Cherri Gambow, Vice-Chair 

II. Staff Presentation/Briefing

III. Public Hearing Board of Adjustment 

IV. Public Testimony

V. Miscellaneous Items –

• Approval of Panel B Minutes – April 17th, 2024

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

VII. Adjournment
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Handgun Prohibition Notice for Meetings of Governmental Entities 

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

"De acuerdo con la sección 30.06 del código penal (ingreso sin autorización de un titular de una licencia con 
una pistola oculta), una persona con licencia según el subcapítulo h, capítulo 411, código del gobierno (ley 
sobre licencias para portar pistolas), no puede ingresar a esta propiedad con una pistola oculta." 

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

"De acuerdo con la sección 30.07 del código penal (ingreso sin autorización de un titular de una licencia con 
una pistola a la vista), una persona con licencia según el subcapítulo h, capítulo 411, código del gobierno 
(ley sobre licencias para portar pistolas), no puede ingresar a esta propiedad con una pistola a la vista." 

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

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

 
EXECUTIVE SESSION NOTICE 

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

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

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

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

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

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

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

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

 
BDA234-060(BT) 2323 N. Carroll Avenue 1 
 REQUEST: Application of Nick Batey for (1) a special 

exception to the fence height regulations, and for (2) a 
special exception to the 20-foot visibility obstruction 
regulations, and for (3) a special exception to the 45-foot 
visibility obstruction regulations.  

 
BDA234-062(CJ) 10576 Shiloh Road 2 
 REQUEST: Application of Karina Avila for (1) a special 

exception to the fence height regulations, and for (2) a 
special exception to the fence standard regulations. 

 
BDA234-064(CJ) 6131 Churchill Way 3 
 REQUEST: Application of Jonathan Vinson for (1) a 

special exception to the fence height regulations. 
 

 

HOLDOVER 
 

 
BDA234-018(DB) 7217 Brookshire Drive 4 
 REQUEST: Application of Peter Kofoed represented by 

Melissa Miles (1) to appeal the decision of an administrative 
official in the denial of a building permit that was issued 
incorrectly by the Development Services Department.  

___________________________________________________________________________    

INDIVIDUAL CASES   
___________________________________________________________________________  
 
BDA234-068(CJ) 6919 Oriole Drive 5 
 REQUEST: Application of Lou Olerio for (1) a variance to 

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

 
BDA234-069(CJ) 2912 Maple Avenue 6 
 REQUEST: Application of Craig Smith for (1) a variance to 

the off-street parking regulations 
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6ES Briefing Room  
24974849659@dallascityhall.we
bex.com 
Cheri Gambow, Vice-Chair  

BOARD OF ADJUSTMENT  

Panel B Minutes  

  April 17th, 2024 

       DRAFT 

 

PRESENT: [5] 
Michael Karnowski, Presiding Officer  
Sarah Lamb  
Joe Cannon   
Andrew Finney  
Derrick Nutall (V)  
  

 
ABSENT: [1] 
Cheri Gambow, Vice-Chair  
  
  

 

Assisting City Attorney Matthew Sapp called the briefing to order at 10:31 A.M. with a quorum of the 
Board of Adjustment present. Vice Chair Cheri Gambow was not present.  
 
It was motioned by Board Member Sarah Lamb to elect Michael Karnowski as a temporary presiding 
officer for the briefing and hearing. It was seconded by Andrew Finney.  
 
Presiding Officer Michael Karnowski called the Public Hearing to order at 1:01 P.M. with a quorum of 
the Board of Adjustment present. 
 
The Presiding Officer 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 speaker" opportunities for individuals to comment on 
matters that were scheduled on the agenda or to present concerns or address issues that were 
not matters for consideration listed on the posted meeting agenda. 

   
No Public Speakers 
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  MISCELLANEOUS ITEMS 
 

  Approval of the Board of Adjustment Panel B, March 20th, 2024, Meeting Minutes.  
 

  Motion was made to approve Panel B, March 20th, 2024, Public Hearing Minutes.  
 

Maker: Sarah Lamb     

Second: Andrew 
Finney  

    

Results: 5-0 
unanimously 

   Motion to approve 

  Ayes: - 5 Michael Karnowski, Joe Cannon, Sarah 
Lamb, Andrew Finney and Derrick Nutall 

  Against: - 0  
  

  UNCONTESTED CASES 
 

1. 4906 Deloache Avenue 
         BDA234-040(KMH) 

 

BUILDING OFFICIAL’S REPORT: Application of Sameepa Modi for (1) a special exception to the 
fence height regulations;  for (2) a special exception to the fence opacity regulations; for (3) a special 
exception to the 20-foot visibility obstruction regulations at Sunnybrook Lane; and for (4) a variance 
to the front-yard setback regulations at 4906 DELOACHE AVE. This property is more fully described 
as block 11/5584, Lot 13C, and is zoned R-1ac(A),  which limits the height of a fence in the front 
yard to 4-feet;  requires a fence panel with a surface area that is less than 50 percent open  not be 
located less than 5-feet from the front lot line;  requires a 20-foot visibility triangle at driveway 
approaches; and requires a front-yard setback of 40-feet. The applicant proposes to construct 
and/or maintain an 6-foot high fence in a required front-yard, which will require (1) a 2-foot special 
exception to the fence regulations; and to construct and/or maintain a fence in a required front-yard 
with a fence panel having less than 50 percent open surface area located less than 5-feet from the 
front lot line, which will require (2) a special exception to the fence opacity regulations; and to 
construct and/or maintain a nonresidential structure in a required visibility obstruction triangle, which 
will require (3) a special exception to the 20-foot visibility obstruction regulations at Sunnybrook 
Lane; and to construct and/or maintain a single-family nonresidential structure and provide a 0-foot 
front-yard setback at Sunnybrook Lane, which will require (4) a 40-foot variance to the front-yard 
setback regulations. 
 
LOCATION:   4906 Deloache Ave        
        
APPLICANT:  Sameepa Modi 
      
REQUEST: 
 

(1) A request for a special exception to the fence height regulations; 
(2) A request for a special exception to the fence opacity regulations; 
(3) A request for a special exception to the visual obstruction regulations as Sunnybrook Ln.; 

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

STANDARD OF REVIEW FOR A SPECIAL EXCEPTION TO FENCE HEIGHT STANDARDS 
REGULATIONS:  
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Section 51A-4.602(b)(2) of the Dallas Development Code states that the board may grant a special 
exception to the fence regulations when in the opinion of the board, the special exception will not 
adversely affect neighboring property. 

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

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

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

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

STANDARD 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:  

• 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. 

• 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 II SUBSTITUTE: 
 
Dallas Development Code §51A-3.102(d)(10)(b), formerly known as HB 1475, allows for the BDA 
to use their discretion and consider Element 2 of the Variance standard to be met, if:   
 
(i)   the financial cost of compliance is greater than 50 percent of the appraised value of the 
structure as shown on the most recent appraisal roll certified to the assessor for the municipality 
under Section 26.01 of the Texas Tax Code;  
(ii)    compliance would result in a loss to the lot on which the structure is located of at least 25 
percent of the area on which development is authorized to physically occur;  
(iii)   compliance would result in the structure not being in compliance with a requirement of a 
municipal ordinance, building code, or other requirement;  
(iv)   compliance would result in the unreasonable encroachment on an adjacent property or 
easement; or  
(v)   the municipality considers the structure to be a non-conforming structure. 

----------- -
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STAFF RECOMMENDATION:  
 
Special Exception: 

Special Exceptions (3): 

No staff recommendation is made on this or any request for a special exception. 

Variance 
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. 
B. Restrictive in shape as it is an irregularly shaped lot, it is also a corner lot which requires two 

front yard setback requirements; therefore, it cannot be developed in a manner 
commensurate with development upon other parcels of land in the same zoning.  

C. Not self-created nor is it a personal hardship.  
 
BACKGROUND INFORMATION:  
 
BDA History: 
No BDA history found within the last 5 years.  
 
Square Footage: 
This lot contains 54,892.12 of square feet.   
This lot is zoned R-1ac(A) which requires a minimum lot size of 1 acre or 43,560 square feet.   
 
Zoning:      
 

Site: R-1ac(A) Single Family District  
North: R-1ac(A) Single Family District 
South: R-1ac(A) Single Family District 
East: R-1ac(A) Single Family District 
West: R-1ac(A) Single Family District 
 

Land Use:  
The subject site is developed with a single family home. The areas to the north, south, east and 
west are also developed with single family homes.  
 
GENERAL FACTS/STAFF ANALYSIS: 
 
• The application of Sameepa Modi for the property located at 4906 Deloache Ave. focuses on 4 

requests. It is imperative to note that the subject site is situated on a corner lot with fence 
structures being proposed on both street frontages, Deloache Ave and Sunnybrook Ln.  

• The first request is for a special exception to the fence height regulations of 2-feet along 
Deloache Ave. The applicant is proposing to construct and maintain a 6-foot high wrought iron 
fence in a required front yard, which will require a 2-foot special exception to the fence height 
regulations. 

• Secondly, the applicant is requesting a special exception to the fence opacity regulations along 
Sunnybrook Lane. The applicant is proposing to construct and maintain a fence in a required 
front-yard with a fence panel having less than 50 percent open surface area located less than 
5-feet from the front lot line, which requires a special exception to the fence opacity regulations. 
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As illustrated on the submitted site plan and elevations, the applicant is proposing a masonry 
wall with masonry columns along Sunnybrook lane located on the property line.  

• The applicant is also requesting a special exception to the visual obstruction regulations at the 
drive approach along Sunnybrook Lane. The proposed masonry wall along Sunnybrook lane 
has a sliding wrought iron gate at the drive approach which encroaches about 2½-3-feet into the 
visibility triangle; which requires a special exception to the 20-foot visual obstruction regulations.  

• And lastly, the applicant is requesting a variance to the front-yard setback regulations. The 
applicant is proposing to construct and maintain a nonresidential structure and provide a 0-foot 
front yard setback at Sunnybrook Lane, which will require a 40-foot variance to the front-yard 
setback regulations. As mentioned previously, the applicant is proposing a masonry wall with 
masonry columns along Sunnybrook Ln. It is important to note that the highest point of the 
proposed masonry columns are approximately 11’5” in height. This proposed wall exceeds 9-
feet which is now considered a structure and should be located beyond the 40-foot front yard 
setback. However, the proposal only provides a 0-foot front yard setback, which means that the 
structure (masonry walls/columns) will be located on the property line; therefore, a variance of 
40-feet to the front yard setback is required.  

• As gleaned from the submitted site plan and elevations, the applicant is proposing a 6-foot 
wrought iron fence approximately 229 linear feet along Deloache Ave which curves onto 
Sunnybrook Lane. Additionally, the submitted site plan and elevations illustrate a masonry wall 
and masonry columns with a sliding gate approximately 156 linear feet along Sunnybrook lane.  

• The applicant has stated that the reason for the request is to maintain the architectural integrity 
of the neighborhood by matching the height of the fence with other estates in the neighborhood. 

• Based upon staff’s analysis of the surrounding properties, there are other homes within the 
neighborhood with fences of somewhat similar height.  
 

The applicant has the burden of proof in establishing the following: 
• That granting the variance to the front yard setback will not be contrary to the public interest 

when owing to special conditions, a literal enforcement of this chapter would result in 
unnecessary hardship, and so that the spirit of the ordinance will be observed, and 
substantial justice done.  

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

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

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

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

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

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

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

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

-
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• Granting the variance to the front yard setback regulations with a condition that the applicant 
complies with the submitted site plan and elevations, would require the proposal to be 
constructed as shown on the submitted documents. 

 
• Additionally, the applicant has the burden of proof in establishing that the special exceptions 

to the fence height, opacity and visual obstruction will not adversely affect the neighboring 
properties nor constitute a traffic hazard.  

 
• Granting the special exceptions (3) to the fence height, opacity and visual obstruction 

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

 
• BDA234-040 at 4906 Deloache Ave (200’ radius video) 

Timeline:   

February 23, 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. 

March 11, 2024:  The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel B. 

March 22, 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 March 27, 2024, deadline to submit 
additional evidence for staff to factor into their analysis; and April 5, 
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. 

April 1, 2024: The Board of Adjustment staff review team meeting was held regarding this 
request and other requests scheduled for the April public hearings. Review 
team members in attendance included: The Board of Adjustment Chief 
Planner/Board Administrator, the Board of Adjustment Senior Planner, 
Project Coordinator, Board Secretary, Board Attorney, Conservation District 
Chief Planner, Chief Arborists, Zoning Senior Planner and Transportation 
Engineer. 

Speakers: 
 

For: Kylee Polaski & Sameepa Medi. 4252 Marsh Ridge Rd, 
Carrollton, TX 75010 (Did not speak) 

  
Against:  Julie Clark, 9346 Sunnybrook Lane, Dallas TX 75220 (Did not 

speak) 
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Motion  
I move that the Board of Adjustment GRANT the following applications listed on the uncontested 
docket because it appears, from our evaluation of the property and all relevant evidence that the 
applications satisfy all the requirements of the Dallas Development Code and are consistent with the 
general purpose and intent of the Code, as applicable to wit: 
 
BDA 234-040 – Application of Sameepa Modi for a special exception to the fence height regulations 
in the Dallas Development Code is granted subject to the following condition:  

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

 
BDA 234-040 – Application of Sameepa Modi for a special exception to the fence opacity regulations 
in the Dallas Development Code is granted subject to the following condition:  

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

 
BDA 234-040 – Application of Sameepa Modi for a special exception to the 20-foot visibility 
obstruction regulations in the Dallas Development Code is granted subject to the following condition:  
  Compliance with the most recent version of all submitted plans are required. 
 
BDA 234-040 – Application of Sameepa Modi for a variance to the front-yard setback regulations in 
the Dallas Development Code is granted subject to the following condition:  
  Compliance with the most recent version of all submitted plans are required. 
 

Maker: Sarah Lamb     

Second: Andrew 
Finney 

    

Results: 5-0  
Unanimously 

   Motion to grant 

  Ayes: - 5 Michael Karnowski, Joe Cannon, Sarah 
Lamb, Andrew Finney & Derrick Nutall 

  Against: - 0  
 
2. 7021 Creek Bend Road 

  *This Case was moved to Individual Items 
       BDA234-045(CJ) 

BUILDING OFFICIAL’S REPORT Application of Kara Crane for (1) a special exception to the fence 
height regulations at 7021 Creek Bend Rd. This property is more fully described as Block P/8727, 
Lot 1, and is zoned PD-106 (R-10(A)), which limits the height of a fence in the front-yard to 4-feet. 
The applicant proposes to construct and/or maintain an 8-foot high fence in a required front yard, 
which will require (1) a 4-foot special exception to the fence regulations. 

LOCATION:    7021 Creek Bend Rd.     

APPLICANT:  Kara Crane 

REQUEST: 

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

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

Section 51A-4.602(b)(2) of the Dallas Development Code states that the board may grant a special 
exception to the fence regulations when in the opinion of the board, the special exception will not 
adversely affect neighboring property. 

STAFF RECOMMENDATION:  

Special Exception (1): 

No staff recommendation is made on this or any request for a special exception. 

BACKGROUND INFORMATION: 

BDA History:   

BDA212-110 at 7021 Creek Bend Rd. 

• A VARIANCE to the front yard setback regulations. 

• The applicant proposed to construct a single-family residential structure and provide a 9-foot 
front yard setback, which required (1) a 21-foot variance to the front yard setback regulations 
on Windpiper Rd.  

 
• Request granted by Panel C, November 14, 2022 

• Approved under building permit #2204181158 November 18, 2022 

 
Square Footage: 
This lot contains 19,166.4 of square feet.   
This lot is zoned PD 106; In general. Except as provided in Section 51P-106.107 and Section 
51P-106.108, utilization of lots within PD 106 must comply with the development standards of the 
R-10(A) Single Family District. R-10 zoning district 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 all surrounding properties are developed with single-family uses. 

GENERAL FACTS/STAFF ANALYSIS: 

• The application, for the Kara Crane property located at 7021 Creek Bend Road focuses on 
one request relating to the fence height regulations. 

• The applicant proposes to construct and maintain and 8-foot-high fence in a required front 
yard, which will require a 4-foot special exception to the fence height regulations.  
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• The subject site along with properties to the north, east, south, and west are all developed 
with single-family homes.  

• As gleaned from the submitted site plan and elevations, the applicant is proposing to 
construct and maintain an 8-foot-high fence around the circumference of the property at 
7021 Creek Bend Road.   

• It is imperative to note that the subject site is a corner lot and has double street frontage and 
two front yards on Creek Bend Road and Windpiper Drive. 

• The applicant has stated that the proposed 8-foot fence will be an addition for privacy. 

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

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

• The applicant has the burden of proof in establishing that the special exception(s) to the 
fence height regulations 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: BDA234-045_7021 Creek Bend Rd.. 

Timeline:   

February 23, 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. 

March 11, 2024:  The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel B. 

March 20, 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 March 27, 2024, deadline to submit 
additional evidence for staff to factor into their analysis; and April 5, 
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. 

April 1, 2024:           The Board of Adjustment staff review team meeting was held regarding this 
request and other requests scheduled for the April public hearings. Review 
team members in attendance included: The Board of Adjustment Chief 

-------
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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: Kara Crane, 7021 Creel Bend Rd., Dallas TX 75252 
 Adriana Meyerovitz, 17805 Windpiper, Dallas TX 75252 
 Rabbi D. Rivgelheim, 6500 Frankford, Dallas TX 75252 
 
Against: Shiela Shiver, 17809 Windpiper Dr., Dallas TX 75252 
  John Shiver, 17809 Windpiper Dr., Dallas TX 75252 
   

Motion  
I move that the Board of Adjustment, in Appeal No. BDA 234-045, on application of Kara Crane, 
GRANT the request of this applicant to construct and/or maintain a 8-foot high fence as a special 
exception to the height requirement for fences contained in the Dallas Development Code, as 
amended, because our evaluation of the property and the testimony shows that this special exception 
will not adversely affect neighboring property. 
 
 I further move that the following condition be imposed to further the purpose and intent of the Dallas 
Development Code: 
 

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

Maker: Sarah Lamb      

Second: Andrew 
Finney 

     

Results: 5-0  
Unanimously 

    Motion to grant 

  Ayes: -  5 Michael Karnowski, Joe Cannon, Sarah 
Lamb, Andrew Finney & Derrick Nutall 

  Against: -  0  
  
3. 7307 Robin Road 
  *This Case was moved to Individual Items 
   BDA234-049(DB) 

 
BUILDING OFFICIAL’S REPORT: Application of Nolette Construction, LLC represented by 
Rebecca Nolette for (1) a variance to the building height regulations at 7307 ROBIN RD. This 
property is more fully described as Block 15/4846, Lot 9, and is zoned PD-67 (previously zoned R-
7.5(A) at time of permitting), which limits the maximum building height to 30-feet. The applicant 
proposes to construct and/or maintain a single-family residential structure with a building height of 
33-feet, which will require (1) a 3-foot variance to the maximum building height regulations.      
 
LOCATION:    7307 ROBIN RD.         
        
APPLICANT:  NOLETTE CONSTRCUTION, LLC 
 
REPRESENTED BY:   REBECCA NOLETTE 
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REQUEST: 
 

(5) A request for a variance to the building height regulations. 

STANDARD 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:  

• 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. 

• 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 II SUBSTITUTE: 
 
Dallas Development Code §51A-3.102(d)(10)(b), formerly known as HB 1475, allows for the BDA 
to use their discretion and consider Element 2 of the Variance standard to be met, if:   
 
(i)   the financial cost of compliance is greater than 50 percent of the appraised value of the structure 
as shown on the most recent appraisal roll certified to the assessor for the municipality under Section 
26.01 of the Texas Tax Code;  
(ii)    compliance would result in a loss to the lot on which the structure is located of at least 25 
percent of the area on which development is authorized to physically occur;  
(iii)   compliance would result in the structure not being in compliance with a requirement of a 
municipal ordinance, building code, or other requirement;  
(iv)   compliance would result in the unreasonable encroachment on an adjacent property or 
easement; or  
(v)   the municipality considers the structure to be a non-conforming structure. 
 
STAFF RECOMMENDATION:  
 
Variance 
Denial (soft recommendation) 
 
Rationale: Based upon evidence presented and provided by the applicant, staff concluded that the 
site is: 

D. Not contrary to the public interest as no letters of opposition were received. 
E. The site is not restrictive in area, shape, or slope as it is not an irregularly shaped lot and 

meets the minimum required lot size of 7500sf and appears to be a level piece of land with 
no signs of a slope that would affect the development of the site; therefore, it can be 
developed in a manner commensurate with development upon other parcels of land in the 
same zoning.  
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F. Not self-created nor is it a personal hardship since the property was purchased with the 
existing structure at its illegal height.   

** The lot does not meet all three standards for a variance, but the applicant has the option to prove 
hardship by asking the board to consider Dallas Development Code §51A-3.102(d)(10)(b), formerly 
known as HB 1475. 

BACKGROUND INFORMATION:  
 
BDA History: 
No BDA history found within the last 5 years.  
 
Square Footage: 
This lot area is 7,500 square feet.   
This lot is zoned PD-67 which requires a minimum lot size of 7500 square feet.   
 
Zoning:      
 

Site: PD-67 Single Family District per land use map 
North: PD-67 Single Family District per land use map 
South: PD-67 Single Family District per land use map 
East: PD-67 Single Family District per land use map 
West: PD-67 Single Family District per land use map 
 

Land Use:  
The subject site is developed with a single family home. The areas to the north, south, east and 
west are also developed with single family homes.  
 
GENERAL FACTS/STAFF ANALYSIS: 
 
• The application of Rebecca Nolette for the property located at 7307 Robin Rd. focuses on 1 

request. It is imperative to note that the subject site is situated on an inner lot that faces one 
street and is adjacent to an alley at the rear of the property.   

• The request is for a variance the building height regulations in PD-67. The applicant is proposing 
to construct and maintain a 33-foot high residential structure in a district with a maximum building 
height of 30-feet (25-feet maximum at midpoint), which will require a 3-foot variance to the height 
regulations. 

• As illustrated on the submitted site plan and elevations, the structure is existing but does not 
comply with the previously approved plans, therefore, it is an illegal structure.  

• Applicant purchased this home after it was built but was not completed; the issue with the height 
was not disclosed to the applicant as it was not an issue until the new owner was in the process 
of completing the project.   

• The applicant has stated that the height of this home is similar to the heights of other homes in 
the neighborhood; documentary evidence was submitted 

• Based upon staff’s analysis of the surrounding properties, there are other homes within the 
neighborhood that have a similar roof type and somewhat similar height.  

• There was a zoning change from R-7.5(A) to PD67 that was approved on October 11, 2022.  
• Although the zoning change affected the height requirements of R7.5(A) to a lesser allowed 

maximum height of 25-feet to midpoint (see below), this will continue to be reviewed under the 
R-7.5(A) regulations.    
(b) Single family and duplex structures.  
(1) Height. Maximum structure height is 25 feet.  
No portion of the structure may be greater than 30 feet above grade. 
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The applicant has the burden of proof in establishing the following: 
• That granting the variance to the height will not be contrary to the public interest when owing 

to special conditions, a literal enforcement of this chapter would result in unnecessary 
hardship, and so that the spirit of the ordinance will be observed, and substantial justice 
done.  

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

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

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

(f) 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. 

(g) 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. 

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

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

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

• Granting the variance to the building 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. 

 
• BDA234-049 7307 Robin RD.       200’ radius video 

Timeline:   

February 23, 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. 

March 11, 2024:  The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel B. 

March 22, 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 March 27, 2024, deadline to submit 
additional evidence for staff to factor into their analysis; and April 5, 
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 

16

https://youtu.be/R2P9hjqcuGs


BOARD OF ADJUSTMENT 
April 17th, 2024 

14 

 

 

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

April 1, 2024: The Board of Adjustment staff review team meeting was held regarding this 
request and other requests scheduled for the April public hearings. Review 
team members in attendance included: The Board of Adjustment Chief 
Planner/Board Administrator, the Board of Adjustment Senior Planner, 
Project Coordinator, Board Secretary, Board Attorney, Conservation District 
Chief Planner, Chief Arborists, Zoning Senior Planner and Transportation 
Engineer. 

Speakers: 
 

For: Rebecca Nolette, 7307 Robin Road, Dallas TX 75209 
 
Against: Jonathan Maples, 6525 Oriole Drive, Dallas TX 75209 
 

Motion  
I move that the Board of Adjustment, in Appeal No. BDA 234-049, on application of Nolette 
Construction LLC, GRANT the 3-foot variance to the building height regulations requested by this 
applicant because our evaluation of the property and testimony shows that the physical character of 
this property is such that a literal enforcement of the provisions of the Dallas Development Code, as 
amended, would result in unnecessary hardship to this applicant. 
 
 I further move that the following condition be imposed to further the purpose and intent of the Dallas 
Development Code: 
 
  Compliance with the most recent version of all submitted plans are required. 
 
Maker: Sarah Lamb     

Second: Joe Cannon     

Results: 4-1 
  

   Motion to grant 

  Ayes: - 4 Michael Karnowski, Joe Cannon, Sarah 
Lamb and Andrew  

  Against: - 1 Derrick Nutall 
 

ADJOURNMENT 

After all business of the Board of Adjustment had been considered, Presiding Officer Michael 
Karnowski moved to adjourn the meeting at 2:51 p.m. 

 
 

Required Signature:        Date 
Mary Williams, Board Secretary 
Development Services Dept.   
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  Required Signature:         Date 
Dr. Kameka Miller-Hoskins, Board Administrator 
Development Services Dept.  

 
 
 
 
 

Required Signature: Date 
Cheri Gambow, Vice-Chair 
Board of Adjustment  
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BOARD OF ADJUSTMENT WEDNESDAY, MAY 22, 2024 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA234-060(BT) 
 
BUILDING OFFICIAL’S REPORT:  Application of Nick Batey for (1) a special exception to the 
fence height regulations; for (2) a special exception to the 20-foot visibility obstruction regulations; 
and for (3) a special exception to the 45-foot visibility obstruction regulations at 2323 N. Carroll 
Ave. This property is more fully described as Block K/0662, Lot 20 and is zoned MF-2(A), which 
limits the height of a fence in the front-yard to 4-feet;  requires a 20-foot visibility triangle at 
driveway approaches; and requires a 45-foot visibility triangle at street intersections. 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;  to construct and/or 
maintain a single-family residential fence structure in a required visibility obstruction triangle, 
which will require (2) a special exception to the 20-foot visibility obstruction regulation at the 
driveway, and to construct and/or maintain a single-family residential fence structure in a required 
visibility obstruction triangle, which will require (3) a special exception to the 45-foot visibility 
triangle at the intersection of Rusk Ave. and N. Carroll Ave.  

LOCATION:    2323 N. Carroll Ave.   

APPLICANT:  Nick Batey 

REQUEST: 

(1) A request for a special exception to the fence height regulations; 
(2) A special exception to the 20-foot visibility obstruction regulations at the driveway; and 
(3) A special exception to the 45-foot visibility obstruction regulations at the intersection of 

Rusk Ave. and N. Carroll Ave. 

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

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

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

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

STAFF RECOMMENDATION:  

Special Exceptions (3): 
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No staff recommendation is made on this or any request for a special exception since the basis 
for this type of appeal is when in the opinion of the board, the special exception will not adversely 
affect neighboring properties nor will it constitute a traffic hazard.  

BACKGROUND INFORMATION: 

Zoning:      

Site: MF-2(A) (Multifamily District) 
North: R-7.5(A) (Single Family District) 
East: MF-2(A) (Multifamily District) 
South: PD-277 (Light assembly) and PD-305 (Maximum densities) 
West: MF-2(A) (Multifamily District) 

Land Use:  

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

BDA History:   

No BDA history 

GENERAL FACTS/STAFF ANALYSIS: 

• The application of Nicholas Batey for the property located at 2323 N. Carroll Ave. focuses 
on 3 requests relating to the fence height and visibility obstruction regulations.  

• The applicant proposes to construct and maintain and 8-foot high gate and fence in a 
required front yard, on a vacant lot, along N. Carroll Ave. and Rusk Ave., which will require 
a 4-foot special exception to the fence height regulations.  

• Secondly, the applicant is requesting a special exception to the 20-foot visibility 
obstruction triangle at the drive approach along Rusk Ave.. The proposed 8-foot high fence 
encroach about 10-foot 6-inches into the visibility obstruction triangle on the western 
boundary and 5-foot into the visibility obstruction triangle on the Northwestern boundary 
of Rusk Ave. The proposed 8-foot high gate encroach about 18-foot into the visibility 
obstruction triangle on the boundary of Rusk Ave. and the proposed 8-foot high fence 
encroach about 14-foot 6-inches into the visibility obstruction triangle on the boundary of 
Rusk Ave... 

• Lastly, the applicant is requesting a special exception to the 45-foot visibility obstruction 
triangle at the corner of N. Carroll Ave and Rusk Ave.. The proposed 8-foot high fence 
encroach about 20-foot into the visibility obstruction triangle on the boundary of N. Carroll 
Ave. and Rusk Ave. 

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

• As gleaned from the submitted site plan and elevations, the applicant is proposing to 
maintain an 8-foot high fence and gate, on a vacant lot, around the circumference of the 
property at 2323 N. Carroll Ave.  
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• The fence proposed material is 5.25” horizontal wood planks.  

• It is imperative to note that the subject site is a corner lot, and it has street frontage on N. 
Carroll Ave and Rusk Ave. 

• Based upon staff’s analysis of the surrounding properties, there was one homes along 
Rusk Ave. with a fence in the required front yard. There were two homes along N. Carroll 
Ave. with a fence and gate in the required front yard and/or some form of vegetation 
serving as a screening mechanism near the intersection of Capitol and N. Carroll. 

• Per staff’s review of the subject site, it has been confirmed that the fence surrounding the 
circumference of the property is proposed. 

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

• The Dallas Development Code states that a fence located in the required front yard may 
be built to a maximum height of six feet above grade if all conditions in the following 
subparagraphs are me: (a) no lot in the block face may be zoned as a single-family or 
duplex district; (b) no gates for vehicular traffic may be located less than 20 feet from the 
back of the street curb and (c) no fence panel having less than 50 percent open surface 
area may be located less than five feet from the front lot line. Unless all of the conditions 
are met, a fence in a multifamily district may not exceed four feet above grade when 
located in the required front yard, except when the required front yard is governed by the 
side or rear yard regulations. 

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

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

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

• BDA234-060 at 2323 N Carroll Ave  200’ Radius Video 

Timeline:   

March 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. 

April 10, 2024:  The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel B. 
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April 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 April 26, 2024, deadline to 
submit additional evidence for staff to factor into their analysis; 
and May 10, 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. 

May 2, 2024: The Board of Adjustment staff review team meeting was held regarding 
this request and other requests scheduled for the May public hearings. 
Review team members in attendance included: The Board of Adjustment 
Chief Planner/Board Administrator, the Board of Adjustment Senior 
Planner, Project Coordinator, Board Secretary, Conservation District Chief 
Planner, Chief Arborists, Zoning Senior Planner and Transportation 
Engineer 
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I 
04/18/2024 

Notification List of Property Owners 

BDA234-060 

64 Property Owners Notified 

Label# Address Owner 

1 2323 N CARROLL A VE SUBDIVISIONS REALTY LLC 

2 4427 RUSK AVE REKHAJAYA LLC 

3 2303 N CARROLL AVE LALLY MICHAEL KEVIN 

4 4423 RUSK AVE RANGANATHAN NIRANJAN 

5 4425 RUSK AVE KANGMYKYUNGN 

6 4419 RUSK AVE CASAS CHRISTINA & 

7 4415 RUSK AVE CASAS CHRISTINA OLIVO 

8 2315 N CARROLL AVE ZAA VIA DESIGNS LLC 

9 4411 RUSK AVE MORE ALEXANDER 

10 4407 RUSK AVE PH1LLIP5 fAMES R 

11 4411 DEERE ST HOUSING AUTHORITY OF THE CITY 

12 4402 RUSK AVE ADAME BEATRIZ 

13 4404 RUSK AVE TRAN JOSEPH & 

14 4406 RUSK AVE MENDOZA EVA 

15 4410 RUSK AVE MONCADA CEASAR ELI 

16 4414 RUSK AVE BUITRON DELILAH 

17 4418 RUSK AVE ADELE STEPHEN & LARISA 

18 2319 N CARROLL AVE YOUNG JEFFREY MORGAN 

19 4418 CAPITOL AVE BARRON EDUARDO 

20 4414 CAPITOL AVE LINDHEIMER MUHL Y ENTERPRISES LLC 

21 4410 CAPITOL AVE ORTIZ MIRIAM OLMOS 

22 4506 CAPITOL AVE SANG DAVID LEE 

23 4501 RUSK AVE BELMONT BROTHERS LLC 

24 2311 N CARROLL AVE BRADLEY BLAIR 

25 2311 N CARROLL AVE COMPTON ALEXANDRA M 

26 2311 N CARROLL AVE FROST NOELLE 

27



WllllOU 

LabtlU Addrt$S Owntr 
27 2311 ~CARROLL AVE GOOZJESUS 

28 2Jll NCARROLLA\'E OINK.\Wt ER ELIZABETH CAMERON 

29 lJU Rt:SKPL i\lCOLAOli CHRISTOPHER 

JO 2322 Rt.:SKPL OLIVEI.AA PETIRSOX S 

31 232; Rt.:SKPL JOH!\SON A.\JTHO:\f\ \\' 

32 2.36) X CARROLL AVE RITCHE'\ DA \10 & A.¼A.\'DA 

33 .U06 CAPITOL AVE MARTIN ROS'S « ~1ELISSA SHERRILL 

~ ~ CAPITOi. AV! MARit~ \'lRGL'M R 

3S -lSOO Rt:SKA\t Rt;SK A \'£m.t TOWXHOMES 

36 "~ Rt:SKA\"E GUPTAROHIT 

37 .&506 RUSK AVE DE.\JKER DO~AlD D II 

36 JS12 RUSK AVE HECK.'AAX ALLISO~ P 

39 JS16 RUSK A\'E WEBER ROB\,' KATHLEE~ 

40 4520 RCSK A\'E MAJtl."f CERMAX CHAVEZ & 

.u .&502 CAPITOL AH EICHLER ROX'NIE & 

,l2 23i0 X CARROLL AVE GROlI'.\1)5 LGBN RE\'OCABLE TRlJST 

43 605 RlJSKA\'E MCGREGOR JOI-C'-i TEEK 

J4 4507 Rt;SKA\'E GRAGSON F A.¼ll Y PROTECTIO~ 

.&S 4509 Rt:SKA\'E \\1tLIA.\1S TRACE'i 

,l6 4509 RUSKA\"E \\"HITE JACK AUSIDJ 

Ji mo X CARROLL A\~ LABELLE CATHEJUXE ELIZABETH & 

48 mo X CARROLL A VE BARTOLOMEI PAUL& ANGEL~ K 

J9 2310 X CARROLL AVE SECOLA MARY JOE 

50 2310 N CARROLL A \'E CATAL~A ROBERTO FA 

Sl 2310 X CARROLL AVE Y A.\;G HCA MA TT 

S2 231,l X CARROLL AVE CA.\;XO~ JOSEPH ODELL 

53 2JlJ XCARROLL AVE LEC01-ITE JOSHt:A S 

S4 231J X CARROLL AVE A.'mOCO JO~ F & 

ss 2JU X CARROLL AVE TATE JONATHA.\J 0 

S6 2 XCARROLtAVE ROOD\ ALEX 

Si 2~ N CARROLL AVE CHA.~Ci ISABEL 
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Label# Address Owner 
5S 2ll» X CARROLL AVE FRA TA.'ITONI Juut MARIE 

59 no~ ~CARROLL AVE KOROi DA.\1AL 

60 2~ ~CARROLt.AVE BA~OYOPADHY AY SHAMIK « PIUYANI<A 

61 2~7 ~ CARROLL AVE MELLMA~ CRATO MA TTH&W 

62 2l07 ~ CARROLL AVE 8RliBAKER CHRIS!OPHER 

63 ll07 NCARROLLAVE DALESSANDRO TIO 

64 2l07 ~ CARROLL AVE STE\'E~ CADEN & LEE ANNI 
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PUBLIC HEARING 

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

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

DATE: WEDNESDAY, MAY 22nd, 2024 

BRIEFING: 

HEARING: 

10:00 a.m. via Vldeoconference and in 6ES, Dallas City Hall, 1500 
Marilla Street https://blt.ly/boa0522 

1 :00 p.m. via Vldeoconference and in 6ES, Dallas City Hall, 1500 
Marilla Street https://blt.lyl boa0522 

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

BDA234-060(BT) Application of Nick Batey for (1) a special exception to the fence height regulations; 
and for (2) a special exception lo the 20-foot visibility obstruction regulations; and for (3) a special 
exception lo lhe 45-lool vlsiblllty obstruction regulations at 2323 N. CARROLL AVE. This property Is 
more fully described as Block K/0662, Lot 20, and Is zoned MF-2(A), which llmlls lhe height of a fence In 
the front yard to 4-leel; requires a 20-loot vlslblllly triangle at driveway approaches; and requires a 45-
loot vlslblllly triangle at street Intersections. The applicant proposes to construct and/or maintain an 8-
foot-hlgh fence In a required front-yard, which will require (1) a 4-loot special exception to the fence height 
regulations; to construct and/or maintain a slngle-lamlly residential fence structure In a required vlslblllty 
obstruction triangle, which will require (2) a special exception to the 20-loot vlslbllity obstruction 
regulation; and to construct and/or maintain a slngle-ramlly residential fence structure In a required 
vlslbillty obstruction triangle, which will require (3) a special exception to lhe 45-foot vlslblllty obstruction 
regulation. 

You have received lhis notice because you own propertywilhln 200 feet of the above property. You may 
be interested in attending the Board or 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. ~ 
wm be accepled until 9·00 am lbe day of tbe bearing ii you are unable to attend the hearing. II you 
choose lo respond, II Is lmportanl that you let lhe Board know your reasons for being In favor of or In 
opposition lo 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 vldeoconlerence and In SES at City Hall. Individuals who 
wish to speak In accordance with the Board of Adjustment Rules of Procedure by Joining the meeting 
virtually, must register onllne at https:1/blt.ly/BDA-B-Reolster by the close of business Tuesday, May 
21", 2024. All virtual speakers wlll 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 blt.lylcltyoldallastv or 
YouTube.com/CityolDallasCityHall 

Speakers at tho mooting aro allowed a maximum of throe minutes to address tho Board. 

Additional information regarding lhe application may be obtained by calling Bryant Thompson, Senior 
Planner at (214) 948-4205, or Mary Williams, Board Secretary at (214) 670-4127. Si desea inlormaci6n 
en espaiiol, favor de llama, al telelono a Mary Williams al (214) 670-4127. 

Board or Adjustment, Development Services 
320 E. Jefferson Blvd. Rm 210, Dallas, TX 75203 

PI.F:ASF: SF:~D RF:PLIF:S TO: 
BDArcnl)'@,faUMs.gov 

Letters will be received unlil 9:110 
am the day of the hearing. 

PLF:ASF: RF:C. ISTER AT: 
httns://bit.lv/BDA-8 -Rcgistcr 
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Services 

APPLICATION/APPEAL TO THE BOARD OF ADJUSTMENT 

case No.: BOA 

Data Relative to Subject Property: ____________ _ 

Location address: 2 32 3 N · Carroll Ave. 

20 K/662 0.08 Lot No.: ___ Block No.: _____ Acreage: _____ Census Tract: ___________ _ 

Street Frontage (in Feet): 1) 
4 5 81 2) ____ 3) ____ 4) ____ 5) __________ _ 

To the Honorable Board of Adjustment: 
Subdivisions Realty, LLC Owner of Property (per Warranty Deed): ________________________ _ 

Applicant: Nicholas Batey 

MailingAddress: PO Box 720549 

214-876-2505 
Telephone: ____________ _ 

75372 
Zip Code: __________ _ 

nick@lecomte.com 
E-mail Address:---------------------------------

Josh Lecomte 214 827 1431 Represented by: ________________ Telephone: ____ - __ -_______ _ 

PO Box 720549 75372 Mailing Address: __________________ Zip Code: __________ _ 

E-mail Address: __ J_· o_s_h_@_l_e_c_o_m_t_e_. c_o_m ______________________ _ 

Affirm that an appeal has been made for a Variance_, or Special Exception ~ of fence height, 4 5 ' 
visibility triangle and 20' visibility triangle (driveway) 

Application is made to the Board of Adjustment, in accordance with the provisions of the Dallas Development Code, to 
Grant the described appeal for the following reason: 

The variance will not be contrary to public interest and literal 
enforcement will result in unnecessary hardship. 

Note to Applicant: If the appeal requested in this application is granted by the Board of Adjustment, a permit must 
be applied for within 180 days of the date of the final action of the Board, unless the Board specifically grants a 
longer period. 

Affidavit 

Nicholas Batey Before me the undersigned on this day personally appeared _________________ _ 

(Affiant/Applicant's name printed) 
who on (his/her) oath certifies that 
he/she Is the owner/or prlnclpal/ 

e above statements are true and correct to his/her best knowledge and that 
ut z representative of the subject property 

Respectfully submitteo;· __ Aj--'--+~---lcc-,t1-:....._ ___ _ 

Subscribed and sworn to before me this 

N 

DEVELOPMENT SERVICES• BOA: 

DONNA J. JAY 
ary Public, State of Texas 
mm. Expires 11-19-2024 
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did submit a request for (1) a special exception to the fence height regulations, and for (2) a 
special exception to the visibility obstruction regulations, and for (3) a 
special exception to the visibility obstruction regulations 

at 2323 N Carroll Ave 

BDA234-060(BT) Application of Nick Batey for (1) a special exception to the fence height 
regulations; and for (2) a special exception to the 20-foot visibility obstruction regulations; 
and for (3) a special exception to the 45-foot visibility obstruction regulations at 2323 N. 
CARROLL AVE. This property is more fully described as Block K/0662, Lot 20, and is 
zoned MF-2(A), which limits the height of a fence in the front yard to 4-feet; requires a 
20-foot visibility triangle at driveway approaches; and requires a 45-foot visibility triangle a 
street intersections. 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; to construct and/or maintain a single-family residential fence structure 
in a required visibility obstruction triangle, which will require (2) a special exception to the 
20-foot visibility obstruction regulation; and to construct and/or maintain a single-family 
residential fence structure in a required visibility obstruction triangle, which will require (3) 
a special exception to the 45-foot visibility obstruction regulation. 

Sincerely, 
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CITY~ OOUS 

Posting of Notification Sign 

PER SEC SlA-1.106 Notification signs required to be obtained and posted 

Address: 
2323 N. Carroll Ave. 

----------------------------
Appeal Number: BDA _ i_3_4_ .. D~lcl)~-

All required notification signs must be posted on the property within fourteen ( 14) days 
after an application has been made, prior to the Board of Adjustment Hearing, and not 
be removed until the hearing ends. 

The sign must be posted at a prominent location adjacent to the public street, evenly 
spaced along each frontage, and easily visible from the street. Failure to properly post 
the sign(s) may result in either a postponement or denial of the appeal. 

All required notification signs have been received. One sign is required for each 500 feet 
or less of frontage, or every tract of five ( 5) acres or less, with a maximum of five ( 5) 
signs required. The cost of each sign is $10.00. 

45' & 81' 
Footage of each street frontage: __________ _ 

Number of acres: 
0.08 

--------------
2 

Number of signs received: _________ _ 

DEVELOPMENT SERVICES• BOARD OF ADJUSTMENT i REV 08.21.2023 ! 
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CITY ~ DfJJ..l,S 

AFFIDAVIT 

Appeal number: BDA _ a __ 3~l}-----+-----'O~ tD._0 _ _ 
Subdivisions Realty, LLC I, ______________________ _, Owner of the subject property 

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

2323 N. Carroll Ave. 
at:-----------------------------------

(Address of property as stated on application) 

Authorize: 
Nicholas Batey 

---------------------------------
(Applicant's name as stated on application) 

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

___ Variance (specify below) 

__ x_Special Exception (specify below) 

Other Appeal (specify below) ---

Specify: _s_p_e_c_i_a_l_e_x_c_e_p_t_i_o_n __ t_o_f_e_n_c_e __ h_e_i_g_h_t_, _4_S_'_v_i_' s_i_· b_i_l_i_t_y_t_r_i_a_n_g_l_e __ 

and 20' visibility triangle (driveway). 

Print name of property owner or registered agent er or registered 

agent Date -~.Jo<-.k./------'~ S=-"'-/_)_1j~--
rsigned, on this day personally appeared 

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

knowledge. Subscribed and sworn to before me this d 5-1±: day of 

fl\_Av&-i 

Texas 

DEVELOPMENT SERVICES• BOARD OF ADJUSTMENT I REV 08.21.2023 
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a 
CITY OF DALLAS 

JANUARY 16, 2024 

ADDRESS: 2323 N CARROLL AVE 

RE: DCAD # 00000119542000000 

DEAR SIR/MADAM, 

No information was found responsive to your request for identification of City liens in the records 
of Special Collections. This response does not constitute legal advice regarding the status of the 
real property at 2323 N CARROLL AVE. There may be additional liens of record in the County 
Clerk's office. This response is made to your request for public information and constitutes 
neither estoppel against the City of Dallas nor relinquishment, waiver, release, or other change 
in any lien interest of record. 

her questions please contact Special Collections at 214-670-3438. 

9 ec1al Collections Division 
Dallas Water Utilities 

1500 MARILLA STREET SUITE 2DS 
DALLAS, TEXAS 7520 I 35
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N ,CA.(, B~ - Z-1-'t - t7 (.,-U Os: 
r\ l cM..@ l_.i (.() V\i\'~ . (..0 I"'-

REFERRAL FORM FOR BOARD OF ADJUSTMENT 

APPLICANT: OWNER: 

ZIP: 
LOT: ZONING: 

~ Variance □ Special Exception 
□ Yard setback □ Fence height and standards 
□ Lotwidth □ Visibility triangle obstructions 
□ Lot Depth □ Parking demand 

□ Lot Coverage □ Landscaping 

□ Floor area for accessory structures for single □ Additional dwelling unit for a 

family uses single-family 

□ Height □ Carport 

□ Minimum width of sidewalk 

□ Off-street parking 

□ Off-street loading 

□ Landscape regulations 

~ Other 

□ Non-conforming use 

□ Other 

Please list the City of Dallas Development Code(s) this project is non-compliant with: 

Alternative resolutions discussed/offered: 

Referred by: Qu,\,,,-h),,, ft., f/ ~ Contact: J. I '1-'/'(t{:-'IS / S Date: ILIC. /).,'1 

D 
***FOR INTERNAL USE ONLY*** 

'/ LJ .) ' j REV 01.16 2023 

1

1il~l'
1 

~'2.~0CD 
.l.111 l. . 
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BOARD OF ADJUSTMENT WEDNESDAY MAY 22, 2024 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA234-062(CJ) 
 
BUILDING OFFICIAL’S REPORT: Application of Karina Avila for (1) a special exception to the 
fence height regulations, and for (2) a special exception to the fence opacity regulations at 10576 
SHILOH RD. This property is more fully described as Block 1/7314, Lot 12, and is zoned R-7.5(A), 
which limits the height of a fence in the front-yard to 4-feet; and requires a fence panel with a 
surface area that is less than 50 percent open not be located less than 5-feet from the front lot 
line. The applicant proposes to construct and/or maintain a 6-foot-high fence in a required front-
yard, which will require (1)  a 2-foot special exception to the fence height regulations; and to 
construct and/or maintain a fence in a required front-yard with a fence panel having less than 50 
percent open surface area located less than 5- feet from the front lot-line, which will require (2) a 
special exception to the fence opacity regulations.   

LOCATION:    10576 Shiloh Rd.   

APPLICANT:  Karina Avila 

REQUEST: 

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

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

Section 51A-4.602(b)(2) of the Dallas Development Code states that the board may grant a 
special exception to the fence height regulations when in the opinion of the board, the special 
exception will not adversely affect neighboring property. 

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

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

STAFF RECOMMENDATION:  

Special Exceptions (2): 

No staff recommendation is made for a special exception. 
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BACKGROUND INFORMATION: 

Zoning:      

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

Land Use:  

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

BDA History:   

No BDA history 

GENERAL FACTS/STAFF ANALYSIS: 

• The application, for the Karina Avila property located at 10576 Shiloh Road focuses on 2 
requests relating to the fence height and fence standards regarding opacity.  

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

• Secondly, the applicant is requesting a special exception to the fence standards 
regulations regarding opacity 

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

• As gleaned from the submitted site plan and elevations, the applicant is proposing to 
maintain a 6-foot high fence around the circumference of the property at 10576 Shiloh 
Road. 

• The fence is material is board on board wood.   

• It is imperative to note that the subject site is a corner lot, and it has double street frontage 
on Shiloh Road and Ferguson Road. 

• Based upon staff’s analysis of the surrounding properties, there are a few homes along 
Shiloh Road and Ferguson Road with fences and gates in the required front yard and/or 
some form of vegetation serving as a screening mechanism. 

• Per staff’s review of the subject site, it has been confirmed that the fence surrounding the 
circumference of the property 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 Dallas Development Code also states that no fence panel having less than 50 
percent open surface area may be located less than 5-feet from the lot line.  

42



• 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. 

• Granting the special exceptions to the fence standards relating to height and opacity 
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: BDA234-062 at 10576 Shiloh Rd. 

Timeline:   

March 21, 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. 

April 10, 2024:  The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel B. 

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

• an attachment that provided the hearing date and panel that will 
consider the application; the April 26 , 2024, deadline to submit 
additional evidence for staff to factor into their analysis; and May 
10, 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. 

May 2, 2024: The Board of Adjustment staff review team meeting was held regarding 
this request and other requests scheduled for the May public hearings. 
Review team members in attendance included: The Board of Adjustment 
Chief Planner/Board Administrator, the Board of Adjustment Senior 
Planner, Project Coordinator, Board Secretary, Conservation District Chief 
Planner, Chief Arborists, Zoning Senior Planner and Transportation 
Engineer 
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AERIAL MAP 
1 :1,200 

Case no: BDA234-062 

4/18/2024 Date: ____ _ 
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R-7.S(A) 
CASSANDRA WAY 

ZONING MAP 
1 :1,200 

Case no : BDA234-062 

4/18/2024 
Date: -----~ 
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The number 'O' indicates City of Dallas Ownership 

NOTIFICATION 
AREA OF NOTIFICATION 

NUMBER OF PROPERTY 
OWNERS NOTIFIED 

Case no: _B_D_A_2_3_4_-0___;_6_2_ 

4/18/2024 Date: _______ _ 
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I 
04/18/202:/ 

Label # Address 

1 10576 

2 10625 

3 10605 

4 10609 

5 10581 

6 10577 

7 10574 

8 10580 

9 10565 

10 10559 

11 10625 

12 10619 

13 10615 

14 10564 

15 10570 

16 10618 

17 10558 

18 10707 

1 :1 ,200 

Notification List of Property O,vners 

BDA234-062 

18 Property Owners Notified 

Owner 

SHILOH RD AVILA KARINA 

FERGUSON RD WRANGLER HOLDINGS LLC 

FERGUSON RD MARTIN DAWNE 

FERGUSON RD JARAMILLO HILDA ARACELY & 

FERGUSON RD DANIEL CO1'11\.1JE LOUISE JONES 

FERGUSON RD MAGEE FAYE 

FERGUSON RD BELITERE NICHOLAS SR 

FERGUSON RD OJEDA VICTORIA 

SHILOH RD JOYA OSCAR& 

5HILOHRD STIRLING DANIELLE C 

CASSAJ'\JDRA WAY HOGUE RANDY K 

CASSAJ'\JDRA WAY UNDERHILL BETTY 

CASSAJ'\JDRA vVA Y OLIVARES MARYBEL PEREZ 

SHILOH RD ABRAHAM LUZ G 

SHILOH RD WILLIAMS MARK Al.'\J'THONY 

FERGUSON RD cru JOSEY LTD 

SHILOH RD ZJM ENTERPRISES INCORPORATED 

FERGUSON RD MESQUITE CREEK DEVELOPMENT INC 

NOTIFICATION 
AREA OF NOTIFICATION 

NUMBER OF PROPERTY 
OWNERS NOTIFIED 

BDA234-062 

4118/2024 0.1t; ____ _ 
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PUBLIC HEARING 

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

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

DATE: 

BRIEFING: 

HEARING: 

WEDNESDAY, MAY 22••, 2024 

1 0:00 a.m. via Vldeoconference and in 6ES, Dallas City Hall, 1500 
Marilla Street https://blt.ly/boa0522 

1 :00 p.m. via Vldeoconference and in 6ES, Dallas City Hall, 1500 
Marilla Street. https://bit.ly/boa0522 

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

BDA234-062(CJ) Application of Karina Avila for (1) a special exception to lhe fence height 
regulations, and for (2) a special exceptioo to the fence opacity regulations at 10576 SHILOH RD. 
This property is more fully desc ribed as Block 1/7314, Lot 12, and is zoned R-7.5(A), which limits 
the height of a fence in the front yard to 4-feet and requires a fence panel with a surface area that is 
less than 50 percent open not be located less than 5-feet from the front lot line. The applicant 
proposes to construct and/or maintain a 6-foot-high fence in a required front-yard, which will require 
(1) a 2-foot special exception to the fence height regulations; and to construct and/or maintain a 
fence in a required front-yard with a fence panel having less than 50 percent open surface area 
located less than 5- feet from the front lot line, which will require (2) a special exception to the fence 
regulations. 

You have received lhis notice because you own property wilhin 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 con.tact the Board of Adjustment by email to BDAreply@dallas.gov. w= 
will he accepted until 9-00 am 1be day of lhe bearing, if you are unable to attend the hearing. If you 
choose to respond, it is importan1 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 wilhin lhis notice may be subject to change. 

The Board of Adjustment hearing will be held by videoconference and in 6ES at City Hall. Individuals who 
wish to speak in accordance with the Board of Adjustment Rules of Procedure by joining the meeting 
vi rtually, must register online at https://blt.ly/BDA-B-Register by the close of business Tuesday, May 
21 st, 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.ly/cityofdallastv or 
YouTube.com/CityofOallasCityHall 

Speakers at the meeting are allowed a maximum of three minutes to address the Board. 

Additional information regarding the application may be obtained by calling Cambria Jordan, Senior 
Planner at {214) 94S-4476, or Mary Williarns, Board Seerelary al (214) 670-4127. Si desea infoimaei6n 
en espaiiol, favor de llama, al telefono a Mary Williams al (214) 670-4127. 

Board of Adjustment, Development Services 
320 E. Jefferson Blvd. Rm 210, Dallas, TX 75203 

PLEASE SE'-1D REPLIES TO: 
BDAreoly{a'dallas.gov 

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

PLEASE REGISTER AT: 
hltps://bil.h-/BDA-8 -Regisler 
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ent Services 

Data Relative to Subject Property: ____________ _ 

Location address: \O'";)l(p ?bi\c:b ::Q.d 
LotNo.: \'2. BlockNo.: 1/J:314 Acreage:~O~,~L=C\ __ CensusTract: ___________ _ 

Street Frontage (in Feet): 1) ~ ~ ~ ) \ \ZS 
To the Honorable Board of Adjustment: 

3} ____ 4) ____ 5) __________ _ 

Owner of Property (per Warranty Deed): _\f\~~~V:~l~Y\~O..~~A~v~•~' °'~---------------

Applicant: V\ari Y\C\ A-va\G\ Telephone: l.fiPC\- :Z.19- 9 \80 
Mailing Address: \0451(o Shi\oh 12.d Dalw.sl TX ZipCode:_]~5~Z~Z~8 _____ _ 

E-mail Address: k,cly I 0(,l{A,\t l k, l2. 't l @ C'irY\CA,d I C()ffi 

Represented by: ________________ Telephone: ____________ _ 

Mailing Address: _________________ ____;Zip Code: __________ _ 

E-mail Address:-----------------------------=---­

Affirm that an appeal has been made for a Variance_, or Special Exception ~of add,~ 2 ft 
tc :\b~ t enc e. he., "1b+ o.nd ad c\, 09 op pa. Lit:~ • 

Application is made to the Board of Adjustment, in accordance with the provisions of the Dallas Development Code, to 
Grant the described appeal for the following reason: 

I ™ WY\c.e,yk"eel \D'f rn~ km\\,{.s so£~.\:'f dlAt to :\:he. \Olk cf pI,YU:.-'f 

<?;M ~00~\'.'.\½ Q)(eOSlAYl to ::fue rom~\~ss inc\,Vid,HA\S -±Wit COO!>:hM1Hv 
,\"\~~<' ne~r OIA 'n.c::.rne . I 

Note to Applicant: If the appeal requested in this application is granted by the Board of Adjustment, a permit must 
be applied for within 180 days of the date of the final action of the Board, unless the Board specifically grants a 
longer period. 

Affidavit 1· 

Befo,e me the ••de,s;goed o• tMs day pe,so•ally appea,ed t< Cl l J Q /J. /tA A C{ 

(Affiant/ Applicant's name printed) 
who on (his/her) oath certifies that the above statements are true and correct to his/her best knowledge and that 
he/she is the owner/or principal/or authorized resenta • e'of the subject property 

Subscribed and sworn to before m 
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I hereby certify that 

Building Official's Report 

KARINA AVILA 
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Ill f» ;;o - m 

I ::!. C O :!i: I :::s C') cc ozo ., 
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;;o en m :!i: 
C -I-< 0 
C1) :!i: -I "Tl 
:::s m :::c 
c;;· Zm 
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did submit a request for (1) a special exception to the fence height regulations, and for (2) a 
special exception to the fence height regulations 

at 10576 Shiloh Rd 

BDA234-062(CJ) Application of Karina Avila for (1) a special exception to the fence height 
regulations, and for (2) a special exception to the fence opacity regulations at 10576 
SHILOH RD. This property is more fully described as Block 1/7314, Lot 12, and is zoned 
R-7.5(A) , which limits the height of a fence in the front yard to 4-feet and requires a fence 
panel with a surface area that is less than 50 percent open not be located less than 5-fee­
from the front lot line. The applicant proposes to construct and/or maintain a 6-foot-high 
fence in a required front-yard , which will require (1) a 2-foot special exception to the fence 
height regulations; and to construct and/or maintain a fence in a required front-yard with a 
fence panel having less than 50 percent open surface area located less than 5- feet from 
the front lot line, which will require (2) a special exception to the fence regulations. 

Sincerely, 
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CITY OF Dt.UAS 

Posting of 1otification Sign 

Address: 

Appeal Number: BDA 

Sh-~ /{),___--'----UI''-'------ - -

b{3lf-()tL 

All required notification signs must be posted on the property within fourteen ( 14) days 
after an application has been made, prior to the Board of Adjustment Hearing, and not be 
removed until the hearing ends. 

The sign must be posted at a prominent location adjacent to the public street, evenly spaced 
along each frontage, and easily visible from the street. Failure to properly post the sign(s) 
may result in either a postponement or denial of the appeal. 

All required notification signs have been received. One sign is required for each 500 feet 
or less of frontage, or every tract of five (5) acres or less, with a maximum of five (5) signs 
required. The cost of each sign is $ I 0.00. 

rL /'>f-1 Footage of each street frontage: _ _z;......::,,,c.._ _ _ , _ _ ~ -=----

Number of acres: /), ~ _,__ _ ___ ______ _ 

Number of signs received: 

~~s~ tM l. ·· · 1gnature o app 1cant or person rece1vmg signs 
~~ Zt., • Zo i,t(__ 

Date 

11 
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SHIPPED RECEIVED . 
DATE: j!)·;)J:-} b DATE: I~- \~ .c 

ANNEXED AUG. 24 1953 ORD. N0_~59~1~0~--

SURVEY--"T.'-'-T~H~0~M~A~S=---------- ABST---'1~4~6~1 __ 
Z. MOTLEY 1021 

H.C. DAVIS 

RECORDED. 10-21-53 

sueo'N BLK . 1/7314 LOT 13 FILED: 12-1-72 

\ 

CITY OF DALLAS PLAT BOOKS 
THRU 3 

ADDITION COUNTRY CLUB PARK NO. I (PART} BLOCKS _ ___ 7:....><.3~14.,__ ___ ___ _ 

SCALE_JQQ_FT. EQUALS I INCH SCHOOL DALLAS 

COUNTRY 
ADDI TIO~ ,o. I 
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N.33•53'05"W. 

-:.\ 
'\ 

o.4 735 AC • \ 
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A.E. • 4 • X 30' ANCHOR EASEMENT. 
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REFER~AL FORM FOR BOARD OF ADJUSTMENT 

APPLICANT: A V ::.t LA Khf" •. t\.i._ I OWNER: A\J:tLtii ~ ,r·,I'\ ,__ 

ADDRESS: 10 S-) ~ c;_(... ·J o"' I STATE: , .... I ZIP: 

LOT: t.i- I BLOCK: l -, ~ lc...t I ZONING: ~ , . ~ 
□ Variance □ S~ecial Exce~tion 
□ Yard setback ~ Fence height and standards 

□ Lot width □ Visibility triangle obstructions 

□ Lot Depth □ Parking demand 

□ Lot Coverage □ Landscaping 

□ Floor area for accessory structures for single □ Additional dwelling unit for a 

family uses single-family 

□ Height □ Carport 

□ Minimum width of sidewalk □ Non-conforming use 

□ Off-street parking □ Other 

□ Off-street loading 

□ Landscape regulations 

□ Other 

Please list the City of Dallas Development Code(s) this project is non-compliant with: 

Description : __ W=--_"'-;_~.:.._-'___..s ___ __:G,;__-f__,__-t.,_. __ _,{ e.......;:_-e_ ,_:c..,:_-=-. __ __.:.:~ :._::v _"'.:...._ __ h_ A_ i __ --'0--'-o _ \,-'----'-'\.)'-'-\ ,,,_l. _ 

Alternative resolutions discussed/offered: 

Referred by: A ~I.... o-.. 1 C. SI"\!'. • ~.} Contact: ____________ Date: '3> - ½ • J '-{ 

'**FOR INTERNAL USE ONLY**' 
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To whom it may concern 

I think it would be a great help and wonderful security measure if our neighbors were to 
put up a fence as we have had many issues of people, lumping our fence at night and 
___ : .......... : ......... .-. -. . .... L -. -.1 . .. --. --' .... -.: .......... -.-. .t.-. ... -.- ---.-: ........... ··- J.-- ----· L-.--1. -'---- ---1 ---·· L-- .... 1---· -L 
l.,;Ullllll!:J llllU UUI Uct1.,;r-yct1U !:JUlll!:J ct::> lctl ct::> l.,;Ullllll!:J U~ lU UUI Uctl.,;1" UUUI ctllU UUI UH::ctM::1 Ul 

our house we have also had a car break in. So I believe it would be a wonderful addition 
to making our home and their home feels safe, especially since we both have kids, and 
for their protection to have a privacy fence would be a huge benefit. We have had so 
many issues with homeless people camping out in the alleyway, walking up and down 
nninn ~c f~r ~c ccu::1inn cnmc.nnc. cit the.re. ~nri rin rin inc en tn nrntc.r'T n11r r'hilrirc.n frnrn 
;;,~" •;;, -~ ·-· -~ ~~~ .. ';;I ~~- '-~~- -~ ~-- .. -~· ~ -· -~ ~~ ~- ~;;,~, ~~ -~ , .... ~-~~- ~~- ~- ... ~. ~-' '' ~- '' 

that I think a privacy fence would be a wonderful thing for our neighbors to put up. We 
have called the police and they do not come so I seriously hope you approve this as 
safety is a top priority and with all the things mentioned above that have happened they 
are just trying to protect their family 

Thank you 
Katelynn Eichenberg 
10570 Shiloh rd 
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- .. . . . . . . 

< 
~d::>d v1t::w f,cc1~i1uuff1uuu -

DaHas, Texas 
... 

L nn Al, :J 6, 202 3 • /ji: 

Anyone know who to call if you have {I'm guessing) 
hl"\mol,:,e:c: nor,nl.a r.:::imnorl hohinrl \1r,1 ,r hr,, ,co in tho 

aJly? Called the police hours ago but haven't seen 
anything .... 

r.D like Q Comment 0 Send 

Top comments v 

- Hit the request button then homeless 
solutions then homeless encampment. 
Snap a few photos of whatever structure 
4L- •• L- •• - ---~ ···- 1 A-1~- -··-- ··-·· 1:_.1. :_ 
\.11\.,.:f lie.AV\., ,..,U\. UJJ• IVIC,H'\.\., JUI\., .:fVU ll~L Ill 

description (in aiiey oehind house) or 
something then submit. Normally takes a 
week or two. Don't bother police with it 
unless they turn violent. Or start jumping 
yuu; 1\::11~~ UI ::,u111t:llllll':::!. 

30w Like Reply 10 

Wintress Ross 

Adrian Salazar second this. 

Robert Hall 

~ • 

V\lltlC: 0 \.,UlllfllC11L •. 

I'-' 

Rules 

r:.-.:~ ,~. 
e'.'.J~ 

~l\~hloor 7os\ed 

Compkdnt on nef9hkx>rhcxxl 
Fa.ce\o o \c ~n, u..p . tJt )( + dDoY 
f\e\~\-\\oo, Q l0':)70 CShi\On k?d, 
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< 
- ... . . . . . 
va·:,a Vlt:VV l'llt:l~IIUUI IIUUU -

Dallas, Texas ••• 

Kate Lynn • At;g 6, 2023 • (ii) 

Robert Hall 

year to get the city to do 
anything about the homeless 
incampment on Gus 
Thomason. Thev will out the 
I I ol I , 
..-,, 1 r r'fllJr-"I ,-,,--. , ,..,,~ ~,--,,,-y1~ ,-,,11,r"''l~ r 1 , -,, 

move them. Homeless 
Solutions is a joke. They come 
offer help. But that's as far as it 
will nn Thi=> hi=>c:t rli=>::11 ic: tn r::111 

~ 

•i-- ___ i; __ -· ·-- ---...i -··-- ... : i ..._.___,, 
f..llW t,,'VIIV\,, VV'-,,,1 UIIV vvwt ~II "'''"-'Y 

come out. Then post no 
trespassing signs up. The city 
is really no help. 

".:JOw Like Reply 39•-· 

Adrian Salazar 

Robert Hall only took a week 
for the recurring one by me. 
Trick is you gotta rnport it when 

it's small. If you wait for it to 
turn into a camp then it's 
gonna be harder for city 
services to do anything. You're 
!uckv if vou oet DPD to show 
up for anything especially 
homeless solutions. 

Rules 

tu J vvrne a commem: ... 

L·•-.-• 4,---~ '-'-~---- f\n .... ,I ♦-..- ,I Ii-,,-..,_,.. 
-Vlt I VIII , ........ ,,...,V ,,,,._., 1 ..... 1 11 ••V<IV 
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1'-~1111~1 I.Vll"-4, -.....11.~1111-~Vl!"-4,V 1-:::.;;,y~11,,;,.,'-'•V....,III/ 

To; <karinaavila91@yahoo.com> 

Date Today at 4:32 PM 

Sent from Yahoo Mail for iPhone 

59



To: 

1,J, ______ n ...... , __ -·----·-----.. , ..... ,1.•.,:~------ --m-
• ,..,.,,,, ,._. '''"'"' '"C4'" 1ciciv1iel~ '\\o/ya;RJ.:,,:t;V , ;_;, ~ 

<karinaavila91@yahoo.com> , , 
• I 

'. 
Date Today at 4:29 PM 

; 

Sent from Yahoo Mail for iPhone 
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information provided by the client. CBG Surveying Texas, 
LLC has not researched the land title records for 

FLOOD NOTE: According to the F.I.R.M. No. 48113C0360L, this property does Ile In 
Zone X and DOES NOT Ile within the 100 ear flood zone. 

the existence of easements, restrictive covenants or 
other encumbrances. 

Date: -------

Accepted by: ___________ _ 
Purchaser 

Purchaser 

This survey ls made In conjunction with the Information provided by The Client. Use of this 
survey by any other parties and/or for other purposes shall be at user's own risk and 
any loss resulting from other use shall not be the responslblllty of the undersigned. This ls 
to certify that I have on this date made a careful and accurate survey on the ground of 
the subject property. The plat hereon Is a correct and accurate representation of the 
property lines and dimensions are as Indicated; location and type of buildings are as 
shown; and EXCEPT AS SHOWN, there are no visible and apparent encroachments or 
protrusions on the ground. 

Drawn By: __ A_T __ 

Scale: 1" = 20' 

Date: 03/11/2024 

GF No.: 
GFN 

Job No. 2403531 

419 Century Plaza Dr., 
Houston, TX 77073 
P 214.349.9485 
F 214.349.2216 
Firm \Jo. 1 0194280 
www.cb txllc.com 
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BOARD OF ADJUSTMENT WEDNESDAY, MAY 22, 2024 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA234-064(CJ) 
 

BUILDING OFFICIAL’S REPORT: Application of Jonathan Vinson for (1) a special exception to 
the fence height regulations at 6131 CHURCHILL WAY. This property is more fully described as 
Block A/7451 Lot 1A and is zoned R-16(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:    6131 Churchill Way   

APPLICANT:  Jonathan Vinson 

REQUEST: 

(1) 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(b)(2) of the Dallas Development Code states that the board may grant a 
special exception to the fence height regulations when in the opinion of the board, the special 
exception will not adversely affect neighboring property. 

STAFF RECOMMENDATION:  

Special Exception (1): 

No staff recommendation is made on this or any request for a special exception.  

BACKGROUND INFORMATION: 

No BDA history: 

No BDA History found within the last 5 years at this subject site.  

Zoning:      

Site: R-16 (A) (Single Family District) 
North: PD 93 Zoning District  
East: R-16 (A) (Single Family District) 
South: PD 368 Zoning District 
West: PD 123 Zoning District 
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Land Use:  

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

Square Footage: 

This lot contain 89,298 of square feet  

GENERAL FACTS/STAFF ANALYSIS: 

 The application, for the Jonathan Vinson located at 6131 Churchill Way focuses on 1 
request relating to the fence height regulations.  

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

 The subject site is a synagogue with properties to the north, south, and east are all 
developed with single-family homes. The property to the west is a school.  

 As gleaned from the submitted site plan and elevations, the applicant is proposing to 
construct and maintain an 8-foot-high fence around the back and around the entire 
property at 6131 Churchill Way. 

 The applicant has stated that the proposed 8-foot fence will be an addition for privacy and 
security for congregation, children and staff at Congregation Shaare Tefilla - Dallas. 

 Based upon staff’s analysis of the surrounding properties, the school directly across the 
street as well as a few of the homes along Whitley Lane has some form of vegetation 
serving as a screening mechanism.  

 It is imperative to note that the subject site is a corner lot, and it has triple street frontage 
and three front yards; Churchill Way, Whitley Lane and Turner Way 

 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.  

 Granting the special exception to the fence 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: BDA234-064 at 6131 Churchill Way 

Timeline:   

March 21, 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. 

April 10, 2024:  The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel B. 
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April 24, 2024:      The Development Services Department Senior Planner emailed the applicant 
the following information:  

 an attachment that provided the hearing date and panel that will 
consider the application; the April 26 , 2024, deadline to submit 
additional evidence for staff to factor into their analysis; and May 
10, 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. 

May 2, 2024: The Board of Adjustment staff review team meeting was held regarding 
this request and other requests scheduled for the May public hearings. 
Review team members in attendance included: The Board of Adjustment 
Chief Planner/Board Administrator, the Board of Adjustment Senior 
Planner, Project Coordinator, Board Secretary, Conservation District Chief 
Planner, Chief Arborists, Zoning Senior Planner and Transportation 
Engineer 
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ASPGREN BRADFORD PA & 

12500 PRESTO .· HOlvIBOVVNERS 

PRK PLANNING LLC 

ALTICK FRANK JOSEPH JR & 

GREENBERG JEFFREY E & 

W\ SHLOMO&IL ·. · A 

· G9LLC 

Fll\ffi RICHARD J & LA URA T 

INSTITUTE FOR AEROBICS 

COOPER INSTITUTE THE 

MISSIO • LAfQUE FRANCAISE 
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PUBLIC HEARING 

BOARD OF ADJUSTMENT OF THE CITY OF DALLAS ·(PANEL B) 

NOTICE IS HEREBY GIVEN that the BOARD OF ADJUSTMENT OF THE CITY OF DALLAS 
(PANEL 8 ) will hold a hearing as follows: 

DATE: WEDNESDAY, MAY 22nd
, 2024 

BRIEFING: 

HEARING: 

10:00 a.m. via Videoconference and in 6ES, Dallas City Hall, 
1500 Marilla Street. https://bit.ly/boa0522 

1 :00 p.m. via Videoconference and in 6ES, Dallas City Hall, 
1500 Marilla Street. https: //bitly/boa0522 

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

BDA234.:064(CJ) Application of Jonathan Vinson for (1) a special exception to the fence height 
regulations at 6131 CHURCHILL WAY. This property is more fully described as Block A/7451 
Lot 1A and is zoned R-16(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. 

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 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 in 6ES at City Hall. 
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://biUv/BDA-B-Register by the 
close of business Tuesday, May 21 '1, 21024. AH 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 bjt ly/cjtyofdaUastv or YouJube com/CjtyofPaUasCjtyHaU 

Speakers at the meeting are allowed a maximum of three minutes to address the Board. 

Additional information regarding the application may be obtained by ,calling Cambria Jordan, 
Senior Planner at (214) 948-4476, or Mary Williams, Board Secretary at (214) 670-4127. Si 
desea ,informaci6n en espanol, favor de llamar al telefono a Mary Williams al (214) 670-4127. 

Board of Adjustment, Development Services 
32·0 E. Jefferson Blvd. Rm 210, Dallas, TX 75203 

BDAreply@'dallas.go 
Letters will be recei ed until 9:00 

am the da_ of the hearing. 

PLEA, E REGL TER AT: 
http. ://bit.ly/BDA-B-Register 
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Services 

Data Relative to Subject Property:_____________ Date: 
'----+---------+'" 

Location address:6131 Churchill Way Zoning District: _R_-_1..---.:_··-··.;.;.·· ;.;.;" ';.;.;··.;.;.··=·--=··=···= .. ="=···=· ~ 
Lot No.: 1 A Block No.: A/7 451 Acreage: 2 • 050 Census Tract: _1_3_2_._0_1 _______ _ 

StreetFrontage{inFeet):1)257.85 2)374.07 3) 170.63 4) _ __ 5) ________ _ 

To the Honorable Board of Adjustment: 

Owner of Property (per Warranty Deed): Congregation Shaare Tefi Ila 

. ·, ...... ,.A.-n\A,...~ l· A 1• ogregation-SRaare TefiHa-t,:James Davis, Presidentf.T I h (972) 661-0127 \JU"-'T'1~•'-l pp1can : __________________ eep one: _ _ __________ _ 

\ji~~ON MailingAddress: 6131 Churchill Way, Dallas, Texas ZipCode:_7_5_2_3_O ______ _ 

E-mail Address: jamesdavisOO@g mail. com 

R t db Jonathan VinsonNictoria Morris/Jackson Walker, L.L.P. T I h (214) 953-5941 epresen e y: ________________ e ep one: ____________ _ 

Mailing Address: 2323 Ross Avenue, Suite 600, Dallas, Texas Zip Code: _7_5_2_0_1 _______ _ 

E-mail Address: jvinson@jw.com 

Affirm that an appeal has been made for a Variance Dor Special Exception 0 of 4' to the fence height regulations of 
Sec. 51A-4.602 (a)(2) to allow an 8' open fence in the required front yard. 

Application is made to the Board of Adjustment, in accordance with the provisions of the Dallas Development Code, to 
Grant the described appeal for the following reason: 
The requested special exception will in no way adversely affect neighborhing property, as will be demonstrated 

with supplemental information. 

Note to Applicant: If the appeal requested in this application is granted by the Board of Adjustment, a permit must 
be applied for within 180 days of the date of the final action of the Board, unless the Board specifically grants a 
longer period. 

Affidavit 

Before me the undersigned on this day personally appeared Jonathan G. Vinson 

{Affiant/Applicant's name printed) 
who on (his/her) oath certifies that the above statements are true and correct to his/her best knowledge and that 
he/she is the owner/or principal/or thorized representative of the subject property 

{Affiant/ Applicant's signature) 

Subscribed and sworn to before me this ~.}t., day of_F_e_b_ru_a_ry ____ ~ 2024 

,,,,· .,,,,. jQYLYN MARIE ADKINS 

:°';_. . . ::. No:ary Public, State of Texas 

r~:.__- . :.'f Comm. Expires 06-29-2024 
"',' /:' .. ~ 
,,,;,,-,.,,.,-' Notary ID 1417149 DEVELOPMENT SERVICES • BOARD OF ADJUSTMENT I REV 01.16.2023 
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BDA234-064(CJ) Application of Jonathan Vinson for (1) a special exception to the fence 
height regulations at 6131 CHURCHILL WAY. This property is more fully described as 
Block N7451 Lot 1A and is zoned R-16(A), which limits the height of a fence in the 
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CllY OF 0'1J..AS 

Posting of Notification Sign 

PER SEC SlA-1.106 Notification signs required to be obtained and posted 

Address: {ol3l cB½igc+tL-L \J\JA~ 
\ 

Appeal Number: BDA 2'3lJ:, Ota,Lf 

All required notification signs must be posted on the property within fourteen ( 14) days 
after an application has been made, prior to the Board of Adjustment Hearing, and not 
be removed until the hearing ends. 

The sign must be posted at a prominent location adjacent to the public street, evenly 
spaced along each frontage, and easily visible from the street. Failure to properly post 
the sign(s) may result in either a postponement or denial of the appeal. 

All required notification signs have been received. One sign is required for each 500 feet 
or less of frontage, or every tract of five (5) acres or less, with a maximum of five (5) 
signs required. The cost of each sign is $10. 00. 

Footageofeachstreetfrontage: .267 ', 31l/: of J1Q 1 

I I 

Number of acres: :l. DS-0 ---------------

Number of signs received: _ ___._,5_,,___ ______ _ 

S~~ cant or person receiving signs 

DEVELOPME, T SERVICES• BOARD OF ADJUSTMENT I REV 08.21.2023 I 
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a 
CITYCFINUIB 

AFFIDAVIT 

Appeal number: BDA ____ ~ 3_tJ_, _D_lo t.{ ___ _ 

I, James Davis, President of Congregation Shaare Tefilla 
(Owneror"Or:.,tee• ofpmperty as itappearsoa mo Wammty Dead) 

at: 6131 Churchill Way, Dallas, Texas 75230 

(Address of property as BtJl!cd on q,plication) 

Owner of the subject property 

Auth 
. Jackson Walker, l.L.P./Suzan Kedron/Jonathan Vinson onz.e: _____________________________ _ 

(Applicant's name as stated oo appliCllion) 

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

□ 
(71 

□ 

Variance (specify below) 

Special Exception (specify below) 

Other Appeal (specify below) 

~al exception to the fence height ragulations of Sec. 51A4.602(a}(2) to allow an 8 foot fence in the 
Specify: -=re=gt.iliedl=·.=..·=fro=n,.,_tva=ro..,_. ________________________ _ 

Congn,gatio,1 Shaan! Tefi!la, by: James Davis, President ~ 
Print name of property owner or registered agent Sign.a property owner or registered 

agent Date January 16 , 2024 

Before me, the undersigned, on this day personally appeared James Davis, President of Congregation Shaare Tefilla 

Who on his/her oath~ that the above statements are tru~--and correct to his1her best 

knowledge. S~ and sworn to before me this / b day of 

January 2024 

DEVELOPMENT SERVICES• BOARD OF ADJUSTMENT I REV 08.21.2023 
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VP Bui/dings & Grounds 

Dena Englander 
VP Membership 

Shelley Weiss 
VP Finance 

Malka Grebenau 
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Martin Appell 
Immediate Past President 

Directors 
Mickey Barr 
Mordechai Langer 
Sharon Lipinsky 
Zoe Pulitzer 
Dalia Rosenberg 
Ariella Rush 
Yuki Tsaroya 

March 8, 2024 

Mr. Andrew Espinoza 
Director of Development Services 
Development Services Department- Board of Adjustment 
City of Dallas 
320 E. Jefferson Blvd., Rm. 210 
Dallas, Texas 75203 

RE: Congregation Shaare Te/ilia - Board of Adjustment Application 

Dear Mr. Espinoza: 

On behalf of Congregation Shaare Tefilla, a Texas nonprofit corporation (the 
"Corporation"), this letter is submitted to affirm that the undersigned~~ immyl"'v~ 
Davis, is the duly elected President of the Corporation, and to affirm that Jame~ 

Davis (the "Authorized Signatory") is authorized by the Bylaws and by the Board 
of Directors of the Corporation to prepare, execute and file, or cause to be 
prepared, executed, and filed, in the name and on behalf of the Corporation, an 
Application to the City of Dallas Board of Adjustment and any documents relating 

thereto or as such documents the Authorized Signatory may deem necessary or 
appropriate in connection therewith. 

CONGREGATION SHA~ 

By: ~~ 
Name:JVsOavis 

Title: President 

NOTARY STATEMENT 

Before me, the undersigned authority, on this day personally appeared Jimmy 
Davis, President of Congregation Shaare Tefilla, a Texas nonprofit corporation, 

known to me to be the person and officer whose name is subscribed to the above 
and foregoing instrument, and acknowledged to me that he executed the same for 
the purposes and consideration expressed and in the capacity therein stated. 

Given under my hand an~I office 
on this l.l day of M6JZ , 2024. 

SEAL 

,,,,
1~V'J 11,,, JENNA BRADDY 

f 
,, ,► , .... u~~ 

, If( . .A,.>;1;-i Notary Public, State of Texas 
i I~- ''i;-,'P{./l§ Comm. Expires 06-22-2024 
\i >:1;~ft,,.:- Notary ID 124516194 

' ••••• 
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BOARD OF ADJUSTMENT WEDNESDAY, MAY 22, 2024 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA234-018(DB) 

BUILDING OFFICIAL’S REPORT: Application of Peter Kofoed represented by Melissa 
Miles (1) to appeal the decision of the administrative official at 7217 BROOKSHIRE CIR. 
This property is more fully described as Block 6/6586, Lot 1, and is zoned R-16(A), which 
prohibits a private swimming pool from being constructed in the required front-yard. The 
applicant proposes (1) to appeal the decision of an administrative official in the denial of 
a building permit that was issued incorrectly by the development services department.   

LOCATION:    7217 Brookshire           

APPLICANT:   Peter Kofoed 

REPRESENTED BY:     Melissa Miles 

REQUEST:   

A request is made to appeal the decision of the administrative official in the denial of 
building permit 2203031044 that was issued incorrectly by the development services 
department.    

STANDARD FOR APPEAL FROM DECISION OF AN ADMINISTRATIVE 
OFFICIAL: 
 
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. 
 
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 ). 
 
Administrative official means that person within a city department having the final 
decision-making authority within the department relative to the zoning enforcement 
issue. Dallas Development Code Section 51A-4.703(a)(2). 

BDA History:   

BDA223-053; Special Exception to the fence height regulations; Denial 

BDA234-018; applicant requested case to be held over under advisement and be placed 
in the May docket. 
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Zoning:      

Site: R-16(A)-Single Family Zoning District 

North: R-16(A)-Single Family Zoning District 

South: R-13(A)-Single Family Zoning District 

East: R-16(A)-Single Family Zoning District 

West: R-13(A)-Single Family Zoning District 

Land Use:  

The subject site is developed with a single-family home. The surrounding properties are 
also developed with single-family homes.  

GENERAL FACTS/STAFF ANALYSIS: 

• The board shall have all the powers of the administrative official on the action 
appealed. The board may in whole or in part affirm, reverse, or amend the 
decision of the official. 

Timeline:   

November 27, 2023:  The applicant was sent a denial letter for permit number 
2203031044 which was incorrectly issued by Development Servies 
Department and is invalid.   

December 17, 2023:  The applicant submitted an “Application/Appeal to the Board of 
Adjustment” and related documents which have been included as 
part of this case report. 

December 18, 2023:  The Board of Adjustment Secretary randomly assigned this case to 
Board of Adjustment Panel B.  

December 22, 2023:      The Senior Planner emailed the applicant’s representative the 
following information:  

•  a copy of the application materials including the Building 
Official’s report on the application; 

• an attachment that provided the public hearing date and panel 
that will consider the application; the December 28th deadline to 
submit additional evidence for staff to factor into their analysis; 
and the January 5th, 2024 deadline to submit additional evidence 
to be incorporated into the Board’s docket materials;  
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• 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.” 

 December 28th, 2023:   The Board of Adjustment staff review team meeting was held 
regarding this request and other requests scheduled for the January public hearings. 
Review team members in attendance included: The Board of Adjustment Chief    
Planner/Board Administrator, the Development Services Senior Plans Examiner the 
Assistant City Attorney to the Board, the Senior Planner and Code Compliance staff. 

January 5, 2024: Documentary evidence (from the Assistant City attorney) was submitted; 
documents include history of permits and reviews, Building official’s brief  

January 17, 2024: Applicant requested a postponement; Accepted; will be placed on the 
docket dated February 21, 2024  

April 3, 2024:  Applicants applied to the City Plan Commission to replat a 1.13-acre tract of 
land and to remove an existing 40-foot platted building line along Brookshire Circle and to extend 
an existing 20-foot platted building line along the northwest line of Brookshire Drive to the property 
line. 

May 2, 2024: City Plan Commission denied the request for a replat and removal of building 
lines in case number S234-090. 
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R-16(A) 

ZONING MAP 
1 :1,200 

case no: BDA234-018 

12/27/2023 
Date: ----=-=----
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The number 'O' indicates City or Dallas Ownership 'I"# 

® NOTIFICATION 
1 200· I Cneno: BDA234-018 

AREA OF NOTIFICATION 

1 :1,200 ~ 
NUMBER OF PROPERTY Datt: 12/27/2023 

OWNERS NOTIFIED 
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' 11127/2023 

Label # Address 

1 7217 

2 7140 

3 7148 

4 7204 

5 7214 

6 7224 

7 7234 

8 7244 

9 7139 

10 7133 

11 7127 

12 7121 

13 7115 

14 7107 

15 7141 

16 7225 

Notification List of Property 0Jvners 

BDA234-018 

16 Property Owners Notified 

Owner 

BROOKSHIRE DR KOFOED PETER 

BROOKSHIRE DR KORNGUT IRWIN S & DEBRA A KORNGUT 

BROOKSHIRE DR UNELL STANTON M 

BROOKSHIRE DR SANDERS BETTY 

BROOKSHIRE DR LOROCCO PAUL & LOUISE 

BROOKSHIRE DR ROSEMAN JOSHUA S & DANA 

BROOKSHIRE DR STROYNOWSKl RYSZARD A & 

BROOKSHIRE DR WU MIN SHENG TRUSTEE & 

BROOKSHIRE CIR JAGODA JO KURTH 

BROOKSHIRE CIR CHEN WEIDONG 

BROOKSHIRE CIR LAVENDER JENNIFER LEIGH 

BROOKSHIRE CIR LABARBA JASON & LIANE H 

BROOKSHIRE CIR WHITE SUSAN L 

BROOKSHIRE CIR BARTO JOHN J & CHARLOTTE L 

BROOKSHIRE DR INGERTO CRAIG W & RACHEL B 

BROOKSHIRE DR MAMMEN SHAUN 
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AERIAL MAP 
1 :1,200 

cue no: BDA234-018 

12/27/2023 Dale: _ _.:._ __ _ 
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~OTICE OF ADMINISTRATIVE OFFICIAL APPEAL 

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

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

DATE: 

BRIEFING: 

HEARING: 

WEDNESDAY, MAY 22nd, 2024 

10:00 a.m. via Videoconference and in 6ES, Dallas City 
Hall, 1500 Marilla Street. https:Hbit.ly/boa0522 

1 :oo p.m. via Videoconference and in 6ES, Dallas City 
Hall, 1500 Marilla Street. https://bit.ly/boa0522 

The purpose of the hearing is to consider the following appeal(s) now pending 
before the Board of Adjustment. This item was held under advisement at the 
February 21•t, 2024 hearing. 

BDA234-01B(DB) Application of Peter Kofoed represented by Melissa Miles (1 ) to 
appeal the decision of the administrative official at 7217 BROOKSHIRE CIR. This 
property is more fully described as Block 6/6586, Lot 1, and is zoned R-16(A), which 
prohibits a private swimming pool in the required front-yard. The applicant proposes (1) 
to appeal the decision of an administrative official in the denial of a building permit that 
was issued incorrectly by the development services department. 

You have received this notice because you own property within 200 feet of the above 
property. You may be interested in attending the Administrative Official Appeal during 
the public hearing of the Board of Adjustment to hear both the applicant's and the 
administrative official's cases and testimony. Although the Administrative Official Appeal 
item is not open to the public at the hearing portion, you may speak during the Public 
Testimony portion of the Board of Adjustment's Public Hearing at 1 :oopm. Additionally, 
you may submit letters expressing your opinion on the subject of the appeal at 
BDAreply@dallas.gov. 

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

Additional information regarding the application may be obtained by calling Diana 
Barkume, Project Coordinator at (214) 948-4364, or Mary Williams, Board Secretary at 
(214) 670-4127. Si desea informaci6n en espanol, favor de llamar al telefono a Mary 
Williams al (214) 670-4127. 

Board of Adjustment, 
Development Services 
320 E. Jefferson Blvd. Rm 210, Dallas, TX 75201 

PLEASE SEND REPLIES TO: 
BDAreplv@dallas.go,· 

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

PLEASE REGISTER AT: 
https://bit.ly/BDA-B-Register 
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D~op, ID, 56DC8Dii/AF-B7CD-FESB3DF27C9C t Services 

APPLICATION/ APPEAL TO THE BOARD OF ADJUSTMENT 

Case No.: BDA.-=--~==~:::;:::!================l"'" D 
Data Relative to Subject Property: ~ J_ ,; ~ 
Location address: 7217 Brookshire Drive, Dallas, Texas 

Lot No.: 1 Block No.: 6/6586 Acreage: 24~ 

Street Frontage (in Feet): 1) 110 3) ____ 4) ____ 5) __________ _ 

To the Honorable Board of Adjustment: 
Peter Kofoed 

Owner of Property (per Warranty Deed): __________________________ _ 

Applicant: Peter Kofoed 

Mailing Address: 7217 Brookshire Drive, Dallas, Texas 

E-mail Address: p.k.kofoed@gmail.com 

Represented by: Melissa A. Miles 

Mailing Address: 17304 Preston Road, Ste.300, Dallas, Texas 

E-mail Address: mmiles@fflawoffice.com 

Telephone: _____________ _ 

Zip Code: _7_52_3_0 ________ _ 

Telephone: 972.788.1400 

Zip Code: _7_5_2_5_2 ________ _ 

Affirm that an appeal has been made for a Variance_, or Special Exception __, of ___ L.__i.:::__...E:'!/1-,~=--=-.:..._-

Application is made to the Board of Adjustment, in accordance with the provisions of the Dallas Development Code, to 
Grant the described appeal for the following reason: 
Appeal the decision of the building official that permit number 2203031044 was incorrectly issued and invalid as 

stated in the attached letter. 

Note to Applicant: If the appeal requested in this application is granted by the Board of Adjustment, a permit must 
be applied for within 180 days of the date of the final action of the Board, unless the Board specifically grants a 
longer period. 

Affidavit 

peter kofoed 
Before me the undersigned on this day personally appeared ___________________ _ 

(Affiant/Applicant's name printed) 
who on (his/her) oath certifies that the above statements are true and correct to his/her best knowledge and that 
he/she is the owner/or pr· !iill:~U~[JtY:thorized representative of the subject property 

rw ~~t-J, 
Respectfully submitteu.-· ....,_=>t=~=~tt::'"-----­

(Affiant Applicanf's signature) 

Subscribed and sworn to before me this __l§_day of_O_e_c_e_m_b_e_r _____ ~ __ 2_0_2_3 __ _ 

VfllliV l'HOIMS 01lel.L 
....,, __, ll t 11295457 
~~20,-

NOTARY PUBLIC 

DEVELOPMENT SERVICES• BOARD OF ADJUSTMENT I REV 01.16.2023 
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BDA234-018(DB) Application of Peter Kofoed represented by Melissa Miles (1) to appeal 
the decision of the administrative official at 7217 BROOKSHIRE CIR. This property is 
more fully described as Block 6/6586, Lot 1, and is zoned R-16(A) , which prohibits a 
private swimming pool in the required front-yard . The applicant proposes (1) to appeal the 
decision of an administrative official in the denial of a building permit that was issued 
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a 
CITY OF DALLAS 

November 27, 2023 

Mr. Peter & Mrs. Kristie Kofed 
7217 Brookshire Dr. 
Dallas, TX 75230 
Certified Mail: 7013 3020 0001 1419 2187 

RE: Permit# 2203031044 

This letter serves as official notification that permit 2203031044, for the installation of a 
pool located within the required front yard setback at 7217 Brookshire Drive, Dallas, Texas 
75230, was incorrectly issued by the Development Services Department (DSD) and is 
invalid. 

Applicable Code References: 

51A-4.217(b)(iii) - Accessory Uses. 

(iii) No private swimming pool may be constructed in the required front yard ... 

51A-4.400(a)(3) & (5) - Yard, Lot, and Space Regulations. 

(3) If a building line that is established by ordinance requires a greater or lesser front 
yard than prescribed by this section, the building line established by ordinance determines 
the minimum required front yard. 

(5) If a lot runs from one street to another and has double frontage, a required front 
yard must be provided on both streets ... 

Next Steps: 

Please reach out to Development Services to discuss any of the following options: 

• Option 1 - Board of Adjustment Requests & "Wrap-Around" Building Line 
thru Re-Plat (illustration attached): The property owner can request variances for 
the portions of the pool along Brookshire Circle, and the house along Brookshire 
Drive, located within the 35' front yard setback established by zoning. If these are 
granted, a re-plat can be undertaken to adjust the building lines to "wrap-around" 
the approved variances, ensuring future structures (beyond fences or light poles) 
won't be built between the building line and the street. 

• Option 2 - Board of Adjustment Request & Build Line Removal thru Re-
Plat: (illustration attached) The owner can request a variance for the portion of the 
house along Brookshire Drive located within the required front yard setback per 
zoning. If granted, re-plat, remove all build lines, and establish a barrier easement 
along Brookshire Circle to allow for the pool as well as other structures to be treated 
as if in a rear yard as listed in 51A-4.401 (a)(5). 

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

• Option 3 - Board of Adjustment Administrative Official Appeal: The Board of 
Adjustment is charged with the duty to hear and decide appeals from decisions of 
administrative officials made in the enforcement of the zoning ordinance of the city 
as listed in 51A-3.102(d)(1) & 51A-4.703(a)(2). 

• Addition Options/Considerations: 
o Board of Adjustment Requests for fencing - height, material, and/or opacity 
o Installation of landscape buffers (may not be located within visibility triangles 

if over 2' in height) 

• Option 4 - Relocation: The owner can remove or relocate the pool so that it no 
longer encroaches over the 40' building line. 

Please note, these options are provided as a means toward potential compliance and are 
not intended to constitute legal advice. Permit documentation, application details, and 
illustrations are attached as reference. Please do not hesitate to reach out to Jason Pool, 
Development Services Administrator, should you have any questions or require additional 
information. 

Should the property owner choose not to take any of the above actions, this matter will be 
referred to the City's Department of Code Compliance for enforcement. 

This decision is final unless appealed to the Board of Adjustment in accordance with 
Section 51A-4.703(a)(2) of the Dallas City Code within 15 days after written notice of the 
above action. 

Thank you for your prompt attention to this matter. 

Jason Pool 
Development Services Administrator 
Land Development Division 
214-948-4392 
Jason.Pool@Dallas.gov 

Andres Espinoza, Director/Chief Building Official 
M. Samuell Eskander, Assistant Director 
Vernon Young, Assistant Director 
Donald Dixon, Assistant Director 
Michael Herron, Zoning Inspections Supervisor 
Jill Haning, Assistant City Attorney 

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

Development Services Department - 320 E. Jefferson Blvd .. Rm. 118. Dallas, TX 75203 
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May 13, 2024 

Via Email to BDA Secretary 
Board of Adjustment, Panel B 
320 E. Jefferson Blvd., Rm. 210 
Dallas, Texas 75203 

Re: BDA 234-018. Building Official’s Supplemental Brief in the Appeal of the 
Building Official’s Decision that permit No. 2203031044 was issued in error and 
is invalid.  

Dear Board Members: 

The Building Official submits this supplement to the January 5, 2024 brief in response to 
Peter Kofoed’s (the “Applicant”) appeal of the building official’s decision that permit No. 
2203031044 was issued in error and is invalid for an already-built pool at 7217 Brookshire Drive, 
Dallas, Texas 75230 (the “Property”). “The applicant has the burden of proof to establish the 
necessary facts to warrant favorable action of the board.”1  

In correspondence with City Staff, Applicant’s consultant proposed that the Applicant’s 
pool is compliant with the building line and/or set back line requirements of the Development 
Code and the platted forty-foot building line.2 Applicant suggests that the pool should be 
considered subject to the side yard regulations and pools are typically allowed in side yards. The 
support for this suggestion is a portion of section 51A-4.401(b)(1) that allows the longer frontage 
of a corner lot that has two street frontages of unequal distance to be governed by the side yard 
regulations. The Building Official agrees that the portion of the Applicant’s property that fronts 
Brookshire Circle can be considered regulated by the side yard regulations. 

The Building Official also agrees with Applicant that pools are allowed in side yards as 
outlined by section 51A-4.217(b)(11)(iii). However, contained in the side yard regulations is an 
exception for front yards being regulated as a side yard. The issue regarding whether the 
Applicant’s pool is subject to a setback line hinges on section 51A-4.404(b)(3), which does not 
require a setback in a side yard for a structure that does not exceed 15 feet in height and is located 
in the rear thirty percent of the lot. A pool is such a structure. 

Nevertheless, the exception note contained in section 51A-4.404(b)(3) specifically 
requires the Applicant’s property to be subject to the set-back line because it is a front yard being 
regulated by the side yard regulation. The note says that “[t]his paragraph does not apply to a 
front yard governed by the side yard regulations in Section 51A-4.402 (such as a front yard 
treated as a side yard on a corner lot).” Dallas, Tex., Code § 51A-4.402(b)(3). Therefore, the 
forty-foot platted setback line does apply, and the Applicant’s pool is in the setback. 

1 §51A-4.703(d)(1). 
2 Applicant failed to submit brief in support of his position prior to the initial hearing before the Board of Adjustment. 
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The Building Official correctly determined that the Permit was issued in error. The pool 
is either in the front yard improperly or placed in the platted forty-foot setback. 

Very truly yours, 
 
 
Justin H. Roy 
Assistant City Attorney 
214-671-1593 
justin.roy@dallas.gov 
 

Cc:  Melissa Miles   mmiles@fflawoffice.com 
Stacy Rodriguez  stacy.rodriguez@dallas.gov 
Jason Pool   jason.pool@dallas.gov 
Tenisha Lester  tenisha.lester@dallas.gov 
Casey Burgess  casey.burgess@dallas.gov 
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May 10, 2024 

City of Dallas 

Board of Adjustment 

Re: 7217 Brookshire Drive/ BDA234-018 

Dear Board Members, 

buzz 
URBAN PLANNING 

I hope this letter finds you well. I am writing on behalf of the applicants in the appeal of the 

revocation of the swimming pool permit at 7217 Brookshire Drive. As a zoning planner and consultant 

with 20 years of experience in projects within the City of Dallas, I believe it is imperative to provide 

additional context to this case and offer rationale to support the reinstatement of the swimming pool 

permit for your consideration. 

I understand the February hearing delayed action to allow the applicants time to apply for a re plat 

to remove the building lines. The neighboring property owner at 7225 Brookshire Drive joined the re plat 

application to solve the setback issues on Brookshire Circle for both properties. Seven letters of support 

from neighbors were provided to City Plan Commission (CPC) plus two from the applicants. However, 

during the CPC plat hearing on May 2nd, several factors led to confusion. These included the lack of a 

detailed briefing by city staff regarding the Board of Adjustment history and the unique issues these 

properties face. Additionally, a sudden change in zoning interpretation 1 on the morning of the hearing 

further complicated matters. The combination of these factors with the late timing of the hearing and 

opposition speakers, made it difficult for us to present our case effectively, leading to the denial of the 

request to remove the building line. 

Despite the grievances aired by some neighbors regarding these properties during previous 

hearings, it is essential to recognize that the unique configuration and location of the properties at 7217 

and 7225 Brookshire Drive have no impact on surrounding properties from a zoning or setback 

perspective, as they do not abut any other property. Statements at the CPC hearing from opposition 

ranged from traffic concerns to the grievances of neighbors not being consulted when the permit office 

changed these addresses from Circle to Drive to comply with Police and Fire Department addressing 

standards. These concerns have no relevance to setbacks or swimming pools. As said in the February 

hearing for this case, the impact on neighboring properties is not a consideration in determining if the city 

erred in issuing the permit. 

1 Email from Shamila Shrestha 

10233 E Northwest Highway# 38586 Dallas, TX 75238 
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The core question of this Board case revolves around whether the swimming pool permit was 

issued in error. The inconsistency and multiple changes in interpretation by city staff regarding setback 

classifications add complexity and instability to the situation, complicating our efforts to remedy the 

situation at 7217 Brookshire Drive. The analysis we have prepared is based on the last statement from 

city staff that Brookshire Circle is a front yard 2 due to having street frontage 3 but is governed by the side 

yard regulations. Please note this current interpretation means that the applicant's fence height special 

exception request, BDA223-053, was unnecessary required since fences governed by a side yard are 

allowed up to nine feet in height4
. 

In our analysis, we have reviewed the Dallas Development Code and have prepared a table 

outlining the basis that supports the reinstatement of the swimming pool permit. Specific regulations 

control over general regulations when there is a conflict. This analysis demonstrates that the location of 

the swimming pool falls within specific allowances outlined in the code, particularly considering that 

Brookshire Circle is governed by side yard regulations. 

While there's a common belief that platted building lines are more restrictive than setbacks, it's 

crucial to clarify that the Dallas Development Code treats building lines and setbacks interchangeably5
. 

Essentially, a platted building line sets a fixed setback within a lot, regardless of existing setbacks or future 

zoning changes. Prior to 2006, building lines could be set without considering the underlying zoning 

district's requirements. However, since 2006, plats cannot establish building lines with a setback less than 

that of the zoning district6
. Additionally, the Dallas Development Code defines buildings as structures7 and 

vice versa. In new plat applications8, encroachments over building lines or setback lines are not allowed 

to remain unless permitted by the Dallas Building Code. If this unrelated provision were a concern, it's 

important to note that the Dallas Building Code allows fences and swimming pools within setbacks, 

meaning the swimming pool at the property isn't violating the Dallas Building Code, and the permit was 

compliant in that regard. 

While it is widely acknowledged that fences are permissible in front of a building line, there 

remains ambiguity among city staff regarding the permissibility of other structures encroaching into a 

platted building line, as discussed in point #4 of the table. Given that building lines are, by definition, 

setbacks, and fences are routinely permitted in front of them, it is a reasonable conclusion that other 

allowable encroachments must be permitted to the extent set by the Dallas Development Code. 

The contention raised by city staff regarding the eligibility for reduced accessory structure 

setbacks in situations where a side yard is governed by the side yard regulation does not adequately 

consider the specific allowance for swimming pools. Structures like fences9, AC units 1°, and roof eaves are 

2 51A-4.401(a), see point #1 on table 
3 SlA-1.102(40), see point #1 on table 
4 51A-4.602(a)(2), fence regulations attached separately. 
5 SlA-2.102(13,128), see point #3 on table 
6 SlA-8.S0S(e), see point #2 on table 
7 SlA-2.101(3), see additional code Con table 
8 51A-8.503(e)(l), see additional code Bon table 
9 51A-4.602(a)(2), fence regulations 
10 SlA-4.402(1) and (4), see point #4 on table 
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routinely permitted in similar circumstances as the code states, further supporting our argument for the 

reinstatement of the swimming pool permit. There is no code basis for applying the general provision 

when the specific swimming pool (private) 11 language could have easily made the same notation that it 

does not apply to front yards governed by the side yard regulations. The single family land use 12 has no 

additional provisions regarding the location of swimming pools in front yards governed by the side yard 

regulations and therefore complies with the main use requirements of the general provisions of accessory 

uses 13. 

In conclusion, I urge the Board of Adjustment to carefully consider the comprehensive analysis 

provided and to reinstate the swimming pool permit in accordance with the provisions outlined in the 

Dallas Development Code. Doing so would not only rectify the error made by revoking the permit but also 

upho ld the principl es of the cod e's regulat ions. 

Thank you for your attention to this matter. 

Best regards, 

Jennifer Hiromoto 

11 51A-217(b(ll)(E)( ii i), see point #6 on table 
12 SlA-4.209(6), attached separately, see pages 6 & 7 
13 51A-4.217(a), see point #6 on table 
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From: Gurung Shrestha, Sharmila

To: Jennifer Hiromoto

Cc: Bordbar, Mohammad

Subject: RE: Brookshire

Date: Thursday, May 2, 2024 10:25:07 AM

Attachments: image001.png
image002.png
image003.png
image004.png
image005.png
Brookshire -- Building Officials Brief.pdf

Hey Jennifer,
 
Per discussion with zoning (Building Inspection), Brookshire Drive is considered a front yard and
Brookshire Circle is considered a side yard.
 
 

      
“Together We Are Building a Safe and United Dallas!”
 
  Please Take a Moment to Tell Us How We Are Doing
 

 
 

Regards,
Sharmila Shrestha, B.Arch., MCRP
Senior Planner – Subdivision
City of Dallas | www.dallascityhall.com  
Development Services
320 E. Jefferson Blvd, Rm 101,  Dallas, TX 75203
Phone: (214) 948-4531
s.gurung-shrestha@dallas.gov

  
 

 
        
  
 
 
 

From: Jennifer Hiromoto <jennifer@buzzurbanplanning.com> 
Sent: Thursday, May 2, 2024 9:51 AM
To: Gurung Shrestha, Sharmila <s.gurung-shrestha@dallas.gov>
Subject: Brookshire
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OFFICE OF THE CITY ATTORNEY    1500 Marilla St., Suite 7DN  Dallas, TX 75201     


PHONE 214-670-3519    FAX 214-670-0622 
 


 
January 5, 2024 


Via Email to BDA Secretary 
Board of Adjustment, Panel B 
320 E. Jefferson Blvd., Rm. 210 
Dallas, Texas 75203 


Re: BDA 234-018. Building Official’s Brief in the Appeal of the Building Official’s 
Decision that permit No. 2203031044 was issued in error and is invalid.  


Dear Board Members: 


This is City Staff’s response to Peter Kofoed’s (the “Applicant”) appeal of the building 
official’s decision that permit No. 2203031044 was issued in error and is invalid for an already 
built pool at 7217 Brookshire Drive, Dallas, Texas 75230 (the “Property”). 


I. BACKGROUND 


On October 20, 2019, a tornado ripped through the Preston Hollow neighborhood of North 
Dallas destroying the homes on Brookshire Drive.1 Almost a year later, on September 17, 2020, 
Applicant purchased the Property.2 Approximately eight months later, on May 21, 2021, 
Development Services issued a master permit for new construction of a residential structure on 
the Property.3 


On February 15, 2022, while the residence was being built on the Property, Deep Blue 
Custom Pools (“Deep Blue”) applied for the subject pool permit (No. 2203031044) (hereinafter 
the “Permit”).4 Development Services issued the Permit for a swimming pool on March 11, 2022.5  


In the application for the Permit, the general layout of the residential structure and the 
location of the pool on the Property is indicated on the following survey of the Property:6 


 


 
1 https://prestonhollow.advocatemag.com/2019/10/21/first-look-how-the-tornado-damaged-our-neighborhood/# 
2 https://www.dallascad.org/AcctDetailRes.aspx?ID=00000606685000000 
3 Ex. A – 001. 
4 Ex. B – 001 to 005. 
5 Ex. C – 001 to 004. 
6 Ex. B at 004. The survey was submitted by Deep Blue and was relied on by city staff. 
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The survey submitted with the application for the Permit is not correct because the 
Northern rounded street abutting the Property should be labeled Brookshire Circle not Brookshire 
Drive. Approximately a year later it was discovered that the Permit was issued incorrectly because 
the pool is in the front yard of the Property. The issue with the mislabeled street is noteworthy 
because whether the Permit was issued in error relates to the Property abutting two different 
streets. 


The Property is subject to R-16(A)7 zoning. Significantly, the zoning does not allow a 
front yard fence to be built above four feet8 or the construction of a pool in a front yard.9 


On April 6, 2023, Applicant applied to the Board of Adjustment (“BOA”), for a two foot 
exception to the front fence requirement stating “6 ft wood cedar fence on back side of house 10’ 
off Brookshire due to pool and pool safety, requesting 2 ft special exception.”10 The building 
official’s report attached to the application for the exception noted the “[A]pplicant proposes to 
construct a 6 foot high fence in a required front yard, which will require a 2 foot special exception 
to the fence regulations.”11 


In the application for the fence exception Applicant’s surveyor corrects his earlier mistake 
related to the Property’s abutting streets – Brookshire Drive is now correctly labeled Brookshire 
Circle:12 


 
During the application process for the six-foot fence exception City staff discovered that 


the Permit was issued in error because the pool is in the front yard as defined by the Dallas 
Development Code, Chapter 51A. On July 19, 2023, BOA Panel C denied the special exception 
requested by Applicant to construct or maintain a six-foot fence as requested.13 


 
7 Numerous documents in the record indicate the Property’s zoning. See e.g., Ex. B - 002 & C - 001. City staff presumes the 
application of R-16(A) is not in dispute. 
8 Dallas, Tex., Code §51A-4.602(a)(2). 
9 The Dallas Development Code specifically prohibits the construction of a swimming pool in the Property’s front yard. §51A-
4.217(b)(11)(E)(iii) (“No private swimming pool may be constructed in the required front yard. However, a private swimming 
pool may be located within the required side or rear yard if it meets the requirements of § 51A-4.217(a)”). 
10 Ex. D – 001. 
11 Id. at D – 002. 
12 Id. at D – 007. 
13 Ex. E - 001. 
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A certificate of completion for the master permit on the new construction of the residence 
was issued on July 20, 2023.14 The pool construction was completed by August 18, 2023 
according to the Permit’s history.15 


 On November 27, 2023, Development Services provided notice to Applicant that the 
Permit was issued in error. Four options were provided to Applicant:16 


Option 1 – Board of Adjustment Requests & “Wrap-Around” Building Line 
thru Re-Plat (illustration attached): The property owner can request variances for 
the portions of the pool along Brookshire Circle, and the house along Brookshire 
Drive, located within the 35’ front yard setback established by zoning. If these are 
granted, a re-plat can be undertaken to adjust the building lines to “wrap-around” 
the approved variances, ensuring future structures (beyond fences or light poles) 
won’t be built between the building line and the street.  
 
Option 2 – Board of Adjustment Request & Build Line Removal thru Re-
Plat: (illustration attached) The owner can request a variance for the portion of the 
house along Brookshire Drive located within the required front yard setback per 
zoning. If granted, re-plat, remove all build lines, and establish a barrier easement 
along Brookshire Circle to allow for the pool as well as other structures to be 
treated as if in a rear yard as listed in 51A-4.401(a)(5). 
 
Option 3 – Board of Adjustment Administrative Official Appeal: The Board 
of Adjustment is charged with the duty to hear and decide appeals from decisions 
of administrative officials made in the enforcement of the zoning ordinance of the 
city as listed in 51A-3.102(d)(1) & 51A-4.703(a)(2).  
 
Option 4 – Relocation: The owner can remove or relocate the pool so that it no 
longer encroaches over the 40’ building line. 


 
Opting to pursue Option 3, Applicant filed this appeal on December 19, 2023.17 


 
II. BURDEN OF PROOF 


 “The applicant has the burden of proof to establish the necessary facts to warrant 
favorable action of the board.”18  


III. DISCUSSION AND ARGUMENT  


In this appeal, Applicant asserts that the building official incorrectly decided that the 
Permit was issued in error. However, the position of the building official that the pool is not 
placed properly on the Property is supported by the Dallas Development Code and the approved 
plat for the Property. The pool is in violation of: (1) the minimum front yard regulation as defined 


 
14 Ex. F – 001. 
15 Ex. G – 001. 
16 Ex. I – 001 to 004. 
17 Ex. H – 001 to 003. 
18 §51A-4.703(d)(1). 
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by the Dallas Development Code because of the double frontage street to street regulation and (2) 
the setback requirements of the recorded plat. 


The approval of the plans by Development Services did “not permit the violation of any 
city ordinance or state law.”19 The Applicant and the pool’s designer is responsible for knowing 
the rules and regulations in the planning of the pool. Further, the survey should have been correct 
when submitted. Applicant had an opportunity to seek a zoning consultation prior to submitting 
the application for the Permit. 


a. The City’s front yard regulations prohibit the pool in its current location. 


The Development Code defines the front yard as that portion of a lot which abuts a street 
and extends across the width of the lot between the street and the setback line.20 The Property 
“runs from one street to another and has double frontage” and therefore “a required front yard 
must be provided on both streets.”21 Starting at the front façade of the house, the Property runs 
from Brookshire Drive to Brookshire Circle. The Development code requires front yards to be 
“open and unobstructed except for fences and light poles.”22 


23 


 The minimum front yard is 35 feet.24 A Development Services diagram indicates the 
placement of the 35-foot setback required by the Development Code:25 


 
19 Ex. B - 004. 
20 §51A-2.201(41). A setback line means a line marking the minimum distance a building may be erected from a street, alley, or 
lot line (also called the “building line”). §51A-2.102 (128). 
21 §51A-4.401(a)(5). 
22 §51A-4.401(a)(1). 
23 See https://developmentweb.dallascityhall.com/publiczoningweb/. 
24 § 51A-4.112(c)(4)(A). 
25 Ex. I – 003 to 004. 
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 A portion of the pool is constructed in the front yard setback provided by the zoning 
regulations.  


b. The plat requires a forty-foot set back along Brookshire Circle. 


The zoning ordinances and other rules and regulations of the City area also require 
properties to be platted in order to be developed and for property owners to adhere to the 
requirements of the plat or seek a variance or re-plat. The plat for this Property requires a forty-
foot setback placing the pool in the setback: 


 
 Again, a portion of the pool was constructed in the setback provided by the plat. 


IV. CONCLUSION 


The Building Official correctly determined that the Permit was issued in error. The pool 
is either in the front yard improperly or placed in the platted forty-foot setback.  


Very truly yours, 
 
 
Justin H. Roy 
Assistant City Attorney 
214-671-1593 
justin.roy@dallas.gov 
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APPENDIX  


 


Below is the City Staff’s exhibit list. These exhibits are incorporated into the City Staff’s 


brief for the record. 


 
Exhibit A Dallas Contractor Utility – Master Permit - 2103101081 
 
Exhibit B February 15, 2022 – Application for Pool Permit 
 
Exhibit C March 11, 2022 – Pool Permit 7217 Brookshire - 2203031044 
 
Exhibit D April 6, 2023 – Application for Fence Exception BDA223-053 
 
Exhibit E July 19, 2023 – BDA223053 Outcome letter with attachments. 
 
Exhibit F July 29, 2023 – Certificate of Completion 
 
Exhibit G August 18, 2023 – Permit history for Pool Permit (2203031044) 
 
Exhibit H December 19, 2023 – Application for Appeal of Building Official’s Decision 
 
Exhibit I November 27, 2023 – Letter from Building Official to Applicant. 







SEC. 51A-4.209.   RESIDENTIAL USES.
   (a)   General provisions. Notwithstanding any other provision in this chapter, a facility that meets all of the requirements of Article
1011n, V.T.C.A., may locate in any residential zone or district in the city as a matter of right. Unless otherwise directed by the city
attorney, the building official and any other city officer or employee charged with enforcement of this chapter shall construe Article
1011n by substituting Congress’ definition of a handicapped person in the Fair Housing Amendments Act of 1988, as amended, for
the state's definition of “disabled person” in that article.

   (b)   Specific uses.

      (1)   College dormitory, fraternity, or sorority house.

         (A)   Definition: A college resident hall or a facility for housing a social or service organization of college students.

         (B)   Districts permitted: By right in A(A), multifamily, MH(A), LO(A), MO(A), GO(A), CR, RR, CS, central area, mixed use, and
multiple commercial districts. By SUP only in NO(A), NS(A), and urban corridor districts.

         (C)   Required off-street parking: One space for each sleeping room.

         (D)   Required off-street loading: One space.

      (2)   Duplex.

         (A)   Definition: Two dwelling units located on a lot.

         (B)   Districts permitted: By right in duplex, townhouse, CH, MF-1(A), MF-1(SAH), MF-2(A), MF-2(SAH), central area, and mixed
use districts. By right as a restricted component of a building in the GO(A) district. [See Section 51A-4.121(d).]

         (C)   Required off-street parking: Two spaces per dwelling unit.

         (D)   Required off-street loading: None.

         (E)   Additional provisions:

            (i)   Only one main building may be placed on a building site under this use.

            (ii)   In a duplex district, a lot for a duplex use may be supplied by not more than one electrical utility service and metered by
not more than two electrical meters. The board of adjustment may grant a special exception to authorize more than one electrical
utility service or more than two electrical meters on a lot for a duplex use in a duplex district when, in the opinion of the board, the
special exception will:

               (aa)   not be contrary to the public interest;

               (bb)   not adversely affect neighboring properties; and

               (cc) not be used to conduct a use not permitted in the district where the building site is located.

            (iii)   In addition to any other applicable regulations, industrialized housing must comply with the following additional
provisions. For purposes of this subparagraph, “industrialized housing” means industrialized housing as defined by Section 1202.002
of the Texas Occupations Code, as amended.

               (aa)   Industrialized housing must have all local permits and licenses that are applicable to other single family or duplex
dwellings.

               (bb)   Industrialized housing must have a value equal to or greater than the median taxable value of each single family
dwelling located within 500 feet of the lot on which the industrialized housing is proposed to be located, as determined by the most
recent certified tax appraisal roll of the appraisal district. For purposes of this subparagraph, the “value” of the industrialized housing
means the taxable value of the industrialized housing and the lot after installation of the industrialized housing.

               (cc)   Industrialized housing must have exterior siding, roofing, roof pitch, foundation fascia, and fenestration compatible
with the single family dwellings located within 500 feet of the lot on which the industrialized housing is proposed to be located.
“Compatible” as used in this subparagraph means similar in application, color, materials, pattern, quality, shape, size, slope, and
other characteristics; but does not necessarily mean identical. The burden is on the property owner or applicant to supply proof of
compatibility. The property owner or applicant may appeal a decision of the building official to deny a permit due to lack of
compatibility to the board of adjustment.

               (dd)   Industrialized housing must comply with municipal aesthetic standards; yard, lot, and space regulations; subdivision
regulations; landscaping; and any other regulations applicable to single family dwellings.

               (ee)   Industrialized housing must be securely fixed to a permanent foundation.

               (ff)   Industrialized housing may not be constructed in a historic overlay district unless the industrialized housing conforms to
the preservation criteria of the historic overlay district.

               (gg)   Industrialized housing may not be constructed in a conservation district unless the industrialized housing conforms to
the conservation district regulations.
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               (hh)   Industrialized housing may not be constructed unless it complies with public deed restrictions for the property.

      (3)   Group residential facility.

         (A)   Definition: An interim or permanent residential facility (as opposed to a lodging or medical treatment facility) that provides
room and board to a group of persons who are not a “family” as that term is defined in this chapter, whether or not the facility is
operated for profit or charges for the services it offers. This use does not include:

            (i)   facilities that negotiate sleeping arrangements on a daily basis;

            (ii)   dwelling units occupied exclusively by families (Note: Dwelling units occupied exclusively by families are considered to be
single family, duplex, or multifamily uses, as the case may be); or

            (iii)   any other use specifically defined in this chapter.

         (B)   Districts permitted: When located at least 1,000 feet from all other group residential facilities and licensed handicapped
group dwelling units (as defined in this chapter), by right in CH, multifamily, central area, and mixed use districts; otherwise, by SUP
only in the same districts. For purposes of this provision, the term “licensed” means licensed by the Texas Department of Human
Services, or its successor, and the distance between uses is measured in a straight line, without regard to intervening structures or
objects, between the nearest boundaries of the building sites on which the uses are located. (Note: The spacing component of these
use regulations is based, not on the handicapped status of the residents, but on the non-family status of the groups. [See Section
51A-1.102(b)(2).]) By SUP only in urban corridor districts.

         (C)   Required off-street parking: 0.25 spaces per bed, plus one space per 200 square feet of office area; a minimum of four
spaces is required. If an SUP is required for this use, the off-street parking requirement may be established in the ordinance granting
the SUP. In determining this requirement, the city council shall consider the nature of the proposed use and the degree to which the
use would create traffic hazards or congestion given the capacity of nearby streets, the trip generation characteristics of the use, the
availability of public transit and the likelihood of its use, and the feasibility of traffic mitigation measures.

         (D)   Required off-street loading: None.

         (E)   Additional provisions:

            (i)   This use is subject to the following density restrictions:

ZONING DISTRICT
CLASSIFICATION

MAXIMUM NO. OF
DWELLING UNITS OR
SUITES* PER NET ACRE

MAXIMUM NO. OF BEDS*
PER NET ACRE

ZONING DISTRICT
CLASSIFICATION

MAXIMUM NO. OF
DWELLING UNITS OR
SUITES* PER NET ACRE

MAXIMUM NO. OF BEDS*
PER NET ACRE

TH-1(A) and RTN 35 70
TH-2(A) and TH-3(A) 40 80
CH 45 90
MF-1(A) and MF-1(SAH) 50 100
MF-2(A) and MF-2(SAH) 60 120
MF-3(A) 90 180
MF-4(A) 160 320
*For purposes of this subparagraph, the term “suite” means one or more rooms designed to
accommodate one family, containing living, sanitary, and sleeping facilities, but not containing a
kitchen; and the term “bed” means a piece of furniture, mat, cushion, or other device on or in
which one may lie and sleep.

            (ii)   This use must comply with statutory licensing requirements, if any.

            (iii)   This use may include dwelling units or suites that are exclusively restricted to visitors or members of the staff.

      (3.1)   Handicapped group dwelling unit.

         (A)   Definitions:

            (i)   DOMICILE means the legal, established, fixed, and permanent place of residence of a person, as distinguished from a
temporary and transient, though actual, place of residence.

            (ii)   HANDICAPPED GROUP DWELLING UNIT means a single dwelling unit that is the domicile of not more than eight
handicapped persons who are not a “family” as that term is defined in this chapter, and who are living together as a single
housekeeping unit. Up to two supervisory personnel may reside on the premises, provided that the total number of residents,
including supervisory personnel, does not exceed eight.

-------- -------
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            (iii)   HANDICAPPED PERSON means a handicapped person as defined in the federal Fair Housing Amendments Act of
1988, as amended.

            (iv)   LICENSED means licensed by the Texas Department of Human Services, or its successor.

         (B)   Districts permitted: When located at least 1,000 feet from group residential facilities and all other licensed handicapped
group dwelling units (as defined in this chapter), by right in the following districts: agricultural, single family, duplex, townhouse, CH,
MF-1(A), MF-1(SAH), MF-2(A), MF-2(SAH), MH(A), GO(A), central area, MU-1, and MU-1(SAH) districts; otherwise, by SUP only in
the same districts. In the GO(A) district, the total floor area of this use in combination with all single family, duplex, and multifamily
uses may not exceed five percent of the total floor area of the building in which the use is located. For purposes of this provision, the
distance between uses is measured in a straight line, without regard to intervening structures or objects, between the nearest
boundaries of the building sites on which the uses are located. (Note: The spacing component of these use regulations is based, not
on the handicapped status of the residents, but on the non-family status of the groups.) By SUP only in urban corridor districts.

         (C)   Required off-street parking: One space in R-7.5(A), R-5(A), and TH districts; two spaces in all other districts. If an SUP is
required for this use, the off-street parking requirement may be established in the ordinance granting the SUP. In determining this
requirement, the city council shall consider the nature of the proposed use and the degree to which the use would create traffic
hazards or congestion given the capacity of nearby streets, the trip generation characteristics of the use, the availability of public
transit and the likelihood of its use, and the feasibility of traffic mitigation measures.

         (D)   Required off-street loading: None.

         (E)   Additional provisions:

            (i)   No certificate of occupancy is required for this use.

            (ii)   This use liberalizes current restrictions on the number of unrelated persons who may reside together in a dwelling unit in
the city for the exclusive benefit of handicapped persons seeking to permanently reside together as a single housekeeping unit. Its
purpose is to comply with the substance and spirit of the federal Fair Housing Amendments Act of 1988, as amended, which requires
that reasonable accommodations be made in rules, policies, and practices to permit persons with handicaps equal opportunity to use
and enjoy a dwelling. [See Section 51A-1.102(b)(2).]

            (iii)   This use is exempt from payment of SUP application fees.

            (iv)   Any owner of property on which this use is located or proposed to be located may request a letter from the director
confirming that no SUP is required for the use. No fee is required to apply for such a letter. Application must be on a form furnished
by the director. The director shall issue the requested letter unless, within 30 days after submission of a complete application, the
director gives written notice to the applicant that the use or proposed use will require an SUP. For purposes of this paragraph, notice
is given to the applicant by depositing the same properly addressed and postage paid in the United States mail. The proper address
for purposes of this notice requirement is the address provided by the applicant on the application. No SUP shall be required for uses
that operate in justifiable reliance upon a valid confirmation letter issued by the director.

            (v)   Any aggrieved person may appeal a decision of the director that an SUP is required for this use. Such appeals shall be
heard and decided by the board of adjustment. An appeal to the board must be made within 15 days after the director gives written
notice that the SUP is required. Appeal is made by filing a written notice of appeal on a form approved by the board. [See Section
51A-4.703.] No fee is required to appeal the decision of the director to the board.

            (vi)   If two or more facilities are within 1,000 feet of each other and otherwise in permissible locations, the first one lawfully
established and continually operating thereafter is the conforming use. For purposes of this subparagraph, “continually operating”
means that the use has not been discontinued for six months or more.

      (4)   Manufactured home park, manufactured home subdivision, or campground.

         (A)   Definition:

            (i)   A manufactured home park is a unified development of transient stands arranged on a lot under single ownership.

            (ii)   A manufactured home subdivision is a plat designed specifically for manufactured home development.

            (iii)   A campground is a lot used to accommodate recreation vehicles, tents, or manufactured homes on a rental basis for
temporary camping purposes.

         (B)   Districts permitted: By right in the MH(A) district.

         (C)   Required off-street parking: 1.5 spaces for each transient stand for a manufactured home park or campground; 1.5 spaces
for each lot in a manufactured home subdivision.

         (D)   Required off-street loading: None.

         (E)   Additional provisions:

            (i)   The owner of a manufactured home park must have a site plan approved by the commission before the building official
may issue a building permit for the manufactured home park. The site plan must include the dimensions, bearings, and street
frontage of the property; the location of buildings, structures, lots, stands, and uses; the method of ingress and egress; off-street
parking and loading arrangements; screening, lighting, and landscaping, if appropriate; and any other information the director
determines necessary for a complete review of the proposed development.
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            (ii)   The owner of a manufactured home subdivision must have a plat approved by the commission and filed in the county
records before the building official may issue a building permit for the manufactured home subdivision.

            (iii)   One caretaker’s dwelling unit and one office is permitted under this use.

            (iv)   Uses that are customarily incidental to this use, including an employee’s washroom, a manager’s office, laundry room,
swimming pool, and game courts are permitted provided they are located no closer than 50 feet to an R, R(A), D, D(A), TH, or TH(A)
district. The game courts, laundry room, and swimming pool must be for the exclusive use of the residents and their guests. No
exterior advertising of the uses is permitted.

            (v)   The owner under this use must provide and maintain a permanent steel chain link fence or its equivalent. The fence must
be at least five feet in height and must completely surround the rear and all sides of this use that are not exposed to a dedicated
street.

            (vi)   Open playground space must be provided under this use at a ratio of 500 square feet of open space for each of the first
20 lots or transient stands provided, and at a ratio of 250 square feet for all additional lots or transient stands.

            (vii)   This use must comply with the requirements of Chapter 47 of this code.

      (5)   Multifamily.

         (A)   Definitions: Three or more dwelling units located on a lot.

         (B)   Districts permitted: By right in CH, multifamily, central area, mixed use, and urban corridor districts. By right as a restricted
component of a building in the GO(A) district. [See Section 51A-4.121(d).]

         (C)   Off-street parking.

            (i)   Required off-street parking: One space per bedroom with a minimum of one space per dwelling unit. An additional one-
quarter space per dwelling unit must be provided for guest parking if the required parking is restricted to resident parking only. No
additional parking is required for accessory uses that are limited principally to residents.

            (ii)   The number of off-street parking spaces required under this subparagraph may be reduced to provide adequate area for
the placement of recycling containers in accordance with Section 18-5.1(e) according to the following table:

No. of Dwelling Units No. of Required Parking Spaces Reduced

8-100 3
101 - 400 3% or 6, whichever is less
401 + 9

This parking reduction only applies to structures built before August 12, 2020.

         (D)   Required off-street loading: None.

         (E)   Additional provisions:

            (i)   Uses that are customarily incidental to the multifamily use and that include an employee’s washroom, a manager’s office,
laundry room, swimming pool, and game courts are permitted provided they are located no closer than 50 feet to an R, R(A), D, D(A),
TH, or TH(A) district. The game courts, laundry room, and swimming pool must be for the exclusive use of the residents and their
guests. No exterior advertising of the uses is permitted.

            (ii)   The minimum space between exterior walls of a multifamily dwelling must be 10 feet between the walls if only one wall
has an opening for light and air and 20 feet if both walls have an opening for light and air. This provision applies to multifamily
buildings with a common roof and free standing multifamily buildings. This provision does not apply to walls located entirely within a
dwelling unit.

            (iii)   This use does not include a hotel or motel.

      (5.1)   Residential hotel.

         (A)   Definition: A facility that receives more than 50 percent of its rental income from occupancies of 30 consecutive days or
more and contains:

            (i)   six or more guest rooms with living and sleeping accommodations, but no kitchen or kitchenette;

            (ii)   six or more guest rooms with living, sleeping, and kitchen or kitchenette facilities that are offered for rental on a daily
basis; or

            (iii)   six or more guest rooms with living and sleeping accommodations, each of which is individually secured and rented
separately to one or more individuals who have access to bathroom, kitchen, or dining facilities outside the guest room on a common
basis with other occupants of the structure.

         (B)   Districts permitted: By right in MF-2(A), MF-2(SAH), MF-3(A), MF-4(A), central area, and mixed use districts when located
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at least one mile, measured from property line to property line, from all other residential hotel uses.

         (C)   Required off-street parking: 0.5 spaces per guest room.

         (D)   Required off-street loading: None.

         (E)   Additional provisions:

            (i)   This use is subject to the regulations in Article VII of Chapter 27 of the Dallas City Code, as amended.

            (ii)   For a use holding an occupancy record card pursuant to Chapter 27 on August 10, 1994, the nonconformity as to the
minimum distance requirement set out in Subparagraph (B) does not render it subject to amortization by the board of adjustment.

            (iii)   The operator of this use shall maintain a registry showing the name, address, date of arrival, and date of departure of
each guest. The operator of this use shall make the registry available to the building official.

      (5.2)   Retirement housing.

         (A)   Definition: A residential facility principally designed for persons 55 years of age or older. This use does not include a
“convalescent and nursing homes, hospice care, and related institutions” use, which is defined as a separate main use in Section
51A-4.204(8).

         (B)   Districts permitted: By right in CH, multifamily, central area, and mixed use districts. By SUP only in townhouse and urban
corridor districts.

         (C)   Required off-street parking: One space per dwelling unit or suite.

         (D)   Required off-street loading:

SQUARE FEET OF FLOOR AREA IN
STRUCTURE TOTAL REQUIRED SPACES OR BERTHS

0 to 50,000 NONE
50,000 to 100,000 1
100,000 to 300,000 2
Each additional 200,000 or fraction thereof 1 additional

         (E)   Additional provisions:

            (i)   In these regulations:

               (aa)   ELDERLY RESIDENT means a resident that is 55 years of age or older.

               (bb)   SUITE means one or more rooms designed to accommodate one family containing living, sanitary, and sleeping
facilities, but not containing a kitchen.

            (ii)   In townhouse, RTN, CH, and multifamily districts, this use is subject to the following density restrictions:

ZONING DISTRICT CLASSIFICATION MAXIMUM NO. OF DWELLING UNITS OR
SUITES* PER NET ACRE

ZONING DISTRICT CLASSIFICATION MAXIMUM NO. OF DWELLING UNITS OR
SUITES* PER NET ACRE

TH-1(A) and RTN 25
TH-2(A) and TH-3(A) 35
CH 40
MF-1(A) and MF-1(SAH) 45
MF-2(A) and MF-2(SAH) 55
MF-3(A) 90
MF-4(A) 160

            (iii)   Except as otherwise provided in Subparagraphs (iv) and (v), each occupied dwelling unit or suite must have at least one
elderly resident. Failure to comply with this provision shall result in the facility being reclassified as another residential or lodging use.

            (iv)   One dwelling unit or suite may be designated as a caretaker unit whose occupants are not subject to the age restriction
in Subparagraph (iii).
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            (v)   Those persons legally re-siding with an elderly resident at the facility may continue to reside at the facility for a period not
to exceed one year if the elderly resident dies or moves out for medical reasons. The board may grant a special exception to
authorize an extension of the length of time a person may continue to reside at the facility if the board finds, after a public hearing,
that literal enforcement of this provision would result in an unnecessary personal hardship. In determining whether an unnecessary
personal hardship would result, the board shall consider the following factors:

               (aa)   The physical limitations of the resident, if any.

               (bb)   Any economic constraints which would make it difficult for the resident to relocate.

               (cc)   Whether the resident is dependent on support services or special amenities provided by the retirement housing
project.

                (dd)   Whether there are any alternative housing or market constraints which would impair the ability to relocate.

            (vi)   No use with exterior advertising or signs may be considered accessory to this use.

      (6)   Single family.

         (A)   Definition: One dwelling unit located on a lot.

         (B)   Districts permitted: By right in agricultural, single family, duplex, townhouse, CH, MF-1(A), MF-1(SAH), MF-2(A),
MF-2(SAH), MH(A), central area, MU-1, and MU-1(SAH) districts. By right as a restricted component of a building in the GO(A)
district. [See Section 51A-4.121(d).]

         (C)   Required off-street parking: One space in R-7.5(A), R-5(A), and TH districts; two spaces in all other districts.

         (D)   Required off-street loading: None.

         (E)   Additional provisions:

            (i)   Additional dwelling unit. The board of adjustment may grant a special exception to authorize an additional dwelling unit in
any district when, in the opinion of the board, the additional dwelling unit will not:

               (aa)   be used as rental accommodations; or

               (bb)   adversely affect neighbor ing properties.

            (ii)   In granting a special exception under Subparagraph (i), the board shall require the applicant to deed restrict the subject
property to prevent use of the additional dwelling unit as rental accommodations.

            (iii)   Accessory dwelling unit.

               (aa)   The board of adjustment may grant a special exception to authorize a rentable accessory dwelling unit in any district
when, in the opinion of the board, the accessory dwelling unit will not adversely affect neighboring properties.

               (bb)   If a minimum of one additional off-street parking space is not provided, the board shall determine if that will create a
traffic hazard. The board may require an additional off-street parking space be provided as a condition of granting this special
exception.

               (cc)   In granting a special exception under this subparagraph, the board shall require the applicant to:

                  (I)   deed restrict the subject property to require owner-occupancy on the premises; and

                  (II)   annually register the rental property with the city's single family non-owner occupied rental program.

            (iv)   Dwelling units in general.

               (aa)   Except for the foundation, a dwelling unit must be physically separable from contiguous dwelling units in the event of
removal of a dwelling unit. Each party wall must be governed by a set of deed restrictions, stipulating that if a dwelling unit is
removed, the party wall stays with the remaining dwelling unit.

               (bb)   Each dwelling unit must have separate utility services; however, general utility services on land owned and maintained
by a homeowner's association is allowed.

            (v)   Utility meters. In a single family, duplex, or townhouse district, a lot for a single family use may be supplied by not more
than one electrical utility service, and metered by not more than one electrical meter. The board of adjustment may grant a special
exception to authorize more than one electrical utility service or more than one electrical meter on a lot in a single family, duplex, or
townhouse district when, in the opinion of the board, the special exception will:

               (aa)   not be contrary to the public interests;

               (bb)   not adversely affect neighboring properties; and

               (cc)   not be used to conduct a use not permitted in the district where the building site is located.

            (vi)   Industrialized housing. In addition to any other applicable regulations, industrialized housing must comply with the
following additional provisions. For purposes of this subparagraph, "industrialized housing" means industrialized housing as defined
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by Section 1202.002 of the Texas Occupations Code, as amended.

               (aa)   Industrialized housing must have all local permits and licenses that are applicable to other single family or duplex
dwellings.

               (bb)   Industrialized housing must have a value equal to or greater than the median taxable value of each single family
dwelling located within 500 feet of the lot on which the industrialized housing is proposed to be located, as determined by the most
recent certified tax appraisal roll of the appraisal district. For purposes of this subparagraph, the "value" of the industrialized housing
means the taxable value of the industrialized housing and the lot after installation of the industrialized housing.

               (cc)   Industrialized housing must have exterior siding, roofing, roof pitch, foundation fascia, and fenestration compatible
with the single family dwellings located within 500 feet of the lot on which the industrialized housing is proposed to be located.
"Compatible" as used in this subparagraph means similar in application, color, materials, pattern, quality, shape, size, slope, and
other characteristics; but does not necessarily mean identical. The burden is on the property owner or applicant to supply proof of
compatibility. The property owner or applicant may appeal a decision of the building official to deny a permit due to lack of
compatibility to the board of adjustment.

               (dd)   Industrialized housing must comply with municipal aesthetic standards; yard, lot, and space regulations; subdivision
regulations; landscaping; and any other regulations applicable to single family dwellings.

               (ee)   Industrialized housing must be securely fixed to a permanent foundation.

               (ff)   Industrialized housing may not be constructed in a historic overlay district unless the industrialized housing conforms to
the preservation criteria of the historic overlay district.

               (gg)   Industrialized housing may not be constructed in a conservation district unless the industrialized housing conforms to
the conservation district regulations.

               (hh)   Industrialized housing may not be constructed unless it complies with public deed restrictions for the property.

            (vii)   Accessory structures. Except in the agricultural district, accessory structures are subject to the following regulations:

               (aa)   Except as provided in this section, no person shall rent an accessory structure. For purposes of this section, rent
means the payment of any form of consideration for the use of the accessory structure.

               (bb)   Except for accessory dwelling units, no person shall use an advertisement, display, listing, or sign on or off the
premises to advertise the rental of an accessory structure.

               (cc)   The height of an accessory structure may not exceed the height of the main building.

               (dd)   The floor area of any individual accessory structure on a lot, excluding floor area used for parking, may not exceed 25
percent of the floor area of the main building.

               (ee)   The total floor area of all accessory structures on a lot, excluding floor area used for parking, may not exceed 50
percent of the floor area of the main building.

               (ff)   Accessory structures must have a roof-pitch and fenestration compatible with the main building. It is recommended that
accessory structures have exterior siding, roofing, and foundation fascia compatible with the main building. "Compatible" as used in
this provision means similar in application, color, pattern, shape, size, slope, and other characteristics; but does not necessarily mean
identical. The burden is on the property owner or applicant to supply the proof of compatibility. Use of similar materials or materials of
similar quality to the main building serves as additional evidence that the property owner's burden of proof of compatibility has been
met. This provision does not apply to accessory structures with a floor area of 200 square feet or less. (Ord. Nos. 19455; 19786;
19912; 20360; 20493; 20953; 21044; 21663; 22139; 22390; 23897; 24585; 24718; 24857; 25133; 25486; 25977; 27495; 28803;
29208; 30184; 30890; 30930; 31607; 31608)
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http://files.amlegal.com/pdffiles/Dallas/31608.pdf


Point Code 
#1.  The properties at 
7217 & 7725 
Brookshire have a 
continuous frontage 
along Brookshire 
Circle.  Brookshire 
Circle is considered 
one frontage.   
 
Per 51A-4.401(b)(1), 
the shorter frontage is 
considered a front 
yard and the longer 
frontage is “governed” 
by the side yard 
regulations.  Therefore
, the setback for 
Brookshire Circle is 
governed by the side 
yard regulations. 
 
Brookshire Circle has 
a 40’ platted building 
line and Brookshire 
Drive has a 20’ platted 
building line.  The size 
of the building line 
does not determine if 
it is a front yard or side 
yard; 51A-4-401(b)(1) 
does this. 
 
 

 
 

 

TX > Dallas > The Dallas Cil_y Code > SEC. SlA-2.102. DEFINITIONS. @ @ @ @ @ @ 
0 Back to search results 

(40) FRONTAGE means the length of property along one side of a street between property or lease boundary lines. 

(41 ) FRONT YARD means that portion of a lot which abuts a street and extends across the width of the lot between the 

street and the setback line. 

TX > Dallas > The Dallas CilY. Code > SEC. 51A-4.401. MINIMUM FRONT YARD. @ @ @ @ @ @ 
(b) Front Y.ard provisions for residential districts. 

(1) If a corner lot in a single family, duplex, or agricultural district has two street frontages of equal distance, one frontage is 

governed by the front yard regulations of th is section, and the other frontage is governed by the side yard regulations in Section 

51A-4.402. If the corner lot has two street frontages of unequal distance, the shorter frontage is governed by this section, and the 

longer frontage is governed by side yard regulations in Section 51A-4.402. Notwithstanding this provision, the continuity of the 

established setback along street frontage must be maintained. 
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#2.  A platted building 
line establishes the 
setbacks as regulated 
in 51A-8.505.   
 
Chapter 51A allows 
for fences and other 
stated accessory 
structures to 
encroach throughout 
Chapter 51A.   
 
No specific building 
line restrictions exist 
in the Subdivision 
Article 8.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

TX > Dallas > The Dallas CilY. Code > SEC. 51A-8.505. BUILDING LINES. @ @ @ @ @ 
SEC. 51A-8.505. BUILDING LINES. 

(a) Building lines that establish a minimum front, side, or rear yard setback greater than the current zoning setback 
requirements, building lines for lots that border a natural creek channel, and building lines established by Section 51A-4.401(a)(3) 
must be shown on the plat. 

(b) A building line may establish a minimum front, side, or rear yard setback greater than the minimum front yard setback 
required by zoning regulation only if the building line is part of a plan for the orderly development of a subdivision. Except as 
provided in Section 51A 8.510, a building line may not establish a minimum front, side, or rear yard setback less than the minimum 

front, side, or rear yard setback required by zoning regulation The building line for lots that border a natural creek channel must 
provide the setback required by Section 51A-5.106. No other building lines may be shown on the plat. 

(c) If an existing platted building line establishes a minimum front, side, or rear yard setback greater than the minimum front, 
side, or rear yard setback required by zoning regulation, relief from the platted building line must be sought through a replat 
submitted to the commission. The commission may approve a relocation or removal of the platted building line with a minimum 
front, side, or rear yard setback greater than required by zoning regulation only: 

(1) upon the affirmative vote of at least three-fourths of the commission members present; and 

(2) if the commission finds that relocation or removal of the platted building line will not: 

(i) require a minimum front, side, or rear yard setback less than required by zoning regulation; 

(ii) be contrary to the public interest; 

(iii) adversely affect neighboring properties; and 

(iv) adversely affect the plan for the orderly development of the subdivision. 

(d) If relief is sought from the minimum front, side or rear yard setback required by zoning regulation, approval must be 
obtained from the board of adjustment. 

(e) A building line platted and recorded prior to December 13, 2006, indicating that a front yard setback has been reduced 
remains enforceable. Removal of the platted building line may be sought through a replat that complies with this section. 

(f) The subdivision administrator may not approve an administrative plat that adds, moves, or removes a building line. (Ord. 

Nos. 20092; 23384; 26529; 26531 ) 
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#3.  Building line is a 
defined term in the 
general definitions 
section of 51A.  No 
definition occurs in 
Article 8. 

 
 

 
 

#4.  Side yard 
regulations allow for 
multiple types of 
encroachments: 
fences, light poles, 
architectural features, 
air conditioning units, 
accessibility 
ramps…this list is not 
exhausted within 
51A.4.402(1). 

 
 

IX> Dallas> ~>SEC. 51A-2.102. DEFINITIONS. @ @ @ @ @ 
(1 3) BUILDING LINE means a line marking the minimum distance a building may be erected from a street, alley, or lot line. 

(Also called the •setback line.") 

TX> !2fil!ll >~~>SEC. 51A-2.102. DEFINITIONS. @ @ @ @ @ 
-- - ·- - . - - . - - - -- - -- -- -

(128) SETBACK LINE means a line marking the minimum distance a building may be erected from a street, alley, or lot line 

(also called the "building line"). 

TX > Dallas > The Dallas CilY. Code > SEC. 51A-4.402. MINIMUM SIDE YARD. @ @ @ @ @ @ 
SEC. 51A-4.402. MINIMUM SIDE YARD. 

(1) Required side yards must be open and unobstructed except for fences and light poles 20 feet or less in height. Except as 
otherwise provided in this section, ordinary projections of window sills, belt courses, cornices, and other architectural features 
may not project more than 12 inches into the required side yard A fireplace chimney may project up to two feet into the required 
side yard if its area of projection does not exceed 12 square feet. Roof eaves may project up to three feet into the required side 
yard Balconies may not project into the required side yard. 

(2) The side yard setback is measured from the side lot line of the building site, except when a front yard is treated as a side 
yard, the setback is measured from the lot line or the required right-of-way as determined by the thoroughfare plan for all 
thoroughfares, whichever creates the greater setback. On minor streets, the setback is measured from the lot line or the existing 
right-of-way, whichever creates the greater setback. 

(A) When city council by ordinance establishes a specific right-of-way line for a street, the required setback is measured 
from that right-of-way line. 

(3) Reserved. 

(4) A unitary air conditioning unit may be located in the required side yard, but not nearer than three feet to the property line. 

(5) The building official may approve a ramp that projects into the required side yard to allow a handicapped person access 
to an existing single family, duplex, or handicapped group dwelling unit use. The ramp must be constructed with minimal 
encroachment and must be constructed to the applicable accessibility standard as determined by the building official. Initial 
review of a complete permit application for a ramp must be completed in 10 days. 
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#5.  Side yard 
provisions for 
residential districts 
51A-4.402(b) restricts 
reduced setbacks in 
(3) but this is a general 
provision and applies 
to most types of 
accessory structures 
such as garages, 
sheds, carports, etc.   
 
If a specific provision 
applies to a structure 
or use, the specific 
provision controls.   
 
The reference to 
swimming pools in (C) 
is only when seeking 
to reduce a side yard 
setback in (1) and not 
applicable to the 
Brookshire properties. 
 
 
 
 
 
 
 
 

 
 

TX > Dallas > The Dallas CilY. Code > SEC. 51A-4.402. MINIMUM SIDE YARD. @ @ @ @ @ @ 
(b) Side Y.ard provisions for residential districts. 

(1) In a single family district, one required side yard may be reduced below the setback required in this section, if the other 

side yard is increased to at least double the side yard required in this section, subject to the following conditions: 

(A) The minimum side yard between structures on contiguous lots must not be less than the minimum side yard required in 

this section. 

(B) To reduce the required side yard, a subdivision plat must be approved by the commission and filed with the county 

clerk showing the location of all building lines, and showing the proposed distances between the building lines and property lines, 

streets lines and alley lines. 

(C) A person may not erect an accessory structure except for a swimming pool and its appurtenances in the double side 

yard 

(2) Reserved. 

(3) In a residential district, a person need not provide a side yard setback for a structure accessory to a residential use, 

including a generator, if the structure: 

(A) does not exceed 15 feet in height; and 

(B) is located in the rear 30 percent of the lot 

Note: This paragraph does not apply to a front yard governed by the side yard regulations in Section 51A-U02 (such as a front 

yard treated as a side yard on a corner lot) 

(4) through (6) Reserved. 
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#6.  Swimming pool 
(private) is prohibited 
within a front yard 
setback per 51A-
4.217(b)(11)(E)(iii) but 
is specifically allowed 
within the side and 
rear setbacks.   
 
Because the 
Brookshire Circle 
frontage is governed 
by the side yard 
regulations this would 
allow a pool within the 
required side yard per 
Sec.51A-
4.217(b)(11)(E)(iii). 
 

 

TX > Dallas > The Dallas Ci~ > SEC. SlA-4.217. ACCESSORY USES. @ @ @) @ @ @ 
SEC. 51A-4.217. ACCESSORY USES. 

(a) General provisions. 

(1) An accessory use must be a use customarily incidental to a main use. A use listed in Sections 51A-4.201 through 

51A-4.216 may be an accessory use if the building official determines that the use is customarily incidental to a main use and 

otherwise complies with this section. Except as otherwise provided in this article, an accessory use must comply with all 

regulations applicable to the main use. 

(2) Except as otherwise provided in this article, an accessory use must be located on the same lot as the main use. 

(3) Except as otherwise provided in this article, accessory uses listed in Subsection (b) or in Sections 51A-4.201 through 

51A-5.216 are subject to the following area restrictions: If the use is conducted outside, it may not occupy more than five percent 

of the area of the lot containing the main use. If the use is conducted inside, it may not occupy more than five percent of the floor 

area of the main use. Any use which exceeds these area restrictions is considered to be a separate main use. 

(4) Except as otherwise provided in Subsection (b), an accessory use is permitted in any district in which the main use is 

permitted. 

(5) Except as provided in this paragraph, an alcohol related establishment that is customarily incidental to a main use, such 

as an alcohol related establishment within a hotel, restaurant, or general merchandise store, is not limited to the five percent area 

restriction in Section 51A-4.217(a)(3), and will be considered as part of the main use when determining the gross revenue derived 

by the establishment from the sale of alcoholic beverages for on-premise consumption. Accessory microbrewery, micro-distillery, 

or winery uses and accessory alcoholic beverage manufacturing uses may not occupy more than 40 percent of the total floor area 

of the main use. Any use that exceeds these area restrictions is considered a separate main use. 

(b) Specific accesso[Y uses. The following accessory uses are subject to the general provisions in Subsection (a) and the 

regulations and restrictions outlined below: 

TX > Dallas > The Dallas Ci!}: Code > SEC. SlA-4.217. ACCESSORY USES. @ @ @) @ @ @ 
• • 

(11) Swimming_pool (1:1rivate). 

(A) Definition A swimming pool constructed for the exclusive use of the residents of a residential use. 

(B) District restrictions: This accessory use is not permitted in the P(A) district. 

(C) Required off.street parking: None. 

(D) Required off-street loading: None. 

(E) Additional provisions 

(i) No private swimming pool may be operated as a business, except that private swimming lessons may be given under 

the home occupation use. 

(ii) No private swimming pool may be maintained in such a manner as to be hazardous or obnoxious to adjacent property 

owners. 

(iii) No private swimming pool may be constructed in the required front yard. However, a private swimming pool may be 

located within the required side or rear yard if it meets the requirements of Section 51A-4.217(a). 

(iv) A private swimming pool must be surrounded by a fence. 

(v) The area restrictions in Subsection (a)(3) do not apply to this use. 
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Additional Code 
References 

 

A.  Fence regulations Attached 
B. 51A-8.504(e)(1) 
speaks to 
encroachments of 
existing improvement 
for new plat 
applications. Not 
applicable because 
Dallas Building code 
does not restrict a 
swimming pool within 
any setback. “Existing 
improvement” is not a 
defined term 

 

 
 
 
 
 
 

C. Building = structure 

 
D. Single family land 
use 

Attached. 

 

IX > Dallas > The Dallas City Code > SEC. 51A·8.504. BLOCKS. @ @ @ @ @ @ 

(e} Lot lines and existing structures. 

(1} No plat may be approved if an existing improvement on the property would encroach upon a proposed lot line or setback line, unless the existing improvement is to be removed or relocated, or 

unless the encroachment is authorized by the Dallas Building Code. 

(2) No plat may be approved if the location of a proposed lot l ine would create a structure not in strict compliance with the Dallas Building Code, as amended, or the Dallas Development Code, as 

amended, unless the existing structure is to be removed, relocated, or altered to comply. 

(3) Notwithstanding Paragraphs (1) and (2), dedications for public infrastructure may be accomplished even if a structure encroaches, provided appropriate language is executed to convey an estate 

in expectancy (Ord. Nos. 20092; 21186; 23384; 24731; 25047; 28073; 29478 ; 31394) 

TX > Dallas > The Dallas Cit~ Code > ARTICLE II. INTERPRETATIONS AND DEFINITIONS. @ @ @ @ 

ARTICLE II. 

INTERPRETATIONS AND DEFINITIONS. 

SEC. 51A-2.101. INTERPRETATIONS. 

Unless the context clearly indicates otherwise, the following ru les apply in interpreting this chapter: 

(1) Words used in the present tense indude the future tense. 

(2) Words in the singular include the plural, and words in the plural include the singular. 

(3) The word "building• indudes the word 'structure", and the word "structure' includes the word "building.• 

(4) The word · Ior includes the words ' building site,' "site," "pier or "tract.' 

(5) The word "shall" is mandatory and not discretionary. 

(6) If there is a conflict: 

(A) the text of this chapter controls over the charts or any other graphic display in this chapter; 

(B) the use regulations (Division ~ ) control over the district regulations (Division ~ . et seq.) in this chapter; and 

(C) the text, charts, or other graphic display in Article XIII control over the text, charts, or other graphic display in other articles of this chapter. (Ord. Nos. 19455; 27 495) 
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12/24/23, 9:13 AM Dallas Contractor Utility - Master Permit - 2103101081

https://developdallas.dallascityhall.com/Default.aspx?PossePresentation=MasterPermitPublic&PosseObjectId=164286094 1/1

Dallas Home Building Inspection Home Offices Records Newsletter Government
Master Permit - 2103101081

Details Trades Documents Zoning Info

Property

Street Address

View 7217 BROOKSHIRE DR

Status: Work Completed Application Date: Mar 10, 2021
Issue Date: May 5, 2021
Completed Date: Jul 20, 2023

Applicant Contractor
Kim Sorrels LAKIN ENTERPRISES

400 DONLEY CT
SOUTHLAKE, TX 76092
(817) 874-9676

Owner Category: PRIVATE Fee Web Contractor:
Work Description: 1111-CONSTRUCT NEW SFD
Land Use Description: SINGLE FAMILY DWELLING

Project
Doing business as:
Activity: (A) New Construction

Occupancy: R3 Selling Alcohol: Dwelling Units: 1

Constr. Type: VB Dance Floor: Stories: 2
Bedrooms:

Sq Ft Cost Bathrooms:

New: 6,354 New: $0.00 Sprinkler: None

Remodel: Remodel: $0.00 Required Parking: 2

Total: 6,354 Job Value: $0.00 Proposed Parking: 3

CA Not Required: Subdivision not Required:

Sustainable Construction and Development | Building Inspection Division | 214/948-4480|www.dallascityhall.com

Main Menu
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Ex. B - 001

DATE: 15.Feb2022 PERMIT APPLICATION .JOB NO: (OFFICE USE ONLY) 

Pl.EASE TYPE ORPRJHT Cl.EARl...Y I 0'2.~ 
APPLICATION lYPE 

REGULAR @ 1::.XPRESS Q 
PERMIT NO: (OFFICE USE ONLY) 

z.~o gc 3 o 'I 

Ctty of Dallas 

STREET ADDRESS OF PROPOSED. PROJECT 
l Sl.l!TSBL.DGIFlOOR NO 

r
USE. OF P~Eran< 

7217 Brookshire drive resideatiat home 

APPLICANT 

l'
AOORESS ClTY 

!
STATE 

BI
ZJPCOOE 

Deep Blue Custom Pools 400 Donley Court Southlake Texas 76092 

DBA (1F APPUCABLE) PHONENO E-MAlL Jll)!)IRESS [MAY 8E USEn FOR OA'laAL COMMUNICATION) 

8178,749676 stevelakln@aoloom 

CONTRACTOR~NOME>UAL 
ICONTRACTORNUMSER 

PIN ~/WVNAME 

Steve Lakil'l Deep Blue OJstw:n Pools 

CURRENT HOME REPAIR lo 
¥ES l@NO 

IF YES. UST NUMBER l'liOIIIENO E--IMA.ADORESS~ SE USED FOR OFFICIAL COMMUNICATION) 
LICENSE ON,flLE? 8178749676 steYeiakin aoJ.com 
PROPERTY OWNER (INDIVIDUAL CONTACT) ADDRESS CITY 

I
STAlE 

El I
ZIP CODE. 

Peter & Kristie Kofed 7217 Brookshire Drive DaJtas Texas 75230 

PROf>ERTY OWl'IER {COl'IIPAlff NII.ME} ~KO ~ IOOR£SS rµAY BE USEDRllU'.lff'lOH.. CQMMUNIC:f\TlOK) 

na 

~
6CRIPTI~ OF PRecKJOP.QSED PROJECT 
ew poo , spa d ng 

-- >-

N:1-'I CONST HEW CONST 

<..lJ r <C 
~ Q Mn1 OTH:1' w MfD,011-!ER 
z - ' a:. 
0 ,S? <= r= ~ ,._ 

f~I f.JODl::L I- fJ' RSNJOB. <( Q) ·fl.I "" => E :z-
...J ~ 0 ~ ~ 0 > () TOl Ill V/\LU!,TION TOTALAAEA 

C-2.6 
PLEASE INDICATE All TYPES OF WORK lliAT Wlll BE PART OF THIS PROJECT BY CHECKING THE APPROPRfATE BOX 

□ BUILll>ING D PLOMBING D FEl!lCE □ DRIVEAPPROACH. 0 . BAO:FLCM' D BA.RRIO,,.OE D ENERGY 

D ELECTRJCAL D FIRESPRKLR D SIGN ~ SWIMMING POOL .□ CUSTOMER SVC D GREEN □ PAVING/GRADING 

D MECHANICAL D FIRE ALARM □ LANDSCAPE 0 LAWN-SPRINKLER □ FLAMMABLE LIQUID □ OTHER 

All food service establishments require a grease interceptor ta be installed on site. Is there a grease interceptor·on site? IQ YES ](!) NO 

The foHowing is appficabra to arr app~caUons for buirding parn1its that aie accept&d' and' rouroo· foi any revie-.,,vs. As required' l:ly Texas tocar Government Cod'e 
Section:214.9D4, the City of Dallas will _gr:ant (Approve) or derw your building permit application to erect or improve a building or other structure no later than the 

45th ,day after t/:le ai:;,plication is submitted. ·oel'.lial-m a permit ~pplicaiiol'.1 in ie11iew_ that .requires ievisions •!Dr •Mrrections may be avoided by ~gr.eei1"1g to allow 
the City the following additional time to review ihe appiicaiion: 

I hereby agree to a deadtine of 14' days to grant or deny the permit after the date of. the approvat of alt of the. fotrowing re.1,1iews, as,appficabte, w~ere,!he 
applicant has provided the plans examiners the requested corrections, plans. and acUons.; and, the.contractor has been named on the.permit: 

Zoning, Building Code,. Residential Code, Electrical Code, PlumbingJMechanicaJ Code, Fuel. Gas Code, Energ}( Code, Green Building. Code, Health,. Historical/ 
Conserwtion District,. Engineering/Flood Plain, Water Utilities, Fire C'ode, lands·caping and AjJ,latJon. 

If the permit is granted (Approved) within this deadline the City will retain and/or assess all fees. If the permit is denied within this deadline, the City will retain all 
plan review fees and 20 percent of the permit fees. If the perm It application is· not granted or denied with in the. agreed additional time of-review, tne. City will 
refund any permrt fees that have been collected and the C.'t'; may not collect :my permftfees assocfated'with the app!fcation. 

01AGREE. Q I DO NOT AGREE. 

I UNDERSTAND.THAT -THIS PERMIT APPLICATION WILL EXPIRE IN 180 DAYS FROM THE APPLICATION DATE. I MAY REQUEST IN WRITING AN 
ADD1TIONAl 180 DAY EXTENSlON OF TI-IE PERMIT APPLlCATION PR!OR TO THE APPllCATlON EXPIRATJON. IF lHE APPLICATION IS ALLOWED 
TO EtXPIRE, mww ONLY BE R6ACT[<\IIATED BY THE FILING OFtA NEW~PPLICATIDN INCLUDING<A.PPLIOABLE PliANSi'AND FEES 

I HAVE CAREFULL:Y READ THE COMPl:ETED APPLICATION AND KNOW THE SAME IS TRUE AND CORRECT AND HEREBY AGREE THAT IF A 
PERMIT IS ISSUED ALL PROVISIONS OF THE crrY ORDINA1'JCES A:ND STATE LAWS WILL BE COMPLIED WITH WHETHER HEREltll SPECIFIED OR 
NOT. ! A-~~ THE OWNER OF THE PROPER'l'Y OR THE DULY .ia.LfT-HOR-!ZEr:o :n.'GENT. PERM!SS!ON tS HEREBY GR1'.NTED TO·Er-.ITER PREM!SE'S AND 

:MAK£ ALL INSPECTIONS. -1 AL:SO •AFFIRM THAT THE £MAIL ADDRESS GIVEN ABOVE MAY -BE USED FOR OFFIGIAL CQMMUNIGATION 
CONCERNING THIS APPLICATION AND PERMIT. 

--- -

muc""'""~J &, / ;t/ 
DATE OF APPLICATION SUBMISSION 

(. /~ feh .202 2-
/ SUSTAINABLE DEVELOPMENT AND CONSTRUCTION .DEPARTMENT • BUILDING INSPECTION DIVISION 

OAK CLIFF MUNICIPAL CENTER, 320 E. JEFFERSON BLVD_., ROOM 'f18, DALLAS, TX 7.5203 • TEL NO, (214) 948-4480 REV 1 n,;26t2b20 
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Ex. B - 002

FOR OFFICE USE ONLY 
STREET ADDRESS OF PROPOSEO PROJECT r UITE/BLOG/R.OOR NO PROJECT/PERMIT NUMB~ 

r?I 7 ~Aot s~ ~e 't=.l-- . 2 2.D34' 3 ( t>f./c/ . 
ZONING BUILDING MISCELLANEOUS 

I.AND USE TYPE OF WORK BASE ZON'c'.G ""I PD CONSTRUCJ10N TYPE: OCCUPANCY AC.TIVITY QWN 

JI I I ./Io S ._ .. , ~ ~ \l"S ~~ ~ ~ 
LOT 

/ 

BLOCK REQUIRED PARKJ~ PROPOSED PARKING: SPRINKLER OCCUPANT. LOAD FLOODPUJN AIRPORT 

1 t., ussu, 
LOT AREA ( BOA SUP RAR STORIES DWELLING UNITS SPECIAL INSPECTIONS HISTORICAL 

DIR EARLY REL.EASE DEED RESTRICTION PARKING AGREEMENT NUMBER BEDROOMS NUMBER BATHROOMS DRY LL 

ROUTE TO \ REVIEWER DATE APPLICAilON REMARKS FEE CA~CULATtONS ($) . 
FRE'SCfiEEN / /1 /'l I I PERMIT FEE 'f: 6 2 s 

I I ~I!, I 20,"-~tNG I L,. 4 SVRCHPIRGE 
BUILDING / ' I ( ( , 

!'>LAN. REVIEW FEE ,S , 
5 0 ELECTRICAL 

PLUMBING/MECHANICAL PREQUALIFIOATION REVIEW FEE 

' GREEN BUILDING EXPRESS•Pl.AN RB/JEW 

HEALTH HOURLY'FEE.TOTAL 

HEAL-TH PERMIT APPLICATION FEE 
HISTORICAUCONS DIST-

ENGINEERING HE<IL TH PLAN REVIEW,FEES 

WATER OTHER FEES 

FFRE 
OTHER FEES 

LANDSCAPING 

AVIA.TlO~ TOTAL FEES M 

OTHER: $ '175 
PLAN REVIEW NOTES 

SUSTIUN~B1.£ DEVELOPMENT ANO CONSTRUCTION DEPARTMENT • BUILDING INSPECTION OIYlSIQN 
OAK CLIFF MUNICIPAL CENTER, '.320 E. JEFFERSON BL\10., ROOM 118, D!'..LtAS, lX 75203 • TEL NO. (2141948-4480 
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Ex. B - 003

SWIMMING POOUSPA PERMIT 
APPLICATION CHECKLIST a 
REQUIRED DOCUMENTS FOR 
SWIMMING POOUSPA PERMIT CITY OF DALLAS 

By checking each requ,rnment ycu am Slating :hat '/OU ha110 supphoo ~oooct an<! complet1: 
information. In the event tllal thc requited 1niormation is no! ccruaine<J if'I the Submt!l:ed dccumcnts. 
ycu •Nill bo notified of the dc:ficioncy_ Falk.ir!f i!l supply the additloool requested itlformallon w(thi!l fi·,c 
(S} \1/Qrking davs alt:er notification ma~ result in your ~:pl/canon. b-0mg di:ilayed and c,..-enrua!ly 
discarded. A new aw!icalion. the onginal apPlicatico_ comple!c: plans. and a now checklist 11.-ill b-0 
rcquirnd for re-submittal for plan re..-iew. This rc-subrninal !Nill oo tr.oatcd as a new application and "•ill 
b-0 processed in order ot recoipt 

( 1) The 1nslallat1on of prefabncaled sw,mmmg pool accessory to single famtly or two 
family dwellings m whrch the pool wall is completely above ad1acenl grade. the pool 
capacity does no1 exceed 5.000 gallons. and the pool depth is less than 24 inches 
(610mm) does not require a pool permit All other pools require a permit. 

(2 ) ,r your pool plan includes a backwash dram water frller or seNices that have to be 
moved. you v., 11 need a Sv.'lmmmg Pool Perm1L 

\3} If eleclnca\ or plumbmg work lS. done m associalmn vnl.h swimming pool installation il 
will require an electrical or plumbmg permit. 

(4/ If pool is being installed inside or on lop of a butldrng - engine€nng drawings are 
required_ 

1. 
2. 

Compleled peITTlil app[lcation 
Two (2i copies of a sile plan to mciude: 
Drawn lo scale and dime.nsJOned {minimum scale¼" ·::- n 
North arrow 
All property lines 
Swimming poof specrhcabons 
Footpnnl of all structures (outline) showing ~acement on the oroperty 
and front. srde and rear yard setbacks 
Footpnnt of the swimming pool and location of filter and pump. pool 
healer and other accessory equipment 
Location of all easements. platted building Imes 
Location of fence. wall or other barrier enclosing the swimming pool 
Description or alarm syslem lo be installed on all doors and gates into the 
s.vjmmirrg pool enclosure imay be a cop.y of a system ·cut sheet") or 
altemalNe of self-closing, self-latching doors and gales. as required by of 
the Dal.las Building Code 

Bu1ld1ng lnspect1on Department 320 E. Joffersoo 81·:cU)allas. TX 7~203 Telephooe 214-948-4480 
Staff cannot accept tncomplflt.e or illegible documents 

Re1r~o 10-16-07 by ~c 
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CERTIFICATION 
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Ex. B - 005

CUSTOM DtSIGNcDJO~ 
Kofoed Farnily Pool 

1';217 Brookshire Drive 
Dallas, TX 

I SUBJECT TO Fll:LD 
' 1NSPECTORS APPROVAL 

e 

I --- Pool f:guipment, -
60 sqft DE f ilte.r 

Polaris cleaner, 
·'400K natural gas hEeater 

• VS 2.70 Hp pump 
:,:randy cornp_uter w/VJ_IfI 
6:.!lpos!l'd By 

sH:v1: LAKIN 
rJ,.CIWi~g: ~ 

Last :i,,vised: ,i/1!!/i?02;? 
---------- ·---··•· ---

16 o" -• 
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---·-·------- -·--··----- ~-----·· -~·--------··· - -------
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THESE ,PllV!S HAVE BEEN REVIEWED BY 
TH~ f3! l,'.J;IN2 li'<'.TECTION DIVISIO~J AND 
"Di: A"lp~ i" ' ' ' ' 
·'"'"~ ;._:r;C~VED fUnHE START OF CON-
STKU~' '.°t; -~NY CE. ViHION FROM THESE 

BU DATE EY ___ _ 
' 

THIS APPROVAL DOSS NOT PEF(M/T 
THE v1ou,T10N dF ,:,.:;y cny 

25 , O" ORDINANCE rn~:tTAft. LAW. 
-----···· ---: :----··---~~~-~-~ 

'. 

. , I Equipment 
' ' 1'[ I I 

---- •----,----4¾--+-•---_. - ••-•--•-•-•-•••--••••--••»a• --•--••' 

I I I I 
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Ex. C - 001

a Permit# 2203031044 
City of Dallas Issue Date: 03/11/2022 

Sustainable Contruction and Development I Building Inspection Division I 214/948-4480 I www.dallascityhall.com 

ddress: 

Land Use Description: 

Work Descri tion: 

Walue Of Work: 

Owner Or Tenant: 

7217 BROOKSHIRE DR 75230 

SINGLE FAMILY DWELLING 

INSTALL SWIMMING POOL 

$0.00 

PETER & KRISTIE KOFED 
7122 BROOKSHIRE CIR , DALLAS TEXAS 752304202 UNITED 

STATES OF AMERICA 
Applicant: STEVE LAKIN 
Contractor: DEEP BLUE CUSTOM POOLS 
Business Address: 400 DONLEY COURT, SOUTHLAKE, TX 76092 
Telephone: 817/874-9676 Fax: 

Lot: 1 Block: 6/6586 
Historic Dist: Consv Dist: 
Dwlg Units: Stories: 
Type Const: VB Sprinkler: None 
Inches Of Removed Trees: 

ALL WORK SUBJECT TO FIELD INSPECTOR APPROVAL 

Zoning:R-16(A) 
Pro Park: 
New Area: 
OccCode: R3 

PDD: 
Req Park: 
Lot Area: 24419 
0cc Load: 

SUP: 
Park Agrmt: N 
Total Area: 528 

This document is issued on the basis of information furnished in the application and is subject to the provisions of all 

governing ordinances, which must be complied with, whether or not herein specified. 

THIS DOCUMENT SHALL BE POSTED AT WORK SITE AND IS SUBJECT TO CANCELLATION UPON NOTICE. 127



Ex. C - 002

City of Dallas Trade Type: Swimming Pool 

Sustainable Development and Construction I Building Inspection Division I www.dallascityhall.com 

Walidation #: 

ddress: 

Issue Date: 

Land Use Description: 

Work Description: 

Authorized Date: 
Owner Or Tenant: 

Applicant: 
Contractor: 
Business Address: 
Telephone: 

District Office NE 

2203031044161 

7217 BROOKSHIRE DR 75230 

03/11/2022 

SINGLE FAMILY DWELLING 

1108-INSTALL SWIMMING POOL 

03/03/2022 
PETER & KRISTIE KOFED 
7122 BROOKSHIRE CIR , DALLAS TEXAS 752304202 UNITED 

STATES OF AMERICA 
STEVE LAKIN 
DEEP BLUE CUSTOM POOLS 
400 DONLEY COURT, 
817/874-9676 Fax: 

Lot: 1 Block: 6/6586 Zoning: R-16(A) PDD: SUP: 
Historic Dist: Consv Dist: Pro Park: Req Park: Park Agrmt: N 
Dwlg Units: Stories: New Area: Lot Area: 24419 Total Area: 528 
Type Const: VB Sprinkler: None 0cc Code: R3 0cc Load: 

For inspections call 214/670-5313, 24 hours. You will need your validation number 
2203031044161 and one of the inspection types from the list below. 

140 Pre-Water I Final 

r<our insP-ector is: Kevin Reid at {214} 670-7291 

Note: 7 AM cut-off for same day inspections!! Reinspection fees will be charged if the work is not ready or 
property is inaccessible. For partial inspection of area or additional assistance, call (214) 670-7278 from 8 AM to 
4:30 PM Monday through Friday. 
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Ex. C - 003

City of Dallas Trade Type: Electrical 

Sustainable Development and Construction I Building Inspection Division I www.dallascityhall.com 

Walidation #: 

ddress: 

Issue Date: 

Land Use Description: 

Work Description: 

Authorized Date: 
Owner Or Tenant: 

Applicant: 
Contractor: 
Business Address: 
Telephone: 

District Office NE 

2203031044301 

7217 BROOKSHIRE DR 75230 

03/11/2022 

SINGLE FAMILY DWELLING 

3005-WIRE SWIMMING POOL 

03/18/2022 
PETER & KRISTIE KOFED 
7122 BROOKSHIRE CIR , DALLAS TEXAS 752304202 UNITED 

STATES OF AMERICA 
STEVE LAKIN 
AQUA GROUP ELECTRIC 
2802, 
817 /416-8577 Fax: 866/910-3703 

Lot: 1 Block: 6/6586 Zoning: R-16(A) PDD: SUP: 
Historic Dist: Consv Dist: Pro Park: Req Park: Park Agrmt: N 
Dwlg Units: Stories: New Area: Lot Area: 24419 Total Area: 528 
Type Const: VB Sprinkler: None 0cc Code: R3 0cc Load: 

For inspections call 214/670-5313, 24 hours. You will need your validation number 
2203031044301 and one of the inspection types from the list below. 

305 Structural Pool Shell 

312 Pool Bonding 

321 Rough Walls 

330 Rough all above floor level 

310 Electrical Service 

314 T-Pole 

322 Rough Ceiling 

340 Final 

~our ins~ector is: Mike Anguiano at {214) 670-7286 

311 Landscape Lighting (Underground) 

320 Rough below floor level 

323 (LIFER) Concrete Encase Electrode 

Note: 7 AM cut-off for same day inspections!! Reinspection fees will be charged if the work is not ready or 
property is inaccessible. For partial inspection of area or additional assistance, call (214) 670-7278 from 8 AM to 
4:30 PM Monday through Friday. 
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Ex. C - 004

City of Dallas Trade Type: Plumbing 

Sustainable Development and Construction I Building Inspection Division I www.dallascityhall.com 

Walidation #: 

ddress: 

Issue Date: 

Land Use Description: 

Work Description: 

Authorized Date: 
Owner Or Tenant: 

Applicant: 
Contractor: 
Business Address: 
Telephone: 

District Office NE 

2203031044201 

7217 BROOKSHIRE DR 75230 

03/11/2022 

SINGLE FAMILY DWELLING 

2003-GAS RELAY OR REPAIR WITH TEST 

06/29/2022 
PETER & KRISTIE KOFED 
7122 BROOKSHIRE CIR , DALLAS TEXAS 752304202 UNITED 

STATES OF AMERICA 
STEVE LAKIN 
AQUA GROUP ELECTRIC 
2802, 
817 /416-8577 Fax: 866/910-3703 

Lot: 1 Block: 6/6586 Zoning: R-16(A) PDD: SUP: 
Historic Dist: Consv Dist: Pro Park: Req Park: Park Agrmt: N 
Dwlg Units: Stories: New Area: Lot Area: 24419 Total Area: 528 
Type Const: VB Sprinkler: None 0cc Code: R3 0cc Load: 

For inspections call 214/670-5313, 24 hours. You will need your validation number 
2203031044201 and one of the inspection types from the list below. 

210 Utility service sewer-water-gas 212 Swimming Pool (Plumbing) 

230 Rough above floor level, top out, shower pan 231 Temporary Heat 

~our ins~ector is: Crit Fowler at (214) 670-7296 

220 Rough below floor level, DI/IN, water, etc. 

240 Final 

Note: 7 AM cut-off for same day inspections!! Reinspection fees will be charged if the work is not ready or 
property is inaccessible. For partial inspection of area or additional assistance, call (214) 670-7278 from 8 AM to 
4:30 PM Monday through Friday. 
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Ex. D - 001

• 

Case No.: BOA i c:JJ3-0S-3 

t...B_Y_: -· ·--1· -:.:,,'-~-.-.-:a::.:t -=-a ..-Re::;a=-:t~ive tt.Subject Property: Date:! '//Lt!J. 3 
Location a~~ess: 7JJ. 7 bR co\c&~ ,Ji_ e QA, ~e Zoning District: -..a.~_ .,,_ \'-3Le=---.-et\-

1

..._ ____ _ 

Lot No. : / Block No.:C/C,58b Acreage: ,5(.Q Census Tract: ___________ _ 

Street Frontage (in Feet): 1) {O\Q 2) ~7H 3) ____ 4) ___ S) _________ ___ 

To the Honorable Board of Adjustment: n I ~ 
OwnerofProperty(perWarrantyDeed): P-f1-e.<, ko ~ 0 ec;X /!a,~J,e_ {( ~ 
Applicant: S+e-...e LCtk 1 ;.._ Telephone: &J 7 8} 1/- 9'C 7 -b 
Ma;t;,g Address, !,a:, Do,J l?. c I Sc..A~J,,,J--u Zip Codec _7t~c;~o~9~2 _ ___ _ 

E-mail Address: S.+t'ue LQ~) (\ a) Ao t. . c.o vV1 

Represented by: 6:± 8, c} e. l-0, k 1 ·f\ Telephone: g J 7 8 7 'I- 9 C 71, 

MailingAddress:lt'Cb Q:,,,},:yc: So ..1 i~la(ceJ }X, ZipCode: 7Czo CJ')._ 

E-mail Address: b ·t 0v L < J t'\ ;) 0 L , CO yVI 

· C 

Application is made to the Board of Adjustment, in accord an 
Grant the described appeal for the following reason: 

Note to Applicant: If the appeal requested in this application is granted by the Board of Adjustment, a permit must 
be applied for within 180 days of the date of the final action·of the Board, unless the'JJloar sp ifically grants a 
longer period. Q A.. 

Affidavit /~~ -

Before me the undersigned on this day personally appeared _ ...l[~+-!-t'=-.::cv..;;e;;:__..;;~-= .... k .... 1 ........ t1_,__ _______ _ 

l RE\/ 01.16 2023 
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Ex. D - 002

0 
::,-
Cl) 
-, 
3 
Cl) 
::, 

I hereby certify that 

did submit a request 

at 

Building Official's Report 

STEVE LAKIN 

:::c 
~ 

3 
Cl) -, 
71:' 
(/) 

for a special exception to the fence height regulations 

7217 Brookshire 

> 
"O 
"O 
~ 

~ 
~ 
Cl) 
(/) 
I 
I 

G) 
-, 
Cl) 
::, -~ a. 
0 
:::c 
C 
~ 
::, 
~ 
a. 

BDA223-053. Application of STEVE LAKIN for a special exception to the fence height 
regulations at 7217 BROOKSHIRE CIRCLE. This property is more fully described as 
Block 6/6586, Lot 1, and is zoned R-16(A), which limits the height of a fence in the front 
yard to 4 feet. The applicant proposes to construct a 6 foot high fence in a required front 
yard, which will require a 2 foot special exception to the fence regulations. 

Sincerely, 

C. 
C 
Cl) -~ 
0 

~> 
.... 
:I: 
~ >~s: Cl) :::c - m :t c03: ::, 
cc ozo 

"T1 -f :::c 
>>> c~Z 
c... m C 
C: z C: 
Cl) CD 3: 
-f-< 0 
3: -f "T1 m :I: 
Zm 
-f 
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Ex. D - 003

CITY OF r::w.u5 

AFFIDAVIT 

Appeal number: BDA ____.:._lj,;_').,,_3_✓_bS_____;:,,J:;..__ __ 

I, _ ______cK_ c~_~__,'-~--~-- _ -l<c...:..i}_ ~- ~-----------' Owner of the subject property 
(Owner or "Grantee" of property as it appears on the Warranty Deed) 

(Address of property as stat don application) 

Authorize: __ __,Zb""--J._~_ V-=--l ____..!.._W~:_l:_k-_____________________ _ 
(Applicant's name as stated on application) 

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

___ Variance ( specify below) 

✓ Special Exception (specify below) 

___ Other Appeal (specify below) 

Specify: ----'-1-'--"-vt 'y'-"'-'il,::......:.._U -~-w_w_~ oJ_ ~_ (A,u_____-=-------.e....OIA,,---""'-----~,.,__,__' .ct"'----"----+-~tW_ A_____,1._____,,:§r'--'-'-'-dt__,____,1'--+-'--'u"-------"-A-­

j' q:Yo 11--V 1 tV ,j 

Print name of property owner or registered agent 

Date f [V ( 1,1 
Before me, the undersigned, on this day personally appeared '{.\ r CS'!\ e <s. ¥-.cf 'De&, 

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

Subscribed and sworn to before me this Lt;,.. day of ~~~f~;~\ _______ _;:;2-=...,,0..c...:~;:..~,e__ ___ _ 

JOYCE SANDERSON 
Notary 10 # 123945927 
My Commission Expires 

August 3. 2025 

mmission expires on{+y~ • ~ 1 ;).1);}5" 

13 
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Ex. D - 004

C 

CITY Of IW..lAS 

AFFIDAVIT 

Appeal number: BDA j,, Z.3- 0$3 

I, Pr,i)e /CoF()fJ) , Owner of the subject property 
(Owner or "Grantee" of property as it appears on the Warranty Deed) 

at: 1,-Q(":/-- BRCX'.>~SH JR€ DR 1)/}lltfS'_ Tx 
(Address of property as stated on application) 

Authorize: _ S_ ~_----=--E ___ {✓.--=---/4--'---~---=-//V--=----------------
(Applicant's name as stated on application) 

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

___ Variance (specify below) 

2C Special Exception (specify below) 

___ Other Appeal (specify below) 

Specify: //U S't'A-LL b 
I 

llJO(:,')) ON 

owner or registered agent 

Before me, the undersigned, on this day personally appeared eek k: o~oecl 

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

Subscribed and sworn to before me this 0 t)... day of Ape: l , ...... ~.......,.D~ci"""'---3~----

JOYCE SANDl:RSON 
Notary 10 # 123945927 
My Commission Expires 

August 3, 2025 

Commission expires on i~hA;)~/ ;;)D~5 

13 
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Ex. D - 005

I 

~-
.. _latv umrts 
Aoa:l plah 

0.2 Pct Annual Fbod Hazard 

0 1 PttAmual Chance Fbod Hazard 

t:JPancs 

D Certfl!:d Parcels 

CJaas~ Zmlng 

I 

This data is to be used for graphical 
representation only. The accuracy is not to be 
taken/used as data produced by a Registered 
Professional Land Surveyor (RPLS) for the State 
of Texas. 'This product is for informational 
purposes and may not have been prepared for or 
be suitable for legal, engineering, or surveying 
purposes. It does not represent an on-the-ground 
survey and represents only the approximate 
relative location of property boundaries.' (Texas 
Government Code§ 2051.102) 1:2,400 135



Ex. D
 - 006

CITY OF DALLAS PLAT BOOKS 
•ANNEXED MA~l ORD. NO--'Uti ADDITION Hl~LCREST HAVENS .JIIQ, 

SURVEY ABST .. .!m 
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Ex. D - 007

PROPeR1Y OE5CIFOON 
Add<ess· n11(7121 ps 0o1os c.nwi Ajlpn>ioal) - <:.rdo. 8oing 1.o1 1. ;,, lllod< 6/6586, o1 
- - Addition Socond -. an Addt.oon lo the City ol Dallas. Dalas eo..,ty. Texos. 
occording lo tho Mop/Plot the<eof reconled 11 Volume 25, Page 43, rJ the Mop Recuds. of Oolos 
Cot#lty. 1 «<JS -¢-Roome 

Land Surveying 
2000 Avenue G. Suite 810 

Plano. Texas 75074 
Phone /972) 423-43 72 I Fax /972) 423-7523 

www.roomesurve in .com I Firm No. 10013100 
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NOlrS· (1) Source beorin<J ,. bos<d an recorded plot ooless othenose noted (2) (CM) * Controlling monument (J) ~·• signature •-I oppeor ;,, red ;nk 
on oog,nal copies. (4) No port rJ tho subject property lies .;th;n o Spec,ol Flood Hozord /1/eo onundoled by 100-yeor flood per Mop Number 4811JC 01951< 
ol tho , E-M.A Flood Insurance Rate Mops fo.- Oalos County. Texas & lrlco,po,ated /1/eo doled July 7, 2014 (Zone X) To;s slolemenl does not rnply tho! the 
property and/or structures be free from flooding or flood domoge On occasion, greater floods con &: witl occur &: flood heights moy be increased by 
mon-mode o.- noturol causes. This flood statement sholl not creole iobdity oo the port of the '""'YO' (5) fml grade assumed rlffiShed lloor _.,.. ore 
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CERrff.ATION 
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the sub,ect property & 1f shown. k>cotion & type of buildings & visible improvements hereon 

Dole ♦/4/2023 R..,.,ed __ Job No. [S705877 
Title comm,tmenl/Survey Re-quest tlle No __ 
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Ex. D - 008
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Ex. E - 001

July 19, 2023 

Steve Lakin 
400 Donley Ct. 
Southlake, TX 76092 
stevelakin@aol .com 

City of Dallas 

Re: BDA223-053(GB), Property at 7217 Brookshire Dr. 

Dear Mr. Lakin: 

The Board of Adjustment Panel C, at its public hearing held on Monday, July 17, 2023, 
moved to DENIED the special exception requested by this applicant to construct and/or 
maintain a 6-foot-high fence without prejudice, because our evaluation of the property and 
the testimony shows that granting the application would adversely affect neighboring 
property. 

A denial without pre·udice allows for you to resubmit the reguest to the same panel for 
consideration as a new ain~lication. You ma also elect to contact the district court for th 
coun~ to RUrsue an ap eal of the board's decision within 10 days of the meeting where the 
decision was reached. 

Should you have any further questions regarding the Board's action, please contact me at 
(214) 948-4476 or Giahanna.bridges@dallas.gov. 

Respectfully, 

Giahanna Bridges, Senior Planner 
Board of Adjustment 
Development Services Department 

c: Code Enforcement, 3112 Canton, Room 100 
Diana Barkume, Development Services, 320 E. Jefferson #210 
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Ex. E - 002

• 

I Case No.: BOAi c)c}J-().)3 
BY: •• • •••• •• ----~·t·~ .. -~-; ·;i~fo Subject Property:_____________ Date:! • L.//U / :}3 l 

Location add~;s: 7JJ 7 bf- cok<;~ ,i e Qp.,, ~e Zoning District: _ _,~_ .... .._,\Le_~,_

1

_.__._~---

Lot No.:/ Block No.: C/GSfsb Acreage: _, __ 5'-~--Census Tract: ___________ _ 

Street Frontage (in Feet): 1) (v\Q 2) ~ 3) ____ 4) ____ S) __________ ~ 
To the Honorable Board of Adjustment: n ~ 
Owner of Property (per Warranty Deed): _:i:.-.::e-t:_:_. -C:_c.;:z,.___~~...;~~C:::.)_e~c;X::___~>..µ..!-"--l-'-""'-.L.-'<C..:~:::.· ~_,_,,:;_· -

Applicant: S±e--e lee~ , ~ Telephone: ____,~ __ -=-.,._1/_-_?;..;..c_· _7_,£_ 

MaWng Addcess, ~(b {:!o ,v le~ _ c I So.A~"'"" , 7-1.. z;p Code --'-7<-"G"--'o""--'-9_.2,,""'. cc__ ___ _ 

E-rnail Address: S.+eue LQts_ JI\ Z> Ao t. . Co vvl 

Represented by: 6-+ e,;;) e lo_ k-, ·f\ Telephone: f? / 7 8 7 '-/ · 9' C 71, 

Mailing Address: '-tco a,,.).ei1C+ ~oJ-t~laJc:eJ·,-x Zip Code: 7 c; 0 CJ ')_. 

E-mail Address: &-\ 0v L r< I·" :) 0 l , CO yV) 

. C 

Application is made to the Board of Adjustment, in accord an 
Grant the described appeal for the following reason: 

140



Ex. E - 003
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Building Official's Report 

I hereby certify that STEVE LAKIN 
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did submit a request for a special exception to the fence height regulations 
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BDA223-053. Application of STEVE LAKIN for a special exception to the fence height 
regulations at 7217 BROOKSHIRE CIRCLE. This property is more fully described as 
Block 6/6586, Lot 1, and is zoned R-16(A), which limits the height of a fence in the front 
yard to 4 feet. The applicant proposes to construct a 6 foot high fence in a required front 
yard, which will require a 2 foot special exception to the fence regulations. 

BOAR:_) OF A!_,1JUS';'ME 11T DiCI~ION FJT.,ED 
IN TH I: n r ~IC[ OF TJlE BOARD OF t\DJUSTME1'1 
THIS TIIE ~~\'4 __ _ _ ___ DAY OF 
-~- ----- -· ' 20 is. 

Sincerely, 

And~w"'t~~FM, CCEA 
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Ex. F - 001

Certificate o£Completion I 
Permit: 2103101081 

SINGLE FAMILY DWELLING 

7217 BROOKSHIRE DR 

Builder: LAKIN ENTERPRISES 

Andrew Espinoza, CBO, MCP, CFM, CCEA 

07/20/2023 

This structure has been inspected for compliance with the City of Dallas 
construction and zoning codes and ordinances and is found to be in compliance. 
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12/26/23, 8:40 AM Dallas Contractor Utility - Master Permit - 2203031044

https://developdallas.dallascityhall.com/Default.aspx?PossePresentation=MasterPermitPublic&PosseObjectId=170356122 1/1

Dallas Home Building Inspection Home Offices Records Newsletter Government
Master Permit - 2203031044

Details Trades Documents Zoning Info

Property

Street Address

View 7217 BROOKSHIRE DR

Status: Work Completed Application Date: Mar 3, 2022
Issue Date: Mar 11, 2022
Completed Date: Aug 18, 2023

Applicant Contractor
STEVE LAKIN DEEP BLUE CUSTOM POOLS

400 DONLEY COURT
SOUTHLAKE, TX 76092
(817) 874-9676

Owner Category: PRIVATE Fee Web Contractor:
Work Description: 1108-INSTALL SWIMMING POOL
Land Use Description: SINGLE FAMILY DWELLING

Project
Doing business as:
Activity: (B) Renovation

Occupancy: R3 Selling Alcohol: Dwelling Units:

Constr. Type: VB Dance Floor: Stories:
Bedrooms:

Sq Ft Cost Bathrooms:

New: New: Sprinkler: None

Remodel: 528 Remodel: $0.00 Required Parking:

Total: 528 Job Value: $0.00 Proposed Parking:

CA Not Required: Subdivision not Required:

Sustainable Construction and Development | Building Inspection Division | 214/948-4480|www.dallascityhall.com

Main Menu
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http://www.dallascityhall.com/pages/default.aspx
http://dallascityhall.com/departments/sustainabledevelopment/buildinginspection/Pages/index.aspx
http://dallascityhall.com/departments/sustainabledevelopment/buildinginspection/Pages/contacts_locations.aspx
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Ex. H - 001

t Services 

APPLICATION/ APPEAL TO THE BOARD OF ADJUSTMENT 

Location address: 7217 Brookshire Drive, Dallas, Texas 

Lot No.: 1 Block No.: 6/ 6586 Acreage: 24,;f;f., 

Street Frontage (in Feet): 1) /1{) 2) tJfj1/ 3) ____ 4) ____ 5) __________ _ 

To the Honorable Board of Adjustment: 
Peter Kofoed 

Owner of Property (per Warranty Deed): _________________________ _ 

Applicant: Peter Kofoed 

Mailing Address: 7217 Brookshire Drive, Dallas, Texas 

E-mail Address: p.k.kofoed@gmail.com 

Telephone: _____________ _ 

Zip Code: _75_2_3_0 ________ _ 

Represented by: _M_e_l_is_sa_A_._M_ile_s ___________ Telephone: 972.788.1400 

Mailing Address: 17304 Preston Road, Ste.300, Dallas, Texas Zip Code: _7_5_2_52 _________ _ 

E-mail Address: mmiles@fflawoffice.com 

Affirm that an appeal has been made for a Variance_, or Special Exception _, of ---'---"'-~"""-'-..::....:::'---__;_-

Application is made to the Board of Adjustment, in accordance with the provisions of the Dallas Development Code, to 
Grant the described appeal for the following reason: 
Appeal the decision of the building official that permit number 2203031044 was incorrectly issued and invalid as 

stated in the attached letter. 

Note to Applicant: If the appeal requested in this application is granted by the Board of Adjustment, a permit must 
be applied for within 180 days of the date of the final action of the Board, unless the Board specifically grants a 
longer period. 

Affidavit 

peter kofoed 
Before me the undersigned on this day personally appeared __________________ _ 

(Affiant/Applicant's name printed) 
who on (his/her) oath certifies that the above statements are true and correct to his/her best knowledge and that 
he/she is the owner/or p • ~~i!UJiUAY,thorized representative of the subject property 

rt.fur t:1J[b1.,J 
Respectfully submitte ....... - ---=~lffll'll~~~r.----~­

(Affiant Applicant's signature) 

Subscribed and sworn to before me this ~day of_D_e_c_e_m_b_e_r _____ ~ __ 2_0_2_3 __ _ 

JVFIISrlWOIU,gO'D£il 
~---I)• 11:19M51 

~0oooow10.m 
NOTARY Pl BUC 

DEVELOPMENT SERVICES• BOARD OF ADJUSTMENT I REV 01.16.2023 
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Ex. H - 002
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Ex. H - 003
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35' SETBACK REQUIRED BV ZONING 

VARIANCES TO FRONT YARD SETBACK THRU BOA 

RE-PLATTED BUILD LINE 

Brookshire Circle 
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November 27, 2023 

Mr. Peter & Mrs. Kristie Kofed 
7217 Brookshire Dr. 
Dallas, TX 75230 
Certified Mail: 7013 3020 0001 1419 2187 

RE: Permit # 2203031044 

This letter serves as official notification that permit 2203031044, for the installation of a 
pool located within the required front yard setback at 7217 Brookshire Drive, Dallas, Texas 
75230, was incorrectly issued by the Development Services Department (DSD) and is 
invalid. 

Applicable Code References: 
51A-4.217(b)(iii) – Accessory Uses. 

(iii) No private swimming pool may be constructed in the required front yard…

51A-4.400(a)(3) & (5) – Yard, Lot, and Space Regulations. 
(3) If a building line that is established by ordinance requires a greater or lesser front

yard than prescribed by this section, the building line established by ordinance determines 
the minimum required front yard. 

(5) If a lot runs from one street to another and has double frontage, a required front
yard must be provided on both streets… 

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

• Option 1 – Board of Adjustment Requests & “Wrap-Around” Building Line
thru Re-Plat (illustration attached): The property owner can request variances for
the portions of the pool along Brookshire Circle, and the house along Brookshire
Drive, located within the 35’ front yard setback established by zoning.  If these are
granted, a re-plat can be undertaken to adjust the building lines to “wrap-around”
the approved variances, ensuring future structures (beyond fences or light poles)
won’t be built between the building line and the street.

• Option 2 – Board of Adjustment Request & Build Line Removal thru Re-
Plat: (illustration attached) The owner can request a variance for the portion of the
house along Brookshire Drive located within the required front yard setback per
zoning.  If granted, re-plat, remove all build lines, and establish a barrier easement
along Brookshire Circle to allow for the pool as well as other structures to be treated
as if in a rear yard as listed in 51A-4.401(a)(5).

Ex. I - 001147

https://codelibrary.amlegal.com/codes/dallas/latest/dallas_tx/0-0-0-98153
https://codelibrary.amlegal.com/codes/dallas/latest/dallas_tx/0-0-0-82779
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fcodelibrary.amlegal.com%2Fcodes%2Fdallas%2Flatest%2Fdallas_tx%2F0-0-0-82780&data=05%7C01%7Cjason.pool%40dallas.gov%7C696b1dc70f7b48e0bb7708dbe16c1f48%7C2935709ec10c4809a302852d369f8700%7C0%7C0%7C638351626717607968%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=PIyOuzIELM%2FAfAj%2BxjtiCwvYf6ZWgWkTd2XIyMGKR7s%3D&reserved=0


• Option 3 – Board of Adjustment Administrative Official Appeal: The Board of
Adjustment is charged with the duty to hear and decide appeals from decisions of
administrative officials made in the enforcement of the zoning ordinance of the city
as listed in 51A-3.102(d)(1) & 51A-4.703(a)(2).

• Addition Options/Considerations:
o Board of Adjustment Requests for fencing – height, material, and/or opacity
o Installation of landscape buffers (may not be located within visibility triangles

if over 2’ in height)

• Option 4 – Relocation: The owner can remove or relocate the pool so that it no
longer encroaches over the 40’ building line.

Please note, these options are provided as a means toward potential compliance and are 
not intended to constitute legal advice.  Permit documentation, application details, and 
illustrations are attached as reference.  Please do not hesitate to reach out to Jason Pool, 
Development Services Administrator, should you have any questions or require additional 
information. 

Should the property owner choose not to take any of the above actions, this matter will be 
referred to the City’s Department of Code Compliance for enforcement. 

This decision is final unless appealed to the Board of Adjustment in accordance with 
Section 51A-4.703(a)(2) of the Dallas City Code within 15 days after written notice of the 
above action. 

Thank you for your prompt attention to this matter. 

Jason Pool 
Development Services Administrator 
Land Development Division 
214-948-4392
Jason.Pool@Dallas.gov

c: Andres Espinoza, Director/Chief Building Official 
M. Samuell Eskander, Assistant Director
Vernon Young, Assistant Director
Donald Dixon, Assistant Director
Michael Herron, Zoning Inspections Supervisor
Jill Haning, Assistant City Attorney

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

Ex. I - 002148

https://codelibrary.amlegal.com/codes/dallas/latest/dallas_tx/0-0-0-75086
https://codelibrary.amlegal.com/codes/dallas/latest/dallas_tx/0-0-0-84403
https://codelibrary.amlegal.com/codes/dallas/latest/dallas_tx/0-0-0-84403
mailto:Jason.Pool@Dallas.gov


35’ SETBACK REQUIRED BY ZONINGOPTION 1
VARIANCES TO FRONT YARD SETBACK THRU BDA

RE-PLATTED BUILD LINE
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35’ SETBACK REQUIRED BY ZONINGOPTION 2
VARIANCE TO FRONT YARD SETBACK THRU BDA

RE-PLAT TO ESTABLISH BARRIER EASEMENT TO PREVENT ACCESS
& REMOVE BUILD LINES Brookshire Circle
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SEC. 51A-4.602. FENCE, SCREENING AND VISUAL OBSTRUCTION REGULATIONS.
(a) Fence standards. Unless otherwise specifically provided for in this chapter, fences must be constructed and

maintained in accordance with the following regulations.

(1) In this subsection:

(A) FENCE PANEL means the portion of a fence located between the posts or columns.

(B) RETAINING WALL means a wall designed to hold in place earthen or similar materials and to prevent the
material from sliding away or eroding.

(2) A person shall not erect or maintain a fence in a required yard more than nine feet above grade. In all residential
districts except multifamily districts, a fence may not exceed four feet above grade when located in the required front yard,
except when the required front yard is governed by the side or rear yard regulations pursuant to Section 51A-4.401.

(3) In single family districts, a fence panel with a surface area that is less than 50 percent open may not be located less
than five feet from the front lot line. This paragraph does not apply to retaining walls.

(4) In multifamily districts, a fence located in the required front yard may be built to a maximum height of six feet above
grade if all conditions in the following subparagraphs are met:

(A) No lot in the blockface may be zoned as a single family or duplex district.

(B) No gates for vehicular traffic may be located less than 20 feet from the back of the street curb.

(C) No fence panel having less than 50 percent open surface area may be located less than five feet from the front lot
line.

(5) If a fence panel setback is required under Paragraph (4)(C), the entire setback area, except for driveways and
sidewalks, must be located within 100 feet of a verifiable water supply and landscaped with living evergreen shrubs or vines
recommended for local use by the park and recreation director. Initial plantings must be calculated to cover a minimum of 30
percent of the fence panel(s) within three years after planting. Shrubs or vines must be planted 24 inches on center over the
entire length of the setback area unless a landscape architect recommends otherwise.

(6) Unless all of the conditions in Paragraphs (4) and (5) are met, a fence in a multifamily district may not exceed four
feet above grade when located in the required front yard, except when the required front yard is governed by the side or rear
yard regulations pursuant to Section 51A-4.401.

(7) Fence heights shall be measured from:

(A) In single family and duplex districts:

(i) the top of the fence to the level of the ground on the inside and outside of any fence within the required front
yard. The fence height shall be the greater of these two measurements. If the fence is constructed on fill material that alters
grade, as determined by the building official, the height of the artificially altered grade shall be included in the height of the
fence. For purposes of this provision, artificially altered grade means the placement of fill material on property that exceeds a
slope of one foot of height for three feet of distance; and

(ii) the top of the fence to the level of the ground on the inside of the fence in the required side or rear yard.

(B) In all other zoning districts, fence heights shall be measured from the top of the fence to the level of the ground
on the inside of the fence.

(8) A fence may not be located within an easement without the prior written approval by the agencies having interest in
the easement.

(9) Except as provided in this subsection, the following fence materials are prohibited:

(A) Sheet metal;

(B) Corrugated metal;

(C) Fiberglass panels;

(D) Plywood;

(E) Plastic materials other than preformed fence pickets and fence panels with a minimum thickness of seven-
eighths of an inch;

(F) Barbed wire and razor ribbon (concertina wire) in residential districts other than an A(A) Agricultural District; and

(G) Barbed wire and razor ribbon (concertina wire) in nonresidential districts unless the barbed wire or razor ribbon
(concertina wire) is six feet or more above grade and does not project beyond the property line.

(10) All fences must provide firefighting access to the side and rear yard.

(11) The board may grant a special exception to the fence standards in this subsection when, in the opinion of the
board, the special exception will not adversely affect neighboring property.
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BOARD OF ADJUSTMENT WEDNESDAY MAY 21, 2024 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA234-068(CJ) 
 

BUILDING OFFICIAL’S REPORT: Application of Lou Olerio for (1) a variance to the front-yard 
setback regulations, and for (2) a special exception to the fence height regulations at 6919 
ORIOLE DR. This property is more fully described as Block 10/4922, Lot 1, and is zoned PD-67 
(tract 4), which requires a front-yard setback of 25-feet, and limits the height of a fence in the front 
yard to 4-feet. The applicant proposes to construct and/or maintain a single-family residential 
structure and provide a 14-foot 10-inch front-yard setback, which will require (1) a 10-foot 2-inch 
variance to the front-yard setback regulations; and to construct a 6-foot-high fence in a required 
front-yard, which will require (2) a 2-foot special exception to the fence height regulations. 

LOCATION:    6919 Oriole Dr.   

APPLICANT:  Lou Olerio/Olerio Homes LLC 

REPRESENTED BY:  Tommy Mann and Daniel Box 

REQUEST: 

 
(1) A request for a variance to the front-yard setback regulations; and 
(2) A request for a special exception to the fence height regulations. 

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. 
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ELEMENT II SUBSTITUTE: 
 
Dallas Development Code §51A-3.102(d)(10)(b), formerly known as HB 1475, allows for the BDA 
to use their discretion and consider Element 2 of the Variance standard to be met, if:   
 
(i)   the financial cost of compliance is greater than 50 percent of the appraised value of the 
structure as shown on the most recent appraisal roll certified to the assessor for the municipality 
under Section 26.01 of the Texas Tax Code.  
(ii)    compliance would result in a loss to the lot on which the structure is located of at least 25 
percent of the area on which development is authorized to physically occur.  
(iii)   compliance would result in the structure not being in compliance with a requirement of a 
municipal ordinance, building code, or other requirement.  
(iv)   compliance would result in the unreasonable encroachment on an adjacent property or 
easement; or  
(v)   the municipality considers the structure to be a nonconforming structure. 

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

Section 51A-4.602(b)(2) of the Dallas Development Code states that the board may grant a 
special exception to the fence regulations when in the opinion of the board, the special exception 
will not adversely affect neighboring property. 

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

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

STAFF RECOMMENDATION:  

Variance to the front yard setback regulations 

 

Denial 
 

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

A. Is not contrary to the public interest as no letters of opposition have been received.  

B. Is not restrictive in area, shape or slope; The minimum lot size for residential use 
in zoning district R-7.5(A) is 7,500 sqft. The lot area for of the subject site is 
approximately 9,801 sqft, is not sloped and is not irregularly shaped, therefore, the 
property can be developed in a manner commensurate with development upon 
other parcels of land in the same zoning.  
 

C. Is not a self-created or personal hardship.  
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Special Exceptions (2): 

No staff recommendation is made. 

BACKGROUND INFORMATION: 

Zoning:      

Site: PD 67/R-7.5 (A) (Single Family District) 
North: PD 67/R-7.5 (A) (Single Family District) 
East: PD 67/R-7.5 (A) (Single Family District) 
South: PD 67/R-7.5 (A) (Single Family District) 
West: PD 67/R-7.5 (A) (Single Family District) 
 
Land Use:  

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

BDA History:   

No BDA history 

GENERAL FACTS/STAFF ANALYSIS: 

 The application, for the Olerio Homes LLC property located at 6919 Oriole Drive focuses 
on 2 requests relating to the front yard setback regulations and fence height regulations. 

 The subject site is vacant.  

 The applicant is requesting a 10-foot 2-inch variance to the front-yard setback regulations 

 Zoning District PD 67/R-7.5(A) requires a 25-foot front yard setback 

 As gleaned from the site plan, the proposed home is set to encroach into the 25-foot 
required front yard setback at 6919 Oriole Drive.  

 The applicant has stated that the variance request was made so that the proposed 
structure can conform to the existing conditions of the neighborhood and since having two 
front yard restricts the subject sites buildable area.  

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

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

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

 Secondly, the applicant proposes to maintain and 6-foot high fence in a required front 
yard, which will require a 2-foot special exception to the fence height regulations.  

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

 As gleaned from the submitted site plan and elevations, the applicant is proposing to 
maintain a 6-foot high fence around the circumference of the property at 6919 Oriole Drive. 

 It is imperative to note that the subject site is a corner lot, and it has double street frontage 
and two front yards due to block face continuity on Oriole Drive and Thrush Street. 

 Per staff’s review of the subject site, it has been confirmed that the fence surrounding the 
circumference of the property 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 exception to the fence standards relating to height with a condition 
that the applicant complies with the submitted site plan and elevations, would require the 
proposal to be constructed as shown on the submitted documents.  

 200’ Radius Video: BDA234-068 at 6919 Oriole Dr. 

Timeline:   

March 21, 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. 

April 11, 2024:  The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel B. 

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

 an attachment that provided the hearing date and panel that will 
consider the application; the April 26 , 2024, deadline to submit 
additional evidence for staff to factor into their analysis; and May 
10, 2024, deadline to submit additional evidence to be 
incorporated into the board’s docket materials.  

 the criteria/standard that the board will use in their decision to 
approve or deny the request; and 
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 the Board of Adjustment Working Rules of Procedure pertaining 
to documentary evidence. 

May 2, 2024: The Board of Adjustment staff review team meeting was held regarding 
this request and other requests scheduled for the May public hearings. 
Review team members in attendance included: The Board of Adjustment 
Chief Planner/Board Administrator, the Board of Adjustment Senior 
Planner, Project Coordinator, Board Secretary, Conservation District Chief 
Planner, Chief Arborists, Zoning Senior Planner and Transportation 
Engineer 
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PUBLIC HEARING 

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

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

DATE: 

BRIEFING: 

HEARING: 

WEDNESDAY, MAY 22nd
, 2024 

10:00 a.m. via Vldeoconference and in 6ES, Dallas City Hall , 1500 
Marilla Street https:llblt.ly/boa0522 

1 :00 p.m. via Vldeoconference and in 6ES, Dallas City Hall, 1500 
Marilla Street. https://bit.ly/boa0522 

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

BDA234-068(CJ) Application of Lou Olerio for (1) a variance to the front-yard setback regulations, 
and for (2) a special exception to the fence height regulations at 6919 ORIOLE DR. This property is 
more fully described as Block 10/4922, Lot 1, and is zoned PD-67 (tract 4) , which requires a front­
yard setback of 25-fee and limits the height of a fence in the front yard to 4-feel The applicant 
proposes to construct and/or maintain a single-family residential structure and provide a 14-foot 10-
inch front-yard setback, which will require (1) a 10-foot 2-inch variance to the front-yard setback 
regulations; and to construct a 6-foot-high fence in a required front-yard, which will require (2) a 2-
foot special exception to the fence regulations. 

You have received this notice because you own property within 200 feet of the above property. You 
may be interested in attending the Board of Adjustment hearing to express your support for or 
opposition to the application. You may also contact the Board of Adjustment by email ,to 
BDAreply@dallas.gov. Letters wm 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 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 in 6ES at City Hall. Individuals 
who wish to speak in accordance with the Board of Adjustment Rules of Procedure by Joining the 
meeting v irtually, must register online at https://bit.ly/BDA-B-Register by the close of business 
Tuesday, May 21 st, 2024. All vlrtual speakers will be requ ired to show their video In order to 
address the board. In Person speakers can reg ister at the hearing. Public Affairs and Outreach 
will also stream the public hearing on Spectrum Cable Channel 96 or 99; and bit.ly/cityofdallastv or 
YouTube.com/CityofDallasCityHall 

Speakers at the meeting are allowed a maximum of three minutes to address the Board. 

Additional information regarding the application may be obtained by calling Cambria Jordan, Senior 
Planner at (214) 948-4476, or Mary Will iams, Board Secretary at (214) 670-4127. Si desea 
informaci6n en espanol, favor de llamar al telefono a Mary Williams al (214) 670-4127. 

Board of Adjustment Development Services 
320 E. Jefferson Blvd. Rm 210, Dallas, TX 75203 

PLEA. 'E ~L. D REPLm~ TO: 
BDAreply@'dallas.gov 

Letter will be recei ed until 9:00 
am the da. of the hearing. 

PLE.-\Sl REGISTER .\'I: 
https:/lbit.lv/BDA-B-Register 
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Services 

APPLICATION/APPEAL TO THE BOARD OF ADJUSTMENT 

Case No.: BOA 

Data Relative to Subject Property: ______________ _ 

Location address: ___ 6_9_19_0_r_io_le_D_ri_v_e ________ Zoning Distri t : __ P_D_6_7_,(,_T_ra_c_t _IV-') __ .._ __ 

Lot No.: _1 __ Block No.: 10/4922 Acreage: +/-0.225 ac. Census Tract.~B~ ~~-=- =- ==·-: ·:~:~·:···~---=--=··':'·:· :_ __ 

Street Frontage (in Feet) : lj+/-140 ft . 2) +/-70 ft. 3) ____ 4) ____ 5) __________ _ 

To the Honorable Board of Adjustment: 

Owner of Property (per Warranty Deed): __ O_l_e_ri_o_H_o_m_e_s_L_L_C ________________ _ 

Applicant: Lou Olerio/Olerio Homes LLC Telephone: __ 4_6_9_-_8_5_3-_2_0_39 ______ _ 

Mailing Address: 6310 Lemmon Ave., Ste. 202 , Dallas, TX Zip Code: __ 7_5_2_0_9 _______ _ 

E-mail Address: __ c_a_s_h_@=-o_le_r_io_h_o_m_e_s_.c_o_m ________________________ _ 

Represented by: Tommy Mann and Daniel Box (Winstead PC) Telephone: 214-745-5724: 214-745-5247 

Mailing Address: __ s_o_o_W1_In_st_ea_d_B_I_dg_._, 2_7_2_8_N_. _H_arw_o_od_St_ .. _o_a_lla_s_. _T_x __ Zip code: __ 75_2_0_1 ________ _ 

E-mail Address: __ t_m_a_n_n_@;c...._w_in_s_te_a_d_._co_m_, _d_bo_x_@..;;:;.....w_i_ns_t_e_a_d_.c_o_m _______________ _ 

Affirm that an appeal has been made for a Variance .X or Special Exception X. of (1 ) a 3-ft-1.5-in side setback Variance on 
the Property's north side from the approximated 20-ft. minimum setback requiremem, as set forth In Sec. 51 P-67.108(a); Sec. 
51 A-4 401 Cb)O l which requires continuity with an established setback in order to allow building within the re~Jjred yard· and 

(2) a 2-ft. front yard maximum fence height Special Exception from the 4-ft. maximum standard, as set forth in ec. 51A.4-602(a)(2), 
io acdec ta allow a 6-fl tall fence 

Application is made to the Board of Adjustment, in accordance with the provisions of the Dallas Development Code, to 
Grant the described appeal for the following reason: 
The Property has two front yards-one along Olerio Street and one along Levitt Street. Although the Development Code allows 
the longer he longer side of the Property to be treated as a side yard, it also requires that, if there is an established setback, it must 
nevertheless be maintained. This tri ers a 20-ft. re uired side ard for a corner lot. The ro osed fence hei ht that is ical 
or a sI e yar In e I o a as. 

Note to Applicant: If the appeal requested in this application is granted by the Board of Adjustment, a permit must 
be applied for within 180 days of the date of the final action of the Board, unless the Board specifically grants a 
longer period. 

Affidavit 

Before me the undersigned on this day personally appeared _ .....,::,l""'-/j- LJ... __ l)_ \..;.;e......,,<_· .:..I :,D _________ _ 
(Affiant/Applicant's name printed) 

who on (his/her) oath certifiesthat the above statements are true and correct to his/her best knowledge and that 
he/she is the owner/or princi I/or authorized repr ati of the subject property 

\\\\\II I 1111 I 1/ 111 

'' SE 11 ~,,, ~\ p~ ,✓..,, 

/\..... t'" ~' ~<v.,.•'ij,y'j,•·· .. .lv;- ~ 
" .-- ~I>- (/~··. 41 ~ 

(Affiant/Applicant's signature) __ ff _/f * ~....... \_ 

~ ·' J • . I) L l ~ Subscribed and sworn to before me this I J day of yv'-{,L- 1J-- . .J- J = :__ ~;- +:; / ~ 

t ~ -._ ,,.l'\~OF~~n. .: ~ h ~ ·.v ro'?·· ..... 

'l),uiJ.. '/4 l fl(......__., % «"+~·-!~~~.r~~-\" ~ 
I .,,,,., · 08-23-?.r:) ,,,, otary Pub ic in and for Dallas County, Texas 1111 ,,,, 

,,,,,11111111,1' 

Respectfully submitte • 

Ir 
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did submit a request for (1) a variance to the front yard setback regulations , and for (2) a special 
exception to the fence height regulations 

at 6919 Oriole Dr 

BDA234-068(CJ) Application of Lou Olerio for (1) a variance to the front-yard setback 
regulations, and for (2) a special exception to the fence height regulations at 6919 ORIOLI 
DR. This property is more fully described as Block 10/4922, Lot 1, and is zoned PD-67 
(tract 4) , which requires a front-yard setback of 25-feet, and limits the height of a fence in 
the front yard to 4-feet. The applicant proposes to construct and/or maintain a single-famil: 
residential structure and provide a 14-foot 10-inch front-yard setback, which will require (1 
a 10-foot 2-inch variance to the front-yard setback regulations; and to construct a 
6-foot-high fence in a required front-yard , which will require (2) a 2-foot special exception 
to the fence regulations. 

Sincerely, 
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April 26, 2024 

direct dial: 214.745.5247 
dbox@winstead.com 

 
 
Via email 
 
Ms. Cambria Jordan 
Development Services, City of Dallas 
320 E. Jefferson Blvd., Room 210 
Dallas, TX 75203 
 
 Re: BDA234-068 – An application for a Special Exception and a Variance to permit 
improvements within the Thrush Street side yard of the property located at 6919 Oriole 
Drive (the “Property”). 
 
Dear Ms. Jordan: 
 

The purpose of this letter is to explain in greater detail the unnecessary hardships that 
would result to the proposed structure, if strict compliance with the Zoning Code were required, 
and which thereby necessitate the subject Variance and Special Exception request. 

To reiterate, the applicant is seeking a setback Variance along Thrush Street to allow a 
portion of the proposed building structure, as well as a Special Exception to allow for additional 
fence height (the “Request”).  For your reference, the Request is the subject of case number 
BDA234-068.  It is scheduled for hearing before the Dallas Board of Adjustment on May 22, 
2024. 

The Property is vacant and unimproved and is zoned Planned Development district 
number 67, which applies R-7.5(A) development standards to the site.  The Applicant is 
proposing to develop the site with a new single-family home.  However, because the Property is 
a corner lot, it is treated as if it has two front yards—one along Oriole Drive and the other along 
Thrush Street—and block-face continuity requirements apply.  The double 25-foot front yards at 
the Property mean that full setback compliance would shrink the 9,800-sf lot to a 4,400-sf 
buildable area. 

Due to the proximity of the structure to the property line, a fence that is taller than four 
(4) feet is proposed.  The proposed height would work to guarantee the privacy of the residents 
from passersby.  Also, the yard improvements for the side of the house along Thrush are still 
being finalized.  But additional fence height would provide the requisite enclosure and safety for 
pools and other yard improvements. 

All of these factors—the Property’s dual fronts, the resulting small buildable area, and 
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City Planning 
April 26, 2024 
Page 2 
 
 
the desire to foster safety and privacy—contribute to create a substantial hardship that is unique 
to the site.  Compliance with base development standards makes construction and safe enclosure 
of a single-family home at the single-family-zoned site unnecessarily and unduly burdensome. 

The Variance and Special Exception requested will not adversely impact neighboring 
properties.  And the hardships detailed above were not self-created.  For these reasons and the 
others above, we respectfully request your recommendation for approval of the Request.  

Thank you for your consideration in this matter.   

      Sincerely, 
 
 
      Daniel Box 
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REQUESTED VARIANCE AND SPECIAL EXCEPTION 

Subject Property: 6919 Oriole Drive, Dallas, Texas 75209 

Applicant: Lou Olerio / Olerio Homes LLC 

The Applicant is seeking the following Special Exception and a Variance to permit improvements 
within the subject property’s side yard along Thrush Street (n.b., because the property is corner 
lot, the Thrush Street side yard must comply with the applicable front yard setback requirements): 

1. An 10-ft.-2-in. side setback Variance on the Property’s north side from the 25-ft. 
minimum setback requirement for the R-7.5(A) zoning district, as set forth in Sec. 51P-
67.108(a); Sec’s 51A-4.401(b)(1), 4.112(f)(4)(A), which require continuity with an 
established setback, in order to allow a building structure within the required yard. 

2. A 4-ft. front yard maximum fence heigh Special Exception from the 4-ft. maximum 
standard, as set forth in Sec. 51P-67.108(a); Sec. 51A-4.602(a)(2), in order to allow an 8-
ft. tall fence. 
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BOARD OF ADJUSTMENT WEDNESDAY, MAY 22, 2024 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA234-069 (CJ) 
 
BUILDING OFFICIAL’S REPORT: Application of Craig Smith at 2912 MAPLE AVE. for (1) a 
variance to the off-street parking regulations. This property is more fully described as 7/0944, and 
is zoned PD-193 (LC), which requires parking to be provided. The applicant proposes to construct 
and/or maintain a nonresidential structure for an alcoholic beverage establishment use, and 
provide 34 of the required 69 parking spaces, which will require (1) a 35-space variance (50.7%) 
reduction to the parking regulation.   
 
LOCATION:   2912 Maple Ave.      
        
APPLICANT:  Craig Smith 
      
REQUEST: 
 

(1) A request for a variance to the off-street parking regulations. 

STANDARDS OF REVIEW FOR A VARIANCE:  

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

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

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

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

 
ELEMENT II SUBSTITUTE: 
 
Dallas Development Code §51A-3.102(d)(10)(b), formerly known as HB 1475, allows for the BDA 
to use their discretion and consider Element 2 of the Variance standard to be met, if:   
 
(i)   the financial cost of compliance is greater than 50 percent of the appraised value of the 
structure as shown on the most recent appraisal roll certified to the assessor for the municipality 
under Section 26.01 of the Texas Tax Code.  
(ii)    compliance would result in a loss to the lot on which the structure is located of at least 25 
percent of the area on which development is authorized to physically occur.  
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(iii) compliance would result in the structure not being in compliance with a requirement of a
municipal ordinance, building code, or other requirement.
(iv) compliance would result in the unreasonable encroachment on an adjacent property or
easement; or
(v) the municipality considers the structure to be a nonconforming structure.

STAFF RECOMMENDATION: 

1. Variance to the off-street parking regulations

Approval

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

A. Is not contrary to the public interest, indicated by having received  no letters of
opposition.

B. Is not restrictive in shape or slope but is restrictive in area. The subject site is
approximately 10,110.276 square feet and is in PD 193 which has no minimum lot
size. With respect to other lots located in PD 193, the subject is significantly smaller
in area. To elaborate further, City of Dallas Internal GIS records show that the
subject site is the smallest lot in the LC zoning district of PD 193, and therefore,
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 within the last 5 years. 

Square Footage: 
This lot contains 10,110.276 of square feet.   
This lot is zoned PD 193 which does not have a minimum lot size. 

Zoning: 

Site: PD 193 (Oak Lawn Special Purpose District) 
North: PD 193 (Oak Lawn Special Purpose District) 
South: PD 193 (Oak Lawn Special Purpose District) 
East: PD 193 (Oak Lawn Special Purpose District) 
West: PD 193 (Oak Lawn Special Purpose District) 

Land Use:  
The subject site is developed with a two-story nonresidential building. The areas to the north, 
south, east, and west are developed and being developed with nonresidential uses.  
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 The application for the Craig Smith property located at 2912 Maple Avenue focuses on 1
request relating to the off-street parking regulations for a nonresidential structure to be used
for an alcoholic beverage establishment use.

 A request for a variance to the off-street parking regulations of 35 spaces (50.7%) is made to
construct and/or maintain a nonresidential structure for an alcoholic beverage establishment
use at 2912 Maple Avenue

 The subject site is zoned PD 193 (LC) which requires a parking to be provided.

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

 As gleaned from the submitted site plan, the applicant plans to utilize 34 (49.3%) of the
required 69 parking spaces at 2907 Maple Avenue, a two-story parking garage immediately
adjacent to the east side of the property.

 The applicant is proposing a parking agreement to maintain the proposed 34 spaces (49.3%)
at 2907 Maple Avenue; the parking agreement has not been finalized/granted.

 The subject site is currently developed with a two-story nonresidential structure.

 Per the site plan, there are 7 proposed on-site parking spaces; these parking spaces are
included in the total number (34 spaces) of parking spaces provided.

 There are two drive approaches on the east and west side of the subject site; these drive
approaches lead past the single handicapped parking spot located at the north side of the
subject side and to the rear of the property where the remaining 6 on-site parking spots (3
handicapped, 3 non-handicapped) are located.

 Based on staff review of the subject site, customers will have access to the alley from the rear
of the subject site and the rear of the east adjacent parking garage that will house 27 of the
34 proposed parking spaces.

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

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

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

 The variance(s) 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.

GENERAL FACTS/STAFF ANALYSIS: 
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 The applicant has the burden of proof in establishing that the special exception(s) to the
visual obstruction regulations will not constitute a traffic hazard.

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

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

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

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

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

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

 Granting the proposed 35 space (50.7%) variance to the parking regulations on Maple
Avenue 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.

 200’ Radius Video: BDA234-069 at 2912 Maple Ave.

Timeline:   

March 21, 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. 

April 11, 2024: The Board of Adjustment Administrator assigned this case to Board of 
Adjustment Panel B. 

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

 an attachment that provided the hearing date and panel that will
consider the application; the April 26 , 2024, deadline to submit
additional evidence for staff to factor into their analysis; and May
10, 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.

May 2, 2024: The Board of Adjustment staff review team meeting was held regarding 
this request and other requests scheduled for the May public hearings. 
Review team members in attendance included: The Board of Adjustment 
Chief Planner/Board Administrator, the Board of Adjustment Senior 
Planner, Project Coordinator, Board Secretary, Conservation District Chief 
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Planner, Chief Arborists, Zoning Senior Planner and Transportation 
Engineer 

May 2, 2024: The applicant submitted the completed parking analysis 
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PUHllC HEARH G 

BOARD OF AOJUSTMENT OF THE CITY OF DAlLAS (PAN.EL Bl, 

NOTICE ,£5 HEREl:lY GIIVENI tila the BOARD OF ADJUSTM E!NT Of lHE Clill( O:F DALLAS 
(P~ 16L B), wm hol a hefiliing as ronows: 

DAllE: 

BRIEf;ING: 

IHEARlriIG: 

WflDNESDAY,,, Ml.A Y 22 , 2024 

10:0-0 a.m. via Vidooco11ference and in 6ES, iJallm C'"l't,, H I, 1500 
MariilJa Street https :1/lll'it.ly bo a.0522. 

1:00 jp.m. via V[deooonfere111ce a:nd in 6ES, Dnllas. City Hal, 1500 
Marilla street https :Hb it.M,lma0522 

The pul:p'Jre o lhe healing is to COllSideT the ifo ow,in1g appelll(s) now p - 1ng before fhe Board of 
A uslmernt 

BDA234-069(CJ), Appl'ia;ition ,or Craig Stinilh at 2912" M!APlE AVE .· or (1) a vmiance to Ille off~et 
~ - regulaJ • oo,. Tus property is more ru y - cribed as 7I09«, and is .mned PD-193 (LC), 
which re(l ires 1pa:rking • o be provided. The applicant propooes to construct dfor mainm· a 
nonresiderlrnil s!ruc re or an alcoholic be'ieragie esmblis!hmen use, and pr;ovide 34 of the re(! ired 
69 parking spaces, . ·ch will require (1) a 35-spm::e variance ( .7% reduct ion to lhe· parkirng 
regulation. 

You ha e received :this notice because yo .·own property t.•ilhin 20□ feet olfhe above pmperfy. You 
may be i eres in attending lhe Boarn of Adjusfrnent heatil'ilg to express your suppo • fur ,or 
opposifion to the appltcationc Y,01.11 1n ,y also oonrae:t the Boord of AdjllSlmelilt ~ email to 
BDAreply@da .ils.go,v_ l:e:tters11,ill be acoeplea urntil e ·o□ am tt:Jeday oftt:Jehearing. if you are u111a:t.)le 
to atte11a the hearing. H lfOIYI choose to respol'ild, it is m, por"lffnt that ~•ou let the Board km-w your 
reasons ror being in favor of or in ,opposition to lhe application~ The Boord nren hers are ery 
• terested in y our opinion. 

Note: ny materi (siucll as p al'llS, wtio s, etc.) included wittlin this nofice, fllmY be subject to 
change. 

he Boord of A~us1rnen illearilig will be 'Id by ~ideoco , ·erence and irii 6£S al Citi,t all. lndfvid al's 
who wt.. to SPe8k in acoo:rdanoe .mill the Board of Ad justment Rules of IProcedme bv 'i,O'jnin,a ~he 
meeting virtuaUy, m11Stt register ,on1· a hlfps:/Jbi .ly/laDA.-B---IRegister b,y t'lr1e dose of l~usiness 
Tuesday, May 21,c;1:, 2024. ADI virtual sipe kers wil~I 1be req,uired ro slilow theirvidleo i1111 order to 
add1:,es:s tlile board .. 11'111 Person speaket"S umi re~ister at the 1hear'ini:1. Pubfic ,Affairn a d OtJ each 
will a o s..trearn tihe pub'lic ring on Spectrum Cable Charur,el 96 or 99; and bi . 1ci • ·cal or 
Yo 1Jbe. com!OilyofDal -sOitvHall 

Speakers a he meeting re allowed , • rn )(imum of 01 r,ee minutes to address the Board. 

Adl:itiooal infamation r~rdini;;rfhe app1imtion may be ob -ned by calling Can hria Jordi:m, Senior 
PJarmer at (2 14} 94,8.4!476, ,or ,Mary • :rm1s, Board Secretary :;rt (2141 670-4127. Si desea 
• formacian en espanol, • moor de 11.amar a1 telefuno a , ·- _, William" al ,(214) 670--41.27. 

Boafd ,o Adjus1men • Develq:i ien Servioes 
3-20 E !efftw..oo B •d. Rm 210, Dill~ TrX 15203 

PLL\. SE SL iD RE PLII. S TO : 
BDA.repih i.1', dall aeS .~OY 

utterH rill bt' renh:ed until 9:00 
am rhe day ofthe beal"ing. 

PLE.\:I REGISIER.-\T: 
hftp5 :hb itJv/BD::\ -B~Re~st.e-r 
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APPLICATION/APPEAL TO THE BOARD OF ADJUSTMENT 

Case No.: BDA.~--============~ 

Data Relative to Subject Property: ______________ _ Date: ---------------~ 
Location address: 2912 Maple Ave. Zoning District: _P_D_1_9_3_LC ______ _ 

L~n~\;_~ A_L_L_LT_7_&_57BT6~~ No.: _B_L_K_7_19_4_4_Acreage : 0.2321671258 Census Tract: _4_8_1_1_3_0_0_1_8_0_2 _______ _ 

Street Frontage (in Feet) : 1) 65 2) ____ 3) ____ 4) ____ 5) _________ _ 

To the Honorable Board of Adjustment: 

Owner of Property (per Warranty Deed): _M_a_;_p_le_, _L_L_C ____________________ _ 

Applicant: Craig Smith 

Mailing Address: 2912 Maple Ave. 

E-mail Address: crbrsm@gmail.com 

Telephone: 469-600-8228 

Zip Code: _7_5_2_0_1 ________ _ 

Represented by : Craig Smith (C .B. Smith Law Firm, PLLChlephone: _4_6_9_-6_0_0_-8_2_2_8 ______ _ 

Mailing Address: 5220 Spring Valley Rd. Suite 602 Zip Code: _7_5_2_5_4 _______ _ 

E-mail Address: crbrsm@gmail.com 

Affirm that an appeal has been made for a Variance y_, or Special Exception _, of SEC. 51P-193.107 (i)( 1 )(C) 
Specifically, a reduction in the required off-street parking of one (1) space for each one hundred (100) 

square feet of floor area. 

Application is made to the Board of Adjustment, in accordance with the provisions of the Dallas Development Code, to 
Grant the described appeal for the following reason : Reduce required off street parking by fifty (50) percent to 1 space per every two hundred (200) sqtt offloor space. 

Antiquated parking code as supported by the Zoning Ordinance Advisory Committee (File No. OCA 190-002); # of residences w/in 2,640 

feet ; total population within 2,640 feet ; # of total office square footage within 1,500 feet; total parking within 1,500 feet; the current proposal to elmina 

all parking requirements under Chapter 51 of the development code would not provide relief to applicant as PD193 would not be affeded by the chang1 
Note to Applicant : If the appeal requested in this application is granted by the Board of Adjustment, a permit must 
be applied for within 180 days of the date of the final action of the Board, unless the Board specifically grants a 
longer period . 

Affidavit 

(AffiantJ; icant's name printed) 
who on (his/her) oath certifies that the above statements are true and correct to his/her best knowledge and that 
he/she is the owner/or principal/or authorized representative of the subject property 

Respectfully submitted· ~ 
C~ i 

Subscribed and sworn to before me this ~day of m 
~~--=--..L.------' 

,,,-;;.~•ti 1,,, DAWN R. HAYES 
g'f ~t~ Notary Public, State of Texas 
~~----~----~~ Comm. Expires 09-02-2026 
-;.,:,t ~\;~---- Notary ID 4144278 REV 01 16 202 1 
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to request (1) a variance to the off street parking requirements 

2912 Maple 

BDA234-069(CJ) Application of Craig Smith at 2912 MAPLE AVE. for ( 1) a variance to the 
off-street parking regulations. This property is more fully described as 7/0944, and is 
zoned PD-193 (LC) , which requires parking to be provided. The applicant proposes to 
construct and/or maintain a nonresidential structure for an alcoholic beverage 
establishment use, and provide 34 of the required 69 parking spaces, which will require (1 
a 35-space variance (50.7%) reduction to the parking regulation. 

Sincerely, 

And~~~~FM, CCEA 
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CfTY ~ OULAS 

AFFIDAVIT 

Appeal number: BDA -----------

I, 1>ob (~~!;..i;tee" of property as it appears on the Warranty Deed) 
, Owner of the subject property 

at: 2111. M ~ k_ Ave_ . 
(Address of property as stated on appl ication) 

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

___ Variance (specify below) 

___ Special Exception (specify below) 

___ Other Appeal (specify below) 

Specify: - --- ------------------------- - -------

Print name of property owner or r gistered agent ignature of property owner or registered 

agent Date _____________ _ 

Before me, the undersigned, on this day personally appeared 

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

knowledge. Subscribed and sworn to before me this ~m day of 

ffiorcb ~~~Dd...._4-=------

Notary Public for Dallas Co 
Texas 

DEYELOPME:-JT SERVICES · BO/\RD OF /\DJUSTtvlENT I REV 08.21.2023 
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CITY Of D\LLAS 

AFFIDAVIT 

Appeal number: BDA _________ _ 

1, 'lsotr lJoo~ 
(Owner or"rantee" of propcny as it appears on the Warranty Deed) 

, Owner of the subject property 

at: L. 1l L. }vt«i? \-L. ~ d~ cS;ropcny as stated on app lication} 

Authorize: {'Cl.,( Sm rh-. 
(Applicant's name as stated on application) 

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

___ Variance (specify below) 

___ Special Exception (specify below) 

___ Other Appeal (specify below) 

Specify:---------------------------------

---
Signature of property owner or registered 

agent Date ______________ _ 

Before me, the undersigned, on this day personally appeared 

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

knowledge. Subscribed and sworn to before me this _ _;_] 3..:::o.<...fu-"--'--__.__ _____ day of 

ffiafcb Qffi:l 

~~~{t-1'-=,:~~'.~~:;:;~,,.,,~~~D~A=W=N=R:::.~H=A~YE:::'!S~='l , l::n.w ('\ k_ fu ~i) 
£f·~·{S'l Notary Public, State of Texas Commjssion f!Xpires on 
'=;,),'·.~--lf Comm. Expires 09-02-2026 (8 

1
/ Dc),.

1
/ J)f'/.o 

.,,t~:;t,'' Notary ID 4144278 

DEVELOPME:"JT SERVICES • 8O/\RD OF ADJUSTMENT I REV 08.21.2023 
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FIRST DALLAS HOLDINGS INC. , 
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INST.# 201200017290 
O.P.R.D.C.T. 
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# 2906 MAPLE AVENUE 
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Address 

2912 Maple Avenue 

Suite 

NA Shakespear's 

Vehicle Parking Analysis 2912 Maple Avenue 

Automobile Requirements 

DBA {optiona l) 

fil_c_YfYlf_Requirements 3001 M aple Avenue 

N.A. 

PDQ, Zoning, Rernlution and Ordinance References 

Zone District PD 
PD Number 193 
CD Number 
Common Name 
Case Number 
Council Date 
Ordinance Number 
Resolution Number 
District Use 

Oak Lawn PD 193_Chapter 51 Development Standards 
Z189-141 
6/11/2019 
31242 
190930 

Use (per Use Code descript",on) Area (SF) 

Bar, no food 6,164 

Ratio 

100 

Required 

62 
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Address 

2912 Maple A'JE.nUe 

Zone District PD 
PD Number 193 
CD Number 

Suite 

N.A. 

~ti,clE_ Par~.i ng Analysis 2912 M~ple Awnue 
Automcbile Requirements 

DBA (optional) 

fun:_cyle Requirements 3001 M~ple Avenue 

N.A. 

PDD. Zoning. Resolution and Ordinance References 

Common l\lame Oak Lawn PD 193_Chapter 51 Development Standards 
Case Number Z189-141 
Council Date 6/11/2019 
Ordinance Number 31242 
Resolution Number 190930 
District Use 

Use (per Use Code description) Area (SF) 

Bar, no food 6,164 

Ratio 

100 

Requi red 

62 
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Parking Study Memo for SHAKESPEAR’S Bar in Dallas, Texas 
May 2024 

1 

TECHNICAL MEMO

To: Mr. Bob Woody 

CBS Law Firm, PLLC 

5220 Spring Valley Rd, Suite 602, 

Dallas, TX. 75254 

From: DeShazo Group, Inc. 

Date: May 2, 2024 

Re: Parking Study Memo for SHAKESPEAR’S Bar in Dallas, Texas 
(DeShazo Project No. 24056) 

Dear Mr. Woody, 

Please accept this letter as a technical memorandum prepared by the DeShazo Group Inc. (DeShazo) on 
May 2, 2024, for the proposed SHAKESPEAR’S Bar located in the inter-block of Maple Avenue between Wolf 
Street and Cedar Springs Road in Dallas, Texas. The bar would like to request a 50% parking reduction in 
order to provide a total of 35 parking spaces based upon the results of this parking study. The preliminary 
site plan proposes a total of 6,900 SF of combined building area. The client wishes to submit a parking 
demand study to the city of Dallas for the proposed property. 

EXECUTIVE SUMMARY 

The preliminary findings of the observations conducted on two alcohol beverage establishments in the 

Uptown and State Thomas areas found that the peak parking demand was four vehicles for a 3,000 SF 

alcohol beverage establishment. This is an observed parking demand rate of one space per 750 SF. 

Applying this parking rate to the proposed 6,900 SF site results in a peak parking demand of 9 vehicles for 

this 6,900 SF alcohol beverage establishment.   

Further, at night, when the observed properties had their highest occupancy, overwhelmingly, the most 

utilized form of transportation was either pedestrians walking or patrons utilizing a ride-hailing service. It 

was observed that between 67% and 100% of total ingress and egress activity was in the form of walking 

or ride hailing services. DeShazo believes that this is in part due to the dense urban nature of that 

neighborhood where patrons of bars and restaurants walk or ride-hale very often when they go out to eat 

or drink. 

~ eShazo Group 43 YEARS 

TRAfflC • TRANSPORTATION PLANNING • PARKING • DESIGN 
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Parking Study Memo for SHAKESPEAR’S Bar in Dallas, Texas 
May 2024 

2 

PARKING ANALYSIS 

Considering the proposed site is 6,900 SF and is anticipated to be an alcohol beverage establishment (bar, 
lounge, tavern) the City of Dallas per PD 193 would require the property to provide one parking space per 
100 SF or 69 parking spaces. Such a requirement creates a parking supply deficit of 34 parking spaces. 

To determine if such a parking supply deficit would be detrimental to the Client, DeShazo Group Observed 

two other alcohol beverage establishments with little or no available off-street parking in the nearby 

Uptown and State Thomas districts on the dates of Thursday, April 25th and Saturday, April 27th. The 

observations of both properties occurred from 11AM to 2PM and again from 5PM to 10PM. One of the 

properties observed was The Loon, located at 3028 N Hall Street, #179, Dallas, TX. The Loon is roughly 3,000 

SF; it shares 34 off-street parking spaces with the MAA apartment complex and has four on-street parking 

spaces located directly in front of the property. The other property observed was The Nodding Donkey, 

located at 2900 Thomas Ave, Dallas, TX. The Nodding Donkey is roughly 6,410 SF and provides zero off-

street parking spaces. 

The Loon observation data is summarized in a table in Exhibit 1. 
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Exhibit 1, Table 1, The Loon Observation Table 

11:00AM - 11:30 AM 0 2 0 1 11:00AM - 11:30 AM 0 0 0 1 11:00AM - 11:30 AM 2
11:30 AM - 12:00 AM 0 0 0 0 11:30 AM - 12:00 AM 0 2 0 0 11:30 AM - 12:00 AM 2
12:00 PM - 12:30 PM 0 3 0 2 12:00 PM - 12:30 PM 0 0 0 0 12:00 PM - 12:30 PM 5
12:30 PM - 01:00 PM 0 0 3 0 12:30 PM - 01:00 PM 0 0 0 2 12:30 PM - 01:00 PM 6
01:00 PM - 01:30 PM 0 3 0 2 01:00 PM - 01:30 PM 0 3 0 0 01:00 PM - 01:30 PM 8
01:30 PM - 02:00 PM 0 2 0 0 01:30 PM - 02:00 PM 0 0 0 2 01:30 PM - 02:00 PM 6

05:00 PM - 05:30 PM 0 4 0 3 05:00 PM - 05:30 PM 0 0 0 2 05:00 PM - 05:30 PM 12
05:30 PM - 06:00 PM 0 0 0 0 05:30 PM - 06:00 PM 0 2 0 0 05:30 PM - 06:00 PM 12
06:00 PM - 06:30 PM 0 2 2 3 06:00 PM - 06:30 PM 0 0 0 3 06:00 PM - 06:30 PM 16
06:30 PM - 07:00 PM 0 4 5 2 06:30 PM - 07:00 PM 0 0 2 0 06:30 PM - 07:00 PM 22
07:00 PM -  07:30 PM 0 0 3 3 07:00 PM -  07:30 PM 0 0 0 3 07:00 PM -  07:30 PM 25
07:30 PM - 08:00 PM 0 2 0 2 07:30 PM - 08:00 PM 0 6 0 2 07:30 PM - 08:00 PM 24
08:00 PM - 08:30 PM 0 0 2 4 08:00 PM - 08:30 PM 0 0 3 0 08:00 PM - 08:30 PM 32
08:30 PM - 09:00 PM 0 4 4 2 08:30 PM - 09:00 PM 0 2 2 0 08:30 PM - 09:00 PM 33
09:00 PM - 09:30 PM 0 0 5 7 09:00 PM - 09:30 PM 0 0 0 4 09:00 PM - 09:30 PM 45
09:30 PM - 10:00 PM 0 2 0 4 09:30 PM - 10:00 PM 0 3 3 2 09:30 PM - 10:00 PM 51

11:00AM - 11:30 AM 0 3 0 0 11:00AM - 11:30 AM 0 0 0 2 11:00AM - 11:30 AM 5
11:30 AM - 12:00 AM 0 0 2 1 11:30 AM - 12:00 AM 0 3 0 0 11:30 AM - 12:00 AM 6
12:00 PM - 12:30 PM 0 2 0 0 12:00 PM - 12:30 PM 0 0 0 0 12:00 PM - 12:30 PM 8
12:30 PM - 01:00 PM 0 2 3 0 12:30 PM - 01:00 PM 0 0 2 1 12:30 PM - 01:00 PM 8
01:00 PM - 01:30 PM 0 0 0 0 01:00 PM - 01:30 PM 0 2 0 0 01:00 PM - 01:30 PM 6
01:30 PM - 02:00 PM 0 2 0 0 01:30 PM - 02:00 PM 0 0 3 0 01:30 PM - 02:00 PM 5

05:00 PM - 05:30 PM 0 3 3 2 05:00 PM - 05:30 PM 0 0 0 2 05:00 PM - 05:30 PM 15
05:30 PM - 06:00 PM 0 0 4 0 05:30 PM - 06:00 PM 0 2 3 0 05:30 PM - 06:00 PM 18
06:00 PM - 06:30 PM 0 2 2 5 06:00 PM - 06:30 PM 0 0 0 3 06:00 PM - 06:30 PM 18
06:30 PM - 07:00 PM 0 4 5 3 06:30 PM - 07:00 PM 0 2 6 0 06:30 PM - 07:00 PM 26
07:00 PM -  07:30 PM 0 0 3 5 07:00 PM -  07:30 PM 0 0 2 6 07:00 PM -  07:30 PM 28
07:30 PM - 08:00 PM 0 2 3 6 07:30 PM - 08:00 PM 0 0 0 2 07:30 PM - 08:00 PM 35
08:00 PM - 08:30 PM 0 0 5 2 08:00 PM - 08:30 PM 0 4 2 0 08:00 PM - 08:30 PM 38
08:30 PM - 09:00 PM 0 4 9 4 08:30 PM - 09:00 PM 0 3 4 0 08:30 PM - 09:00 PM 46
09:00 PM - 09:30 PM 0 0 10 8 09:00 PM - 09:30 PM 0 4 2 6 09:00 PM - 09:30 PM 52
09:30 PM - 10:00 PM 0 4 12 10 09:30 PM - 10:00 PM 0 0 4 7 09:30 PM - 10:00 PM 65

Note: The off-street parking for the restaurant was inside the parking garage and it was harder to determine the No. of people actually coming to the restaurant from 
this parking as it was little far and is a closed property. So, it is possible that the count of people from the off-street parking is merged with the count of walkups to the 

restaurant.

The Loon Observatons

25th April, 2024 - Thursday

27th April, 2024 - Saturday

Total No. of people in the bar

Break 2:00PM - 5:00 PM

Observation 
Timings

Off-street 
Parking

On-street 
Parking

Ride-
Hailing

Walkups
Observation 

Timings
No. of 
people

Entering Exiting

Break 2:00PM - 5:00 PM Break 2:00PM - 5:00 PM

Off-street 
Parking

On-street 
Parking

Ride-
Hailing

Walkups
Observation 

Timings

Entering Exiting Total No. of people in the bar
Observation 

Timings
No. of 
people

Break 2:00PM - 5:00 PM Break 2:00PM - 5:00 PM Break 2:00PM - 5:00 PM

Observation 
Timings

Off-street 
Parking

On-street 
Parking

Ride-
Hailing

Walkups
Observation 

Timings
Off-street 

Parking
On-street 

Parking
Ride-

Hailing
Walkups
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Findings: On Thursday afternoon the most popular means of arrival was on-street parking, the most 

popular means of departure was on-street parking and walking out, and there was a peak of 8 people in 

the bar. There was a peak of 3 vehicles parked in the afternoon. Assuming the bar is 3,000 SF, there is a 

parking demand of 1 space per 1,000 SF. At night the most popular means of arrival were pedestrians 

walking up, the most popular means of departure was pedestrians walking out, and there was a peak of 51 

people in the bar. There was a peak of 4 vehicles parked at night. Assuming the bar is 3,000 SF, there is a 

parking demand of one space per 750 SF. 

 

On Saturday afternoon the most popular means of arrival was on-street parking, the most popular means 

of departure was on-street parking and ride-hailing, and there was a peak of 8 people in the bar. There was 

a peak of 3 vehicles parked in the afternoon. Assuming the bar is 3,000 SF, there is a parking demand of 1 

space per 1,000 SF. At night the most popular means of arrival was ride-hailing, the most popular means of 

departure was pedestrians walking out, and there was a peak of 65 people in the bar. There was a peak of 

4 vehicles parked at night. Assuming the bar is 3,000 SF, there is a parking demand of one space per 750 

SF. 

 

The Nodding Donkey observation data is summarized in a table in Exhibit 2. 
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Exhibit 2, Table 1, The Nodding Donkey Observation Table 

 

 

 

  

11:00 AM - 11:30 AM 0 0 0 1 11:00 AM - 11:30 AM 0 0 0 0 11:00 AM - 11:30 AM 1
11:30 AM - 12:00 AM 0 0 0 2 11:30 AM - 12:00 AM 0 0 0 0 11:30 AM - 12:00 AM 3
12:00 PM - 12:30 PM 0 2 0 1 12:00 PM - 12:30 PM 0 0 0 0 12:00 PM - 12:30 PM 6
12:30 PM - 01:00 PM 0 0 0 1 12:30 PM - 01:00 PM 0 0 0 4 12:30 PM - 01:00 PM 7
01:00 PM - 01:30 PM 0 0 0 5 01:00 PM - 01:30 PM 0 1 0 6 01:00 PM - 01:30 PM 8
01:30 PM - 02:00 PM 0 3 0 4 01:30 PM - 02:00 PM 0 0 0 2 01:30 PM - 02:00 PM 11

05:00 PM - 05:30 PM 0 0 0 5 05:00 PM - 05:30 PM 0 0 0 1 05:00 PM - 05:30 PM 36
05:30 PM - 06:00 PM 0 0 3 8 05:30 PM - 06:00 PM 0 0 0 1 05:30 PM - 06:00 PM 46
06:00 PM - 06:30 PM 0 0 3 16 06:00 PM - 06:30 PM 0 0 0 2 06:00 PM - 06:30 PM 67
06:30 PM - 07:00 PM 0 0 0 6 06:30 PM - 07:00 PM 0 0 0 2 06:30 PM - 07:00 PM 71
07:00 PM - 07:30 PM 0 0 2 4 07:00 PM - 07:30 PM 0 0 0 0 07:00 PM - 07:30 PM 77
07:30 PM - 08:00 PM 0 0 3 9 07:30 PM - 08:00 PM 0 0 0 3 07:30 PM - 08:00 PM 86
08:00 PM - 08:30 PM 0 0 0 10 08:00 PM - 08:30 PM 0 0 2 0 08:00 PM - 08:30 PM 94
08:30 PM - 09:00 PM 0 0 0 11 08:30 PM - 09:00 PM 0 0 0 3 08:30 PM - 09:00 PM >100
09:00 PM - 09:30 PM 0 0 0 4 09:00 PM - 09:30 PM 0 0 0 0 09:00 PM - 09:30 PM >105
09:30 PM - 10:00 PM 0 0 0 4 09:30 PM - 10:00 PM 0 0 0 0 09:30 PM - 10:00 PM >110

11:00 AM - 11:30 AM 0 1 0 6 11:00 AM - 11:30 AM 0 0 0 0 11:00 AM - 11:30 AM 7
11:30 AM - 12:00 AM 0 0 0 8 11:30 AM - 12:00 AM 0 0 0 0 11:30 AM - 12:00 AM 15
12:00 PM - 12:30 PM 0 1 4 8 12:00 PM - 12:30 PM 0 1 0 0 12:00 PM - 12:30 PM 27
12:30 PM - 01:00 PM 0 0 0 7 12:30 PM - 01:00 PM 0 0 0 3 12:30 PM - 01:00 PM 31
01:00 PM - 01:30 PM 0 0 2 10 01:00 PM - 01:30 PM 0 1 0 2 01:00 PM - 01:30 PM 40
01:30 PM - 02:00 PM 0 1 2 2 01:30 PM - 02:00 PM 0 0 0 2 01:30 PM - 02:00 PM 43

05:00 PM - 05:30 PM 0 0 3 12 05:00 PM - 05:30 PM 0 0 0 2 05:00 PM - 05:30 PM 42
05:30 PM - 06:00 PM 0 0 0 14 05:30 PM - 06:00 PM 0 0 0 0 05:30 PM - 06:00 PM 56
06:00 PM - 06:30 PM 0 0 0 18 06:00 PM - 06:30 PM 0 0 0 0 06:00 PM - 06:30 PM 74
06:30 PM - 07:00 PM 0 0 0 12 06:30 PM - 07:00 PM 0 1 0 3 06:30 PM - 07:00 PM 81
07:00 PM - 07:30 PM 0 0 0 16 07:00 PM - 07:30 PM 0 0 0 0 07:00 PM - 07:30 PM 97
07:30 PM - 08:00 PM 0 0 1 10 07:30 PM - 08:00 PM 0 0 0 0 07:30 PM - 08:00 PM >100
08:00 PM - 08:30 PM 0 0 0 6 08:00 PM - 08:30 PM 0 0 0 0 08:00 PM - 08:30 PM >110
08:30 PM - 09:00 PM 0 0 0 13 08:30 PM - 09:00 PM 0 0 0 3 08:30 PM - 09:00 PM >115
09:00 PM - 09:30 PM 0 0 0 8 09:00 PM - 09:30 PM 0 0 0 0 09:00 PM - 09:30 PM >120
09:30 PM - 10:00 PM 0 0 0 7 09:30 PM - 10:00 PM 0 0 0 2 09:30 PM - 10:00 PM >110

Total No. of people in the bar

Observation 
Timings

No. of 
people

Observation 
Timings

Off-
street 

Parking

On-
street 

Parking

Ride-
Hailing

Walkups

Observation 
Timings

Break 2:00PM - 5:00 PM

25th April, 2024 - Thursday

27th April, 2024 - Saturday
Entering Exiting Total No. of people in the bar

Break 2:00PM - 5:00 PM

Exiting

Observation 
Timings

Off-
street 

Parking

On-
street 

Parking

Ride-
Hailing

Walkups

Break 2:00PM - 5:00 PM

Entering

Break 2:00PM - 5:00 PM Break 2:00PM - 5:00 PM Break 2:00PM - 5:00 PM

The Nodding Donkey Observations

Note: Some of the people parked their vehicles in residential zones around the restaurants all over spreaded and then walked through the restaurant between 
11am-2pm. The off-street parkings lots were full from 5pm-10pm. The off-street parking for the restaurant was in different directions it was hard to determine 
the No. of people actually coming to the restaurant from this parking. So, it is possible that the count of people from the off-street parking is merged with the 

count of walkups to the restaurant.

Off-
street 

Parking

On-
street 

Parking

Ride-
Hailing

Walkups
Observation 

Timings
No. of 
people

Observation 
Timings

Off-
street 

Parking

On-
street 

Parking

Ride-
Hailing

Walkups
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Findings: On Thursday afternoon the most popular means of arrival was pedestrians walking up, the most 

popular means of departure was pedestrians walking out, and there was a peak of 11 people in the bar. 

There was a peak of 3 vehicles parked in the afternoon. Assuming the bar is 6,410 SF, there is a parking 

demand of 1 space per 2,137 SF. At night the most popular means of arrival was pedestrians walking up, 

the most popular means of departure was pedestrians walking out, and there was a peak of roughly 110 

people in the bar. There were no vehicles parked at night.  

 

On Saturday afternoon the most popular means of arrival was pedestrians walking up, the most popular 

means of departure was pedestrians walking out, and there was a peak of 43 people in the bar. There was 

a peak of 3 vehicles parked in the afternoon. Assuming the bar is 6,410 SF, there is a parking demand of 1 

space per roughly 2,137 SF. At night the most popular means of arrival was pedestrians walking up, the 

most popular means of departure was pedestrians walking out, and there was a peak of roughly 120 people 

in the bar. There were no vehicles parked at night. 

 

PRELIMINARY CONCLUTIONS 

Given the preliminary findings of the observations, overall, it was observed that parking demand did not 

exceed one space for every 750 SF. Applying this parking demand to the proposed project site, requiring 

one parking space for every 750 SF for a 6,900 SF property results in a parking allotment of 9 spaces. The 

owner is purposing to provide 35 parking spaces resulting in a surplus of 26 spaces. It should also be 

considered that the only parking demand observed being utilized was on-street parking and it would not 

be considered allowable parking under PD 193. 

Pedestrians and individuals using ride-haling services made up the majority of the observed nightly ingress 

and egress activity at both the Loon and the Nodding Donkey, when the bars have the highest occupancy. 

On Thursday night at the Loon 73% of total ingress activity and 67% of total egress activity was from 

pedestrians walking or ride-hailing services. The Nodding Donkey on Thursday Night was observed as 

having 100% of its total ingress and egress activity come from pedestrians walking or ride-hailing services. 

On Saturday night at the Loon 84% of total ingress activity and 77% of total egress activity was from 

pedestrians walking or ride-hailing services. The Nodding Donkey on Saturday Night was observed as having 

100% of its total ingress activity and 91% of its total egress activity come from pedestrians walking or ride-

hailing services. 

Based upon these observations DeShazo Group supports a total parking supply for the Shakespear’s Bar 

of 35 spaces. Due to the dense urban nature of this neighborhood, the data observed in this study, as well 

as data from other studies conducted in this area, support the belief that, patrons of bars and restaurants 

in this area will likely walk or ride-hale when they go out to eat or drink. 

 

END OF MEMO 
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EXECUTIVE SUMMARY 
This report includes two observations conducted on two alcohol beverage establishments in the 
Uptown and State Thomas areas. Their findings were as follows: 

• Four vehicles at The Loon (3,000 SF) at 5:00 PM on April 27th, 2024 

• Three vehicles at The Nodding Donkey (6,410 SF) at 1:30 PM on April 25th, 2024 

The observed peak demand represents a peak of 1 parked car per 750 SF. 

Based on recent studies conducted by DeShazo Group at two similarly situated establishments 
within the Dallas Uptown District, we found a peak parking demand of 1 parked car per 750 SF, or 
a total of nine (9) off street parking spaces, during peak hours. As detailed further within this Parking 
Analysis, the applicant’s proposal, if approved, will provide a peak demand surplus of twenty-six 
(26) off-street parking spaces. 

INTRODUCTION 
The services of DeShazo Group, Inc. (DeShazo) were retained by the CBS Law Firm, PLLC to analyze 
the parking needs for the proposed Shakespeare’s Bar located at 2912 Maple Avenue and an 
additional parking lot located at 2906 Maple Avenue in PD 193 in Dallas, Texas. The site is located on 
Maple Avenue between Cedar Springs Road and Wolf Street, an interior lot in the Uptown area of 
the City of Dallas. The site will be across the street from Le Meridien Dallas, The Stoneleigh, to the 
southwest, and Uchi Dallas to the southeast. DeShazo is an engineering consulting firm providing 
licensed engineers and analysts skilled in the field of traffic/transportation engineering and parking 
design and demand analysis for nearly 44 years. 

The overreaching purpose of this parking analysis is to maximize the site plan and analyze the 
parking needs and reductions available for the construction of a new bar. The proposed site plan for 
this development is provided in Exhibit 1. The proposed site location map is provided in Exhibit 2.  
The Development Program for the proposed development is provided in Table 1 below.  

Table 1. Development Program Summary 

Land Uses Quantity 

Shakespeare’s Bar 

Alcoholic beverage 
establishment 

7,422 SF 

LOCATION & UNIQUE PARKING CHARACTERISTICS 
The site is surrounded by restaurants in its near vicinity and across Maple Avenue, is bordered by 
The JLL office building and the former Stoneleigh P bar. Within a walkable 450-foot radius, are the 
Le Meridien Dallas Hotel to the southwest and Uchi Dallas to the southeast as well as the 
aforementioned JLL office building.  

The Dallas Uptown area is generally defined by its large population of restaurants in the area. This 
gives precedence to the fact that the restaurants already within the study area can maintain the 
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demand for vehicles at this time. The prevalence of public transport as well as the higher density of 
people also gives rise to improved parking ratios as more people can be pedestrianized.  

RIDE-HAILING 

According to the custom study performed by Metro study in 2019, it is reported that ride-hailing 
experienced 100% growth from the year 2018 to 2019.  Most hotels and restaurants were listed as 
the top Dallas ride-hailing destinations, and it is stated that tens of thousands of pickups occurred 
in the uptown area per month during 2019.
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Exhibit 2.  Project Location & Surroundings Map 
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PARKING DEMAND ANALYSIS 

ANALYSIS APPROACH 
To arrive at the site-specific parking criteria for the proposed Shakespeare’s Bar development, two 
approaches were evaluated.  These included: 

1. CODE PARKING SUMMARY: Application of respective parking codes and reduction factors 
from the Dallas Development Code §51A and PD 193. 

2. FIELD PARKING ACCUMULATION STUDY: Actual observed parking accumulation data 
collected by DeShazo at The Loon and The Nodding Donkey in the Uptown area and State 
Thomas area and applied the highest adjusted parking rate observed from these sites for 
full occupancy of the Shakespeare’s Bar 6,900 SF. 

Based on the finding of these two approaches and DeShazo’s engineering experience, we drew a 
conclusion to estimate the final expected demand for the Shakespeare’s Bar when in full operation. 

The following sections summarize the results of the application of each of the study approaches. 

CODE PARKING SUMMARY 
The proposed Shakespeare’s Bar is proposed in the city of Dallas’s PD 193 Oak Lawn Special Purpose 
District. The Dallas Development Code ARTICLE 193, PD 193, Oak Lawn Special Purpose District 
provides individual parking code requirements for specific land uses. In SEC. 51P-193.104 (a) (1) and 
SEC. 51P-193.107 (i) of this article, stipulations exist for off-street parking requirements when a 
facility is used for bar and restaurant uses within a PD 193 district.  For this site, the qualifications 
for the “bar and restaurant” as defined in SEC. 51P-193.104 (a) (1) of this section are met.  
Application of the respective parking codes and applicable parking requirement reductions as stated 
in the Code are summarized in Table 2. 

Table 2. PD 193 Parking Requirement  

Business/Tenant Land Use Area 
(SF) 

Code Parking Ratio 
(1 space / X SF) 

Required 
Parking Spaces  

Shakespeare’s 
Bar 

Alcohol 
Beverage 

Establishment 

6,900 1 Space / 100 SF 69 

Total Off-Street Parking Requirement: 69 Spaces 

Total Parking Credits {1}: 2 Spaces 

Total Off-Street Parking Proposed:  35 Spaces 

Grand Total: 37 Spaces 

Parking Deficit:  32 spaces 

{1} The parking reduction calculations based on the code allowance are provided in Table 3.  
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The information utilized code excerpts from Dallas Development Code ARTICLE 193, PD 193, Oak 
Lawn Special Purpose District and the Dallas Development Code §51A.  

Table 3. Code Parking Reduction Summary  

Parameter Tally Criteria Code Reference 

Garbage 
Dumpster 
Credit  

Provide 2 -
Dumpster 

2 

For each dumpster 
located in a garbage 

storage area, the # of 
off-street parking spaces 

required for use is 
decreased by one.  

SEC. 51P-193.113. OFF-STREET 
PARKING REGULATIONS. (a) (15) – 

Garbage parking 

TOTAL PARKING CREDITS 2   

FINDING:  Based on the proposed site plan; the bar proposes a total on-site parking supply of 35 
spaces with 2 parking reduction credits. This would provide a total parking supply of 37 spaces 
resulting in one parking space per every 186 square feet of building area. The code parking analysis 
also revealed that per the proposed site plan there will be a parking deficit of 32 spaces.  

 

  

~ Deshazo Group40 
~ <:J YEARS 211



Parking Analysis for Shakespeare’s Bar in Dallas, Texas 
May 2024 

Page 7 

FIELD PARKING ACCUMULATION STUDY 
Existing Parking Demand Accumulation Study:  

On the 25th and 27th of April, 2024, DeShazo conducted a parking accumulation study to observe the 
demand for parking for the two existing establishments where existing bars within the Dallas 
Uptown and State Thomas areas were studied at their peak operating hours on their peak days of 
the week.  

The locations were observed on typical peak periods on Thursdays and Saturdays. The observations 
were performed in two locations which closely match the proposed Shakespeare’s Bar. Further, one 
site was chosen in the Uptown area and one in the State Thomas Area. Table 4 shows the bar names 
and observation periods for this study.  

Table 4. Summary of Observation Sites 

Locality 
Site Name 

Observations Performed 

Thursday; 25th April, 2024 Saturday; 27th April, 2024 

11 AM to 2 PM 5 PM to 10 PM 11 AM to 2 PM 5 PM to 10 PM 

Uptown 
Area 

The Loon √ √ √ √ 

State 
Thomas 

Area 

The Nodding 
Donkey 

√ √ √ √ 

OBSERVATIONS FROM SITE VISITS 
DeShazo observed that the Uptown and State Thomas areas featured a large amount of on-street 
parking. The on-street parking was for the most part filled up completely and was saturated from 
the start of the morning observations. The on-street parking reduces traffic speeds and allows for a 
significant number of pedestrians to approach bars. 

During these observations, DeShazo noticed that The Loon provided off-street parking located 500 
feet around the corner from the bar, inside an underground parking facility, with no signage that 
the parking was available to bar patrons. The Nodding Donkey indicated that there was no off-street 
parking available and off-street parking could be done at public parking areas that were located a 
minimum of two blocks away.   

The observed peak demand tabulated results of this study are provided in Table 5 and graphically 
represented in Exhibit 3.  Further, the total hourly demand for these observed bars for both days is 
plotted on Exhibits 4 and 5, against the supply.   
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Table 5. Summary of Observed Data  

Locality 
Site Name Building 

Area 
Parking 
Supply 

Maximum 
Observed Peak 

Demand 

Peak Parking 
Ratio (Space/SF) 

 
Uptown 

Area 
The Loon 3,000 SF 34 Spaces 4 Spaces (1) 1 space/ 750 SF 

State 
Thomas 

Area 

The Nodding 
Donkey 

6,410 SF 0 Spaces 3 Spaces (1) 1 space/ 2,137 SF 

Peak: 1 Space / 750 SF 

(1) Observed as On-Street Parking. 

 

The raw data of the observations is provided in Appendix A of this report.  

 
Exhibit 3. Peak Parking Demand and Supply (Thursday and Saturday) 

(Source. DeShazo’s Field-Observed Data)  
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Exhibit 4. Total Parking Demand and Supply of Observed Data (Thursday) 

(Source. DeShazo’s Field-Observed Data)  

 
Exhibit 5. Total Parking Demand and Supply of Observed Data (Saturday) 

(Source. DeShazo’s Field-Observed Data)  

FINDING: For the observed sites, the peak Thursday parking demand was observed to occur at 12:00 
& 1:30 PM with a value of 5 vehicles which accounts for 14.7% of the available supply of 34 spaces 
(total of all sites). The peak Saturday parking demand was observed to occur at 11:00 AM, 6:30 PM, 
8:30 PM, 9:30 PM and 10:00 PM with a value of 4 vehicles which accounts for 11.8% of the available 
supply of 34 spaces. 

𝑃𝑟𝑜𝑝𝑜𝑠𝑒𝑑 𝐵𝑎𝑟 𝐷𝑒𝑚𝑎𝑛𝑑 =
𝑃𝑟𝑜𝑝𝑜𝑠𝑒𝑑 𝐵𝑢𝑖𝑙𝑑𝑖𝑛𝑔 𝐴𝑟𝑒𝑎

𝑂𝑏𝑠𝑒𝑟𝑣𝑒𝑑 𝑃𝑒𝑎𝑘 𝑃𝑎𝑟𝑘𝑖𝑛𝑔 𝑅𝑎𝑡𝑖𝑜
 

= 6,900/750 = 9.2 ≈ 9 Parking Spaces 
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Based upon the peak period demand observed for the bars and the calculated peak rate for parking 
spaces per building area, the peak rate comes out to be 1 Space / 750 SF. With the application of 
this rate to the proposed Shakespeare’s Bar the demand equates to 9 parking spaces. 

NON-VEHICULAR TRAFFIC ANALYSIS 
In addition to general parking accumulation observations, DeShazo also observed non-vehicular 
trips directly arriving at the observed bars. These bars include The Loon and The Nodding Donkey.  
The non-vehicular trips include; bar visits made by walk-in pedestrians and ride-hailing (Uber, Lyft, 
and Alto). These observations were made during the same time periods as parking accumulation 
observations.  

The observed peak periods of non-vehicular traffic and general vehicular traffic which required off-
street parking are presented in Exhibit 6.  

 

Exhibit 6. Non-vehicular Traffic Vs. Vehicular Visits Summary 
(Source. DeShazo’s Field-Observed Data)  

FINDING: For all of the observed sites, the data reveals that in the Uptown and State Thomas areas 
there are a significant number of non-vehicular trips that make visits to the observed locations. On 
average, around 80.76% of the trips are non-vehicular trips. This suggests that there is much lower 
parking demand in this locality than what the code requirement stipulates. 
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CONCLUSION 
This memorandum summarizes the projected parking demand for the proposed development based 
upon the application of parking characteristics derived from DeShazo’s professional judgment and 
industry data pertaining to bar parking demand.  This study will be provided to the City of Dallas 
staff for technical review.  The findings of this study are intended to provide the technical basis for 
a request to reduce the parking requirements for the proposed development. 

SUMMARY OF THE FINDINGS:  

FINDING:  Based on the proposed site plan; the bar proposes a total on-site parking supply of 35 
spaces with 2 parking reduction credits. This would provide a total parking supply of 37 spaces 
resulting in one parking space per every 186 square feet of building area. The code parking analysis 
also revealed that per the proposed site plan there will be a parking deficit of 32 spaces.  

FINDING: For the observed sites, the peak Thursday parking demand was observed to occur at 12:00 
& 1:30 PM with a value of 5 vehicles which accounts for 14.7% of the available supply of 34 spaces 
(total of all sites). The peak Saturday parking demand was observed to occur at 11:00 AM, 6:30 PM, 
8:30 PM, 9:30 PM and 10:00 PM with a value of 4 vehicles which accounts for 11.8% of the available 
supply of 34 spaces. 

𝑃𝑟𝑜𝑝𝑜𝑠𝑒𝑑 𝐵𝑎𝑟 𝐷𝑒𝑚𝑎𝑛𝑑 =
𝑃𝑟𝑜𝑝𝑜𝑠𝑒𝑑 𝐵𝑢𝑖𝑙𝑑𝑖𝑛𝑔 𝐴𝑟𝑒𝑎

𝑂𝑏𝑠𝑒𝑟𝑣𝑒𝑑 𝑃𝑒𝑎𝑘 𝑃𝑎𝑟𝑘𝑖𝑛𝑔 𝑅𝑎𝑡𝑖𝑜
 

= 6,900/750 = 9.2 ≈ 9 Parking Spaces 

Based upon the peak period demand observed for the bars and the calculated peak rate for parking 
spaces per building area, the peak rate comes out to be 1 Space / 750 SF. With the application of 
this rate to the proposed Shakespeare’s Bar the demand equates to 9 parking spaces. 

FINDING: For all of the observed sites, the data reveals that in the Uptown and State Thomas areas 
there are a significant number of non-vehicular trips that make visits to the observed locations. On 
average, around 80.76% of the trips are non-vehicular trips. This suggests that there is much lower 
parking demand in this locality than what the code requirement stipulates. 

COMPARISON OF THE FINDINGS 
DeShazo Group compared the results from the two approaches that we have considered in this 
analysis. These include Parking Accumulation Observations of existing sites and the City of Dallas 
Development Code Parking requirements. The differences between these findings are noted in 
Table 6 on the following page.  
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Table 6. Comparison of Findings 
(City of Dallas Code and DeShazo Parking Study) 

Land 
Use 

Building 
Area 

Code 
Requirements 

DeShazo Parking 
Analysis Results 

Peak Demand 

Shakespeare’s Bar 
(Alcohol Beverage 

Establishment) 

 
6,900 SF 

 
69 

 
9 

Based on the proposed site plan; the bar proposes a total on-site parking supply of 35 spaces with 2 
parking reduction credits. This would provide a total parking supply of 37 spaces resulting in one 
parking space per every 186 square feet of building area. 

RECOMMENDATIONS 

1. A Parking Variance is requested from the City of Dallas Board of Adjustments. Based upon the 
findings of this analysis, DeShazo is seeking a parking reduction of 46%, which gives a reduction of 
32 parking spaces. DeShazo believes that the future demand conditions at Shakespeare’s Bar (up to 
6,900 SF of alcohol beverage establishment) can be contained within the site with this variance. A 
reduction of 32 required spaces (46%) is warranted based upon the following considerations: 

(A) The extent to which the parking spaces are provided.  

The parking reduction is a function of low parking demand, closeness to transit, and high walk-
in traffic as it serves the high office population area and does not rely upon remote parking. 

(B) The availability of public transit and the likelihood of its use.  

The site is directly served by existing DART public transit bus routes. 

2. It is also DeShazo’s understanding that the proposed Shakespeare’s Bar is eligible for a reduction 
of 2 spaces as credits granted from both the Dallas Development Code §51A and PD 193. These 
parking credits give a total reduction of 2 spaces. The parking credits are: 

(B) Garbage Dumpster location - SEC. 51P-193.113 

Two dumpsters are provided in the garbage storage area meaning an eligibility of 2 spaces. 

The total reduction will be 32 spaces. This reduction is 46.38% of the code parking requirement. 

It is believed that the requested parking reduction will not create a traffic hazard nor restrict the 
Shakespeare’s Bar during typical peak hours. DeShazo recommends a variance of 32 parking spaces 
from the City of Dallas Board of Adjustment and allowing the Shakespeare’s Bar to operate with the 
current supply of 35 parking spaces. These 35 parking spaces are also all that is available adjacent 
to the property and have been procured via private agreements over the course of two years. Lastly, 
the 35 offered parking spaces will provide a surplus of 26 parking spaces as DeShazo calculated a 

peak parking demand for this property to be nine vehicles.                                          END OF MEMO 
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Appendix A.  Parking Study Raw Data 
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11:00AM - 11:30 AM 0 2 0 1 11:00AM - 11:30 AM 0 0 0 1 11:00AM - 11:30 AM 2
11:30 AM - 12:00 AM 0 0 0 0 11:30 AM - 12:00 AM 0 2 0 0 11:30 AM - 12:00 AM 2
12:00 PM - 12:30 PM 0 3 0 2 12:00 PM - 12:30 PM 0 0 0 0 12:00 PM - 12:30 PM 5
12:30 PM - 01:00 PM 0 0 3 0 12:30 PM - 01:00 PM 0 0 0 2 12:30 PM - 01:00 PM 6
01:00 PM - 01:30 PM 0 3 0 2 01:00 PM - 01:30 PM 0 3 0 0 01:00 PM - 01:30 PM 8
01:30 PM - 02:00 PM 0 2 0 0 01:30 PM - 02:00 PM 0 0 0 2 01:30 PM - 02:00 PM 6

05:00 PM - 05:30 PM 0 4 0 3 05:00 PM - 05:30 PM 0 0 0 2 05:00 PM - 05:30 PM 12
05:30 PM - 06:00 PM 0 0 0 0 05:30 PM - 06:00 PM 0 2 0 0 05:30 PM - 06:00 PM 12
06:00 PM - 06:30 PM 0 2 2 3 06:00 PM - 06:30 PM 0 0 0 3 06:00 PM - 06:30 PM 16
06:30 PM - 07:00 PM 0 4 5 2 06:30 PM - 07:00 PM 0 0 2 0 06:30 PM - 07:00 PM 22
07:00 PM -  07:30 PM 0 0 3 3 07:00 PM -  07:30 PM 0 0 0 3 07:00 PM -  07:30 PM 25
07:30 PM - 08:00 PM 0 2 0 2 07:30 PM - 08:00 PM 0 6 0 2 07:30 PM - 08:00 PM 24
08:00 PM - 08:30 PM 0 0 2 4 08:00 PM - 08:30 PM 0 0 3 0 08:00 PM - 08:30 PM 32
08:30 PM - 09:00 PM 0 4 4 2 08:30 PM - 09:00 PM 0 2 2 0 08:30 PM - 09:00 PM 33
09:00 PM - 09:30 PM 0 0 5 7 09:00 PM - 09:30 PM 0 0 0 4 09:00 PM - 09:30 PM 45
09:30 PM - 10:00 PM 0 2 0 4 09:30 PM - 10:00 PM 0 3 3 2 09:30 PM - 10:00 PM 51

11:00AM - 11:30 AM 0 3 0 0 11:00AM - 11:30 AM 0 0 0 2 11:00AM - 11:30 AM 5
11:30 AM - 12:00 AM 0 0 2 1 11:30 AM - 12:00 AM 0 3 0 0 11:30 AM - 12:00 AM 6
12:00 PM - 12:30 PM 0 2 0 0 12:00 PM - 12:30 PM 0 0 0 0 12:00 PM - 12:30 PM 8
12:30 PM - 01:00 PM 0 2 3 0 12:30 PM - 01:00 PM 0 0 2 1 12:30 PM - 01:00 PM 8
01:00 PM - 01:30 PM 0 0 0 0 01:00 PM - 01:30 PM 0 2 0 0 01:00 PM - 01:30 PM 6
01:30 PM - 02:00 PM 0 2 0 0 01:30 PM - 02:00 PM 0 0 3 0 01:30 PM - 02:00 PM 5

05:00 PM - 05:30 PM 0 3 3 2 05:00 PM - 05:30 PM 0 0 0 2 05:00 PM - 05:30 PM 15
05:30 PM - 06:00 PM 0 0 4 0 05:30 PM - 06:00 PM 0 2 3 0 05:30 PM - 06:00 PM 18
06:00 PM - 06:30 PM 0 2 2 5 06:00 PM - 06:30 PM 0 0 0 3 06:00 PM - 06:30 PM 18
06:30 PM - 07:00 PM 0 4 5 3 06:30 PM - 07:00 PM 0 2 6 0 06:30 PM - 07:00 PM 26
07:00 PM -  07:30 PM 0 0 3 5 07:00 PM -  07:30 PM 0 0 2 6 07:00 PM -  07:30 PM 28
07:30 PM - 08:00 PM 0 2 3 6 07:30 PM - 08:00 PM 0 0 0 2 07:30 PM - 08:00 PM 35
08:00 PM - 08:30 PM 0 0 5 2 08:00 PM - 08:30 PM 0 4 2 0 08:00 PM - 08:30 PM 38
08:30 PM - 09:00 PM 0 4 9 4 08:30 PM - 09:00 PM 0 3 4 0 08:30 PM - 09:00 PM 46
09:00 PM - 09:30 PM 0 0 10 8 09:00 PM - 09:30 PM 0 4 2 6 09:00 PM - 09:30 PM 52
09:30 PM - 10:00 PM 0 4 12 10 09:30 PM - 10:00 PM 0 0 4 7 09:30 PM - 10:00 PM 65

Note: The off-street parking for the restaurant was inside the parking garage and it was harder to determine the No. of people actually coming to the restaurant from 
this parking as it was little far and is a closed property. So, it is possible that the count of people from the off-street parking is merged with the count of walkups to the 

restaurant.

The Loon Observatons

25th April, 2024 - Thursday

27th April, 2024 - Saturday

Total No. of people in the bar

Break 2:00PM - 5:00 PM

Observation 
Timings

Off-street 
Parking

On-street 
Parking

Ride-
Hailing

Walkups
Observation 

Timings
No. of 
people

Entering Exiting

Break 2:00PM - 5:00 PM Break 2:00PM - 5:00 PM

Off-street 
Parking

On-street 
Parking

Ride-
Hailing

Walkups
Observation 

Timings

Entering Exiting Total No. of people in the bar
Observation 

Timings
No. of 
people

Break 2:00PM - 5:00 PM Break 2:00PM - 5:00 PM Break 2:00PM - 5:00 PM

Observation 
Timings

Off-street 
Parking

On-street 
Parking

Ride-
Hailing

Walkups
Observation 

Timings
Off-street 

Parking
On-street 

Parking
Ride-

Hailing
Walkups
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11:00 AM - 11:30 AM 0 0 0 1 11:00 AM - 11:30 AM 0 0 0 0 11:00 AM - 11:30 AM 1
11:30 AM - 12:00 AM 0 0 0 2 11:30 AM - 12:00 AM 0 0 0 0 11:30 AM - 12:00 AM 3
12:00 PM - 12:30 PM 0 2 0 1 12:00 PM - 12:30 PM 0 0 0 0 12:00 PM - 12:30 PM 6
12:30 PM - 01:00 PM 0 0 0 1 12:30 PM - 01:00 PM 0 0 0 4 12:30 PM - 01:00 PM 7
01:00 PM - 01:30 PM 0 0 0 5 01:00 PM - 01:30 PM 0 1 0 6 01:00 PM - 01:30 PM 8
01:30 PM - 02:00 PM 0 3 0 4 01:30 PM - 02:00 PM 0 0 0 2 01:30 PM - 02:00 PM 11

05:00 PM - 05:30 PM 0 0 0 5 05:00 PM - 05:30 PM 0 0 0 1 05:00 PM - 05:30 PM 36
05:30 PM - 06:00 PM 0 0 3 8 05:30 PM - 06:00 PM 0 0 0 1 05:30 PM - 06:00 PM 46
06:00 PM - 06:30 PM 0 0 3 16 06:00 PM - 06:30 PM 0 0 0 2 06:00 PM - 06:30 PM 67
06:30 PM - 07:00 PM 0 0 0 6 06:30 PM - 07:00 PM 0 0 0 2 06:30 PM - 07:00 PM 71
07:00 PM - 07:30 PM 0 0 2 4 07:00 PM - 07:30 PM 0 0 0 0 07:00 PM - 07:30 PM 77
07:30 PM - 08:00 PM 0 0 3 9 07:30 PM - 08:00 PM 0 0 0 3 07:30 PM - 08:00 PM 86
08:00 PM - 08:30 PM 0 0 0 10 08:00 PM - 08:30 PM 0 0 2 0 08:00 PM - 08:30 PM 94
08:30 PM - 09:00 PM 0 0 0 11 08:30 PM - 09:00 PM 0 0 0 3 08:30 PM - 09:00 PM >100
09:00 PM - 09:30 PM 0 0 0 4 09:00 PM - 09:30 PM 0 0 0 0 09:00 PM - 09:30 PM >105
09:30 PM - 10:00 PM 0 0 0 4 09:30 PM - 10:00 PM 0 0 0 0 09:30 PM - 10:00 PM >110

11:00 AM - 11:30 AM 0 1 0 6 11:00 AM - 11:30 AM 0 0 0 0 11:00 AM - 11:30 AM 7
11:30 AM - 12:00 AM 0 0 0 8 11:30 AM - 12:00 AM 0 0 0 0 11:30 AM - 12:00 AM 15
12:00 PM - 12:30 PM 0 1 4 8 12:00 PM - 12:30 PM 0 1 0 0 12:00 PM - 12:30 PM 27
12:30 PM - 01:00 PM 0 0 0 7 12:30 PM - 01:00 PM 0 0 0 3 12:30 PM - 01:00 PM 31
01:00 PM - 01:30 PM 0 0 2 10 01:00 PM - 01:30 PM 0 1 0 2 01:00 PM - 01:30 PM 40
01:30 PM - 02:00 PM 0 1 2 2 01:30 PM - 02:00 PM 0 0 0 2 01:30 PM - 02:00 PM 43

05:00 PM - 05:30 PM 0 0 3 12 05:00 PM - 05:30 PM 0 0 0 2 05:00 PM - 05:30 PM 42
05:30 PM - 06:00 PM 0 0 0 14 05:30 PM - 06:00 PM 0 0 0 0 05:30 PM - 06:00 PM 56
06:00 PM - 06:30 PM 0 0 0 18 06:00 PM - 06:30 PM 0 0 0 0 06:00 PM - 06:30 PM 74
06:30 PM - 07:00 PM 0 0 0 12 06:30 PM - 07:00 PM 0 1 0 3 06:30 PM - 07:00 PM 81
07:00 PM - 07:30 PM 0 0 0 16 07:00 PM - 07:30 PM 0 0 0 0 07:00 PM - 07:30 PM 97
07:30 PM - 08:00 PM 0 0 1 10 07:30 PM - 08:00 PM 0 0 0 0 07:30 PM - 08:00 PM >100
08:00 PM - 08:30 PM 0 0 0 6 08:00 PM - 08:30 PM 0 0 0 0 08:00 PM - 08:30 PM >110
08:30 PM - 09:00 PM 0 0 0 13 08:30 PM - 09:00 PM 0 0 0 3 08:30 PM - 09:00 PM >115
09:00 PM - 09:30 PM 0 0 0 8 09:00 PM - 09:30 PM 0 0 0 0 09:00 PM - 09:30 PM >120
09:30 PM - 10:00 PM 0 0 0 7 09:30 PM - 10:00 PM 0 0 0 2 09:30 PM - 10:00 PM >110

Total No. of people in the bar

Observation 
Timings

No. of 
people

Observation 
Timings

Off-
street 

Parking

On-
street 

Parking

Ride-
Hailing

Walkups

Observation 
Timings

Break 2:00PM - 5:00 PM

25th April, 2024 - Thursday

27th April, 2024 - Saturday
Entering Exiting Total No. of people in the bar

Break 2:00PM - 5:00 PM

Exiting

Observation 
Timings

Off-
street 

Parking

On-
street 

Parking

Ride-
Hailing

Walkups

Break 2:00PM - 5:00 PM

Entering

Break 2:00PM - 5:00 PM Break 2:00PM - 5:00 PM Break 2:00PM - 5:00 PM

The Nodding Donkey Observations

Note: Some of the people parked their vehicles in residential zones around the restaurants all over spreaded and then walked through the restaurant between 
11am-2pm. The off-street parkings lots were full from 5pm-10pm. The off-street parking for the restaurant was in different directions it was hard to determine 
the No. of people actually coming to the restaurant from this parking. So, it is possible that the count of people from the off-street parking is merged with the 

count of walkups to the restaurant.

Off-
street 

Parking
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street 

Parking
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Walkups
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No. of 
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Observation 
Timings
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Ride-
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Walkups
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