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CITY SECRETARY 230160
DALLAS. TEXAS CITY SECRETARY
POSTED ™ patLas, x

BOARD OF ADJUSTMENT (PANEL C)

February 23, 2023, Briefing at 11:00 A.M. and the Public Hearing at 1:00 P.M.
Dallas City Hall, 6ES Council Briefing Room and Videoconference

* 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://form.jotform.com/210907944450153 or contact the Development Services Department
at 214-670-4545 by the close of business Wednesday, February 22, 2023. All virtual
speakers will be required to show their video in order to address the board. 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, and the WebEXx link:
https://bit.ly/022323C

AGENDA
l. Call to Order Robert Agnich, Vice-Chair
Il. Staff Presentation/Briefing
[1. Public Hearing Board of Adjustment
V. Public Testimony
V. Miscellaneous Items -

o0 Approval of Panel C Minutes — December 12, 2022

VI. Case Docket Board of Adjustment
- Uncontested Items

- Holdover ltems
- Individual Items

VII.  Adjournment



Board of Adjustment Agenda
Thursday, February 23, 2023

Handgun Prohibition Notice for Meetings of Governmental Entities

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

"De acuerdo con la seccion 30.06 del codigo penal (ingreso sin autorizacién de un titular de una licencia con
una pistol oculta), una persona con licencia segun el subcapitulo h, capitulo 411, cédigo del gobierno (ley
sobre licencias para portar pistolas), no puede ingresar a esta propiedad con una pistola 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 seccién 30.07 del cédigo penal (ingreso sin autorizacion de un titular de una licencia con
una pistola a la vista), una persona con licencia segun el subcapitulo h, capitulo 411, cédigo del gobierno
(ley sobre licencias para portar pistolas), no puede ingresar a esta propiedad con una pistola a la vista."

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

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

EXECUTIVE SESSION NOTICE

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

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

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

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

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

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

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

7. deliberating security assessments or deployments relating to information resources technology, network security
information, or the deployment or specific occasions for implementations of security personnel, critical
infrastructure, or security devices. [Tex Govt. Code §551.089]
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Board of Adjustment Agenda
Thursday, February 23, 2023

UNCONTESTED CASE(S)

BDA223-021(ND) 4803 Victor Street 1
REQUEST: Application of Felicia Edoghotu for a variance to
the front yard setbacks regulations.

HOLDOVER

BDA212-105(0OA) 3923 Frontier Lane 2
REQUEST: Application of Baldwin Associates for a
variance to the front yard setback regulations, and for
special exceptions to the fence standards and visual
obstruction regulations.

INDIVIDUAL CASES

BDA223-017(OA) 4327 Cabell Drive 3
REQUEST: Application of Julia White for special exceptions
to the fence standards and visual obstruction regulations.

BDA223-020(ND) 4502 Leland Avenue 4
REQUEST: Application of Bangaly Kaba, represented by
Andrew Thorpe, for a variance to the front yard setback
regulations.
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BOARD OF ADJUSTMENT THURSDAY, FEBRUARY 23, 2023
CITY OF DALLAS, TEXAS

FILE NUMBER: BDA223-021(ND)

BUILDING OFFICIAL’S REPORT: Application of Felicia Edoghotu for a variance to the
front yard setback regulations at 4803 Victor Street. This property is more fully
described as Block A/0795, V2 part of lot 7, and is zoned PD-98/Chapter 51, which
requires a front yard setback of 25 feet. The applicant proposes to construct a single-
family residential structure and provide a 10--foot front yard setback, which will require a
15-foot variance to the front yard setback regulations.

LOCATION: 4803 Victor Street
APPLICANT: Felicia Edoghotu
REQUEST:

A request for a variance to the front yard setback regulations of 15 feet is made to
construct and/or maintain a two-story single family home structure with an
approximately 2,700 square foot building footprint, part of which is to be located 10 feet
from one of the site’s two front property lines (N. Prairie Avenue) or 15 feet into this 25-
foot front yard setback on a site that is undeveloped.

STANDARD FOR A FRONT YARD VARIANCE FOR PD 98:

PD 98 Section 51P-98.107(b)(3) states that the board of adjustment shall have the
authority to grant variances from the terms of this article, in accordance with regulations
and procedures specified in Article XXIX of Chapter 51 in the following matters:

e Permit such variances of the front yard, side yard, rear yard, lot width, lot depth,
coverage, minimum sidewalk or setback standards, off-street parking or off-street
loading, or visibility obstruction regulations where the literal enforcement of the
provision of this article would result in an unnecessary hardship and where such
variance is necessary to permit a specific parcel of land which differs from other
parcels of land in the same district by being of such restricted area, shape, or slopes
that it cannot be developed in a manner commensurate with the development
permitted upon other parcels of land in the same district. A modification of standards
established by this article may not be granted to relieve a self-created or personal
hardship, not for financial reason only, nor may such modification be granted to
permit any person a privilege in developing a parcel of land not permitted by this
article to other parcels of land in this district.



State Law/HB 1475 effective 9-1-21

> the board may consider the following 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 the municipality considers the structure to be a
nonconforming structure.

STAFF RECOMMENDATION:

Approval, subject to the following condition:

Compliance with the submitted site plan is required.

Rationale:

Staff concluded that the subject site is unique and different from most residential lots
in the PD-98 zoning district in that it is restrictive in area due to having two, 25' front
yard setbacks when most lots in this zoning district have one 25' front yard setback.
The 5,300 square foot site has 20' of developable width available once a 25' front
yard setback is accounted for on N. Prairie Avenue and a 5' side yard setback is
accounted for on the parallel. If the lot were more typical to others in the zoning
district with only one front yard setback, the 50' wide site would have 40' of
developable width.

Staff concluded that the applicant has shown by submitting a document indicating
among other things that that the square footage of the proposed home on the
subject site at approximately 2,660 square feet is commensurate to nine other
homes in the same PD-98 zoning district that have average home size of
approximately 4,835 square feet and three even more specific size comparable
homes averaging 2,606 square feet.



e Staff concluded that granting the variance in this application would not be contrary to
public interest in that the variance would allow a structure in one of the site's two
front yard setbacks where the location of this structure would comply with the
required &' side yard setback if the N. Prairie Avenue (longer street frontage) on this
corner lot were able to be recognized as it is proposed to function as a side yard.

BACKGROUND INFORMATION:

Zoning:

Site: PD 98 (Planned Development)
North: PD 98 (Planned Development)
South:  PD 98 (Planned Development)
East: PD 98 (Planned Development)
West: PD 98 (Planned Development)

Land Use:
The subject site is undeveloped with the intent of being developed with a single family
home. The areas to the north, south, east, and west are developed with single-family

uses.

Zoning/BDA History:

1. BDA145-040, Property at 4803 On November 12, 2018, the Board of
Victor Street (the subject site) Adjustment Panel C denied variance
requests to the front yard setback and to the
fence height regulations without prejudice.
The case report stated that the requests
were made to construct/maintain a two-story
single family home structure with a total “slab
area” of approximately 1,800 square feet or
with a total “home size” of approximately
3,100 square feet to be located 13’ 10” from
one of the site’s two front property lines (N.
Prairie Avenue) or 11’ 2” into this 25 front
yard setback and to construct/maintain a
fence (an 8’ high solid board-on-board wood
fence) higher than 4’ in height in one of the
site’s two required front yards (N. Prairie
Avenue) on the subject site.

2. BDA145-040, Property at 4734 On April 22, 2015, the Board of Adjustment
Tremont Street (two lots northwest  Panel B granted a variance to the front yard
of the subject site) setback regulations.

The case report stated that the requests
were made to replace an existing one-story



nonconforming single-family home structure
on the subject site with a two-story single
family home with (according to the submitted
revised site plan) a building footprint of about
2,000 square feet and a total living area of
about 2,600 square feet, part of which would
be located 5’ from one of the site’s two front
property lines (N. Prairie Avenue) or 20’ into
this 25’ front yard setback.

GENERAL FACTS/STAFF ANALYSIS:

This request for variance to the front yard setback regulations of 15 feet focuses on
constructing and maintaining a two-story single family home structure with a total
“slab area” of approximately 1,800 square feet or with a total “home size” of
approximately 3,200 square feet to be located 10 feet from one of site’s two required
front yards (N. Prairie Avenue) or 10 feet into this 25’ front yard setback.

PD 98 states that general standards for development of single-family uses with
regard to setbacks must be in accordance with the provisions of the Residential -
7,500 Square Feet District of Chapter 51. Structures on lots zoned R-7.5 are
required to provide a minimum front yard setback of 25.

The subject site is located at the northwest corner of Victor Street and N. Prairie
Avenue. Regardless of how the structure is proposed to be oriented to front Victor
Street, the subject site has 25’ front yard setbacks along both street frontages. The
site has a 25’ front yard setback along Victor Street, the shorter of the two frontages,
which is always deemed the front yard setback on a corner lot in this zoning district.
The site also has a 25’ front yard setback along N. Prairie Avenue, the longer of the
two frontages of this corner lot, which is typically regarded as a side yard where a 5’
side yard setback is required. However, the site’s N. Prairie Avenue frontage that
would function as a side yard on the property is treated as a front yard setback
nonetheless, to maintain the continuity of the established front yard setback
established by the lots to the northwest that front/are oriented southwest towards N.
Prairie Avenue.

The submitted site plan indicates that the proposed home structure is located as
close as 15 from the N. Prairie Avenue front property line or 10 feet into this 25’
front yard setback.

According to DCAD records, there are no “main improvement” or “no additional
improvements” for property addressed at 4803 Victor Street.

The subject site is flat, regular in shape and according to the submitted application is
0.121 acres (or approximately 5,300 square feet) in area. The site is zoned PD 98
where lots are typically 7,500 square feet in area.

Most lots in the PD 98 zoning district have one 25’ front yard setback, two 5’ side
yard setbacks, and one 5’ rear yard setback; this site has two 25’ front yard setbacks
and one 5’ side yard setback.



e The site plan represents that approximately 1/4 of the home structure is located in
the 25’ N. Prairie Avenue front yard setback.

e The 50’ wide subject site has 20’ of developable width available once a 25’ front yard
setback is accounted for on the southwest and a 5’ side yard setback is accounted
for on the northeast If the lot were more typical to others in the zoning district with
only one front yard setback, the 50’ wide site would have 40’ of developable width.

e The applicant submitted a document with this application, indicating among other
things that the total living area of the proposed home on the subject site is
approximately 2,660 square feet, and the average total living area of 9 other
properties in the same zoning is approximately 4,835 square feet and three even
more specific size comparable homes averaging 2,606 square feet.

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

- That permitting such a variance of the front yard where the literal enforcement of
the provision of this article would result in an unnecessary hardship and where
such variance is necessary to permit a specific parcel of land which differs from
other parcels of land in the same PD 98 district by being of such restricted area,
shape, or slopes that it cannot be developed in a manner commensurate with the
development permitted upon other parcels of land in the same PD 98 district.

- A modification of standards established by this article may not be granted to
relieve a self-created or personal hardship, not for financial reason only, nor may
such modification be granted to permit any person a privilege in developing a
parcel of land not permitted by this article to other parcels of land in this district.

e |If the Board were to grant the variance request, and impose the submitted site plan
as a condition, the structure in the front yard setback would be limited to what is
shown on this document— which in this case is a home structure that would be
located 15 feet from one of the site’s two front property lines (N. Prairie Avenue) or
10 feet into this 25’ front yard setback.\

Timeline:

December 16, 2022: The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents which have been included as
part of this case report.

January 5, 2023:  The Board of Adjustment Secretary assigned this case to Board of
Adjustment Panel C. This assignment was made in order to comply
with Section 9 (k) of the Board of Adjustment Working Rule of
Procedure that states, “If a subsequent case is filed concerning the
same request, that case must be returned to the panel hearing the
previously filed case”.

January 20, 2023: The Board of Adjustment Senior Planner emailed the applicant the
following information:
e a copy of the application materials including the Building
Official’s report on the application
e an attachment that provided the public hearing date and panel
that will consider the application; the January 23rd deadline to
submit additional evidence for staff to factor into their analysis;



January 24,2023:

and the February 10th deadline to submit additional evidence to
be incorporated into the Board’s docket materials

e the criteria/standard that the board will use in their decision to
approve or deny the request; and

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

The Board of Adjustment staff review team meeting was held
regarding this request and the others scheduled for the February
public hearings. Review team members in attendance included the
following: the Board of Adjustment Chief Planner/Board
Administrator, the Board of Adjustment Senior Planner, the Board
of Adjustment Development Code Specialist, the Board of
Adjustment Consultant, the Chief Arborist, Development Services
Senior Engineers, and the Board Attorney.

No review comment sheets were submitted in conjunction with this
application.
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01/23/2023

Label # Address

1
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4803
4734
413
4726
4804
4800
4810
4814
4818
4821
4817
4811
408
4809
4731
4727
4723
4726
4728
321
4742
4806
4800
4810
4738

Notification List of Property Owners

VICTOR ST
TREMONT ST
N PRAIRIE AVE
TREMONT ST
TREMONT ST
TREMONT ST
TREMONT ST
TREMONT ST
TREMONT ST
VICTOR ST
VICTOR ST
VICTOR ST

N PRAIRIE AVE
VICTOR ST
VICTOR ST
VICTOR ST
VICTOR ST
VICTOR ST
VICTOR ST

N PRAIRIE AVE
VICTOR ST
VICTOR ST
VICTOR ST
VICTOR ST
VICTOR ST

BDA223-021

25 Property Owners Notified

Owner

P31 DESIGN BUILD LLC
HEWLETT ELAINE &

GULLEY REI LLC

ORTEGA MARIA CLEOFAS
BUSKIRK SHARON MARIE V
BUDHABHATTI BIMAL & NEETA SAVLA
ORDAZ ANGELINA

SPITZER DEBORAH ANN
HUBBARD BRADLEY G

BERLIN SCOTT ALAN
KRISHKAV INVESTMENTS LLC
SCHEXNAYDER SHAWN
LICHLITER KELLEEN M &
Taxpayer at

ELOREM INVESTMENT LLC
KEIDEL DANIEL | &

LATIMER SCOTTY MANSFIELD
ANDERSON EDWARD M JR
KAGAN LEAH C

HEEREN MEAGAN

HALFORD RANDAL A &
CARUNCHIA MARY ELIZABETH
Taxpayer at

SUAREZ JUAN A

BARNES ROBIN L
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BOARD OF ADJUSTMENT MONDAY, FEBRUARY 23, 2023
CITY OF DALLAS, TEXAS

FILE NUMBER: BDA212-105(0A)

BUILDING OFFICIAL’S REPORT: Application of Baldwin Associates for a variance to
the front yard setback regulations, for a special exception to the fence height
regulations, for a fence standards regulation, for a special exception to the visibility
visual obstruction regulation (20’ by 20’ visibility triangle) and for a at 3923 Frontier
Lane. This property is more fully described as Lot 18, Block 3/2972, and is zoned R-
7.5(A), Single Family District which limits the height of a fence in the front yard to four
feet, requires a 20’ visibility triangle at driveway approaches, a fence panel with a
surface area that is less than 50 percent open and may not be located less than 5’ form
the front lot line, and requires a front yard setback of 30’. The applicant proposes to
construct a single family residential structure and provide a 5’ front yard setback, which
will require a 25’variance to the front yard setback regulations and to construct an 8 9”
high fence in the required front yard which will require a 4’ 9” special exception to the
fence regulations and to construct a fence in a required front yard with a fence panel
having less than 50 percent open surface area and located less than 5’ from the front lot
line which will require a special exception to the fence regulation, and to construct a
single family residential fence structure in a required visibility obstruction at the driveway
approaches.

LOCATION: 3923 Frontier Lane
APPLICANT: Baldwin Associates
REQUESTS:

The following requests have been made on a site that is developed with a single family

home:

1. A request for a variance to the front yard setback regulations of 25’ is made to
maintain an approximately 768 square-foot pool located 5’ from one of the site’s two
recorded front property lines (Ellsworth Street) or 25’ into this 30’ recorded front yard
setback on a site that is developed with a single-family structure.

2. A request for a special exception to the fence standards regulations related to the
maximum fence height of 4’ is made to construct and maintain an 8 9” high solid
wood fence and a 6’ high solid wood gate in one of the site’s two front property lines
(Ellsworth Street).

3. A request for a special exception to the fence standards regulations related to fence
panels with a surface area that is less than 50 percent open and less than 5’ from
the front lot line is made to construct and maintain the 8’ 9” high solid wood fence

30



and a 6’ high solid wood gate located in one of the site’s two front property lines
(Ellsworth Street)

4. A request for a special exception to the visual obstruction regulations is made to
locate and maintain an 8 9” high wood fence and a 6’ high solid wood gate located
within both 20’ visibility triangles at the driveway approaches into the site from
Ellsworth Street.

UPDATE (2-23-23).

On December 12, 2022, the Board of Adjustment Panel C held this case to the February
23, 2023, public hearing date. On February 9, 2023, the applicant submitted a revised
site plan and elevations. The applicant modified the fence location by the driveway
approach and made some modifications to the fence elevations and materials at the
driveway location. Note that these modifications were not included in the staff analysis
since the revisions were provided after the deadline for staff review meeting.

STANDARD FOR A VARIANCE:

Section 51(A)-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.

State Law/HB 1475 effective 9-1-21

» the board may consider the following 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.
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(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 consider the structure to be a nonconforming structure.

STANDARD FOR A SPECIAL EXCEPTION TO FENCE STANDARDS:

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

STANDARD 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.

STAFF RECOMMENDATION (front yard variance):

Approval, subject to the following condition:
e Compliance with the submitted site plan is required.

Rationale:

e Staff concluded that the subject site is unique and different from most lots in the R-
7.5(A) single family zoning district due to its restrictive area, slightly irregular shape
and slightly sloped with two front setbacks causing less area to be built compared to
20 other lots in the same R-7.5(A) single family zoning district. Ultimately, the
property cannot be developed in a manner commensurate with the development
upon five other parcels of land with the same the same R-7.5(A) single family zoning
district.

e The applicant submitted a document (Attachment A) indicating, among other things,
that the proposed pool addition on the subject site is commensurate to 20 other lots
in the same R-7.5(A) single family zoning district.

STAFF RECOMMENDATION (fence standards requlations):
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No staff recommendation is made on this or any request for a special exception to the
fence standards regulations since the basis for this type of appeal is when in the opinion
of the board, the special exception will not adversely affect neighboring property.

STAFF RECOMMENDATION (visual obstruction special exceptions 20-foot
visibility triangles):

No staff recommendation is made on this or any request for a special exception to the
visual obstruction regulations since the basis for this type of appeal is when in the
opinion of the board, the special exception will not constitute a traffic hazard. However,
staff does provide a technical opinion to assist in the board’s decision-making.

The Sustainable Development and Construction Department Senior Engineer has no
objections to the proposed requests to encroach into the required visual obstruction
special exceptions to both 20-foot visibility triangles at the driveway approaches.
(Attachment B).

BACKGROUND INFORMATION:

Zoning:

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

Land Use:

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

Zoning/BDA History:

There has been one related board or zoning cases in the immediate vicinity within the
last five years.

e BDA189-022: On February 19, 2019, Panel C denied a variance to the front yard
setback regulations without prejudice and granted a special exception to the
height requirements to maintain an eight-foot-high fence in one of the site’s two
required front yards (Williamson) at 3956 Frontier Lane.

GENERAL FACTS/STAFF ANALYSIS (front yard variance):

This request focuses on maintaining an approximately 768 square-foot pool located 5’
from one of the site’s two front property lines (Ellsworth Street) or 25 into this 30-foot
recorded front yard setback on a site that is developed with a single-family structure.
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Structures on lots zoned R-7.5(A) single family district must have a minimum front yard
setback of 25’. However, the subdivision plat was recorded with a 30’ front yard setback
for Jerome Way, now Frontier Lane and Ellsworth Street. A site plan has been
submitted denoting the existing pool structure located 5’ from one of the two front
property lines (Ellsworth Street). The site plan shows that approximately 75 percent of
the pool structure will be in the site’s 30’ front yard setback. Note that the city of Dallas
issued a permit for the pool. The permit was issued in error.

The subject site is slightly irregular in shape, slightly sloped and the lot is approximately
11,154 square feet in area. R-7.5(A) single family zoning district requires lots within this
area to have a minimum lot size of 7,500 square feet.

The applicant submitted a document (Attachment A) indicating, among other things, that
the proposed pool structure on the subject site is commensurate to five other lots in the
same R-7.5(A) single family zoning district. Attachment A also notes the lot area to
home size is 50 percent while 19 other lots have less than 50 percent to the lot area to
home size. This may be adjudicated to the lot having two front yards.

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

e That granting the variance to the front yard setback 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.

e The variance is necessary to permit development of the subject site that differs from
other parcels of land by being of such a restrictive area, shape, or slope, that the
subject site cannot be developed in a manner commensurate with the development
upon other parcels of land in districts with the same R-7.5(A) single family zoning
classification.

e The variance would not be granted to relieve a self-created or personal hardship, nor
for financial reasons only, nor to permit any person a privilege in developing this
parcel of land (the subject site) not permitted by this chapter to other parcels of land
in districts with the same R-7.5(A) single family zoning classification.

If the board were to grant this front yard setback variance request and impose the
submitted site plan as a condition, the pool structure in the front yard setback would be
limited to what is shown on this document. Granting this special exception request will
not provide any relief to the Dallas Development Code regulations other than for an
approximately 768 square-foot located 5 from the site’s front property line or 25 feet
into the 30-foot recorded front yard setback on a site that is developed with a 5, 551
square foot two-story residential structure.

GENERAL FACTS/STAFF ANALYSIS (fence standards special exceptions):
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These requests focus on constructing and maintaining an 8 9” high solid wood fence
and a 6’ high solid wood gate in one of the site’s two front property lines (Ellsworth
Street) and maintaining this fence and gate with fence panels with a surface area that is
less than 50 percent open and less than 5’ from the front lot line in one of the site’s two
front property lines (Ellsworth Street).

The requests for special exceptions to the fence standards regulations related to height
and fence panel materials/location from one of the site’s two recorded front property
lines (Ellsworth Street):

e constructing and maintaining an 8 9” high solid wood fence and a 6’ tall solid
wood gate in one of the site’s two front property lines (Ellsworth Street) and
maintaining this fence and gate with fence panels with a surface area that is less
than 50 percent open and less than 5’ from the front lot line in one of the site’s
two front property lines (Ellsworth Street).

Section 51A-4.602(a)(2) of the Dallas Development Code states that in all residential
districts except multifamily districts, a fence may not exceed 4’ above grade when
located in the required front yard. As noted, the proposed fence would be within the
required 30’ platted front yard setback.

Additionally, the Dallas Development Code states that 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 from the front lot line.

The submitted site plan and revised elevation denotes the proposed 8 9” high solid
wood panel fence with a 6’ tall wood panel gates located within the required front yard
and along the property line.

The following additional information was gleaned from the submitted site plan:

e The proposed/existing fence consists of a 6’ tall cedar fence set on top of a 2’9”
tall retaining wall with a 6’ gate and it is approximately 45 feet in length parallel to
Ellsworth Street to the front property line of this street.

e The distance between the proposed fence and the pavement line is 11°. The
fence is located at the property line.

Staff conducted a field visit of the site and surrounding area and noted several fences
that appeared to be above 4’ in-height in the required front yard on Williamson Road
and at Chantilly Lane and Frontier Lane.

As of December 2, 2022, 1 letter have been received in opposition and no letters in
support of this request.
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The applicant has the burden of proof in establishing that the special exceptions to the
fence standards related to the height of 4’ and to location and materials located on
Ellsworth Street will not adversely affect neighboring property.

Granting these special exceptions to the fence standards related to the height and
opacity would require the proposal exceeding 4’ in-height in the front yard setbacks
located in one of the site’s two front property lines (Ellsworth Street) and exceeding 50
percent opacity to be maintained in the locations and of the heights and materials as
shown on site plan and revised elevation.

GENERAL FACTS/STAFF ANALYSIS (visual obstruction special exceptions 20’
visibility triangles):

These requests for special exceptions to the visual obstruction regulations focus on
constructing and maintaining portions of the 8’ 9” solid wood fence and a 6’ tall solid
wood gate within the required 20-foot visibility triangle at the driveway approaches into
the site on Ellsworth Street.

The Dallas Development Code states the following: a person shall not erect, place, or
maintain a structure, berm, plant life or any other item on a lot if the item is:

e in a visibility triangle as defined in the Code (45’ visibility triangles at street
intersections and 20’ visibility triangles at drive approaches and at alleys on
properties zoned single family); and

e between two and a half and eight feet in height measured from the top of the
adjacent street curb (or the grade of the portion on the street adjacent to the visibility
triangle).

The applicant is requesting special exceptions to the visual obstruction regulations for
the two required 20’ visibility triangles on each side of the driveway into the site on
Ellsworth Street.

The applicant submitted a site plan and revised elevation indicating portions of the 8’ 9”
high solid wood fence and a 6’ tall solid wood gate within the 20’ visibility triangle
located on the north and south sides of the driveway into the site on Ellsworth Street.

The Sustainable Development Department Senior Engineer has submitted a review
comment sheet marked “Has no objections”.

As of December 2, 2022, one letter has been received in opposition and no letters
support have been received of this request.

The applicant has the burden of proof in establishing how granting the requests for
special exceptions to the visual obstruction regulations, to locate and maintain portions
of the of the 8’ 9” high solid wood fence and a 6’ tall solid wood gate within the required
20’ visibility triangle at the driveway approaches, do not constitute a traffic hazard.
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Granting these special exceptions with a condition imposed that the applicant complies
with the submitted site plan and revised elevation would require the fence exceeding 4’
in-height in the front yard setback and all visual obstructions to be constructed in the
locations and heights as shown on these documents.

Timeline:

August 26, 2022:

October 13, 2022:

October 14, 2022:

October 24, 2022:

October 27, 2022:

The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents that have been included as
part of this case report.

The Board of Adjustment Secretary assigned this case to Board
of Adjustment Panel C.

The Sustainable Development and Construction Department
Senior Planner emailed the applicant the following information:

o an attachment that provided the public hearing date and
panel that will consider the application; the October 24t
deadline to submit additional evidence for staff to factor
into their analysis; and the November 4" 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

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

The applicant submitted additional information to staff beyond
what was submitted with the original application (Attachment A)

The Board of Adjustment staff review team meeting was held
regarding this request and the others scheduled for the
November public hearings. Review team members in
attendance included the Development Services Assistant
Director, the Board of Adjustment Chief Planner/Board
Administrator, The Development Services Chief Planner,
Development Service Chief Planner, the Building Inspection
Senior Plans Examiner/Development Code Specialist, the
Transportation Development Services Senior Engineer,
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October 31, 2022:

November 1, 2022:

November 14, 2022:

November 16, 2022:

November 29, 2022:

December 13, 2022:

January 24, 2023:

Development Services Board of Adjustment Senior Planner, and
the Assistant City Attorney to the Board.

The Sustainable Development Department Senior Engineer
submitted a review comment sheet marked “no objection to
existing encroachment to visibility triangle at private residential
driveway on Ellsworth Street” (Attachment B).

The applicant submitted a revised fence elevation drawing to
staff with new materials for the fence (Attachment C)

The Board of Adjustment Panel C conducted a public hearing on
this application, and delayed action on this application until their
next public hearing to be held on December 12, 2022.

The Senior Planner wrote the applicant a letter of the board’s action
to hold this hearing to the December 12, 2022, public hearing; the
November 22" deadline to submit additional evidence for staff to
factor into their analysis; and the December 2" deadline to submit
additional evidence to be incorporated into the Board’s docket
materials.

The Board of Adjustment staff review team meeting was held
regarding this request and the others scheduled for the September
public hearings. Review team members in attendance included: the
Board of Adjustment Chief Planner/Board Administrator, the
Development Services Chief Arborist, the Development Services
Senior Plans Examiner, the Development Services Chief Planner,
the Assistant City Attorney to the Board, and the Senior Planner.

The Senior Planner wrote the applicant a letter of the board’s action
to hold this meeting to the February 23, 2023, public hearing; the
January 23, 2023’s deadline to submit additional evidence for staff
to factor into their analysis; and the February 10 deadline to
submit additional evidence to be incorporated into the Board’s
docket materials.

The Board of Adjustment staff review team meeting was held
regarding this request and the others scheduled for the February
public hearings. Review team members in attendance included the
Board of Adjustment Chief Planner/Board Administrator, The
Development Services Chief Planner, Development Service Chief
Planner, the Building Inspection Senior Plans
Examiner/Development Code Specialist, the Transportation
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Development Services Senior Engineer, Development Services
Board of Adjustment Senior Planner, and the Assistant City
Attorney to the Board.

February 9, 2023: The applicant submitted a revised fence elevation drawing to staff
with new materials for the fence (Attachment D)

BOARD OF ADJUSTMENT ACTION NOVEMBER 14, 2022

APPEARING IN FAVOR: Rob Baldwin 3904 EIm St. Ste. B Dallas, TX

APPEARING IN OPPOSITION: Pam Wilson 3933 Frontier Ln. Dallas, TX
Susan Wasilewski 6946 Ellsworth Ave. Dallas, TX
Valerie Hendrickse 3945 Frontier Ln. Dallas, TX
William Hendrickse 3945 Frontier Ln. Dallas, TX

MOTION: Sashington

| move that the Board of Adjustment, in Appeal No. BDA 212-105, hold this matter
under advisement until December 12, 2022.

SECONDED: Fleming

AYES: 4 — Pollock, Sashington, Fleming, and Slade
NAYS: 1 — Robert Agnich

MOTION PASSED 4 -1

BOARD OF ADJUSTMENT ACTION DECEMBER 12, 2022

APPEARING IN FAVOR: Rob Baldwin 3904 EIm St. Ste. B Dallas, TX

APPEARING IN OPPOSITION: None

MOTION: Slade

| move that the Board of Adjustment, in Appeal No. BDA 212-105, hold this matter
under advisement until February 23, 2023.

SECONDED: Pollock

AYES: 5 — Pollock, Sashington, Fleming, and Slade, and Agnich
NAYS: 0

MOTION PASSED 5
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10/20/2022

Notification List of Property Owners

BDA212-105

25 Property Owners Notified

Label # Address Owner
1 3923  FRONTIER LN GOMAS TIFFANY
2 3908  FRONTIER LN HOCKADAY BRENT
3 3902  FRONTIER LN HANSON PERRY L
4 3914  FRONTIER LN MABEL MATTHEW D
5 3920  FRONTIER LN NEILSON MICHAEL A &
6 3926  FRONTIER LN STAINBACK JESSICA &
7 3932  FRONTIER LN SRIVASTAVA UMA & NEER
8 3938 FRONTIER LN STOREY SHANNON J &
9 3944  FRONTIER LN MICKEY STEVEN ANDREW &
10 6961  KENWOOD ST SMITH SUE JEAN
11 6967  KENWOOD ST GALLIVAN CHRISTOPHER ] &
12 6971  KENWOOD ST HULSEY KERI
13 6975 ~ KENWOOD ST PANNECK MICHELLE NICOLE &
14 6981  KENWOOD ST ELKMAN PROPERTIES LLC
15 3903  FRONTIER LN ALLGEIER STURGEON DANIEL & THERESE IRENE
16 3909  FRONTIER LN Taxpayer at
17 3915  FRONTIER LN MADDOX MICHAEL D & CAITLIN C
18 6946 ELLSWORTH AVE WASILEWSKI SUSAN E
19 6942  ELLSWORTH AVE HECK ELIZABETH MARY
20 6932  ELLSWORTH AVE BORRAS BLANCA IRIS
21 6935  ELLSWORTH AVE Taxpayer at
22 6941  ELLSWORTH AVE ULRICH BENJAMIN ] & ANGELA P
23 6947  ELLSWORTH AVE LEWIS SARAH T LIFE ESTATE
24 3933  FRONTIER LN WILSON JAMES F &
25 3939  FRONTIER LN LEACH DAVID &
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BDA212-105 Attachment A

October 24, 2022

Oscar Aguilera

Senior Planner

City of Dallas

Development Services

320 E. Jefferson Blvd., Room 210
Dallas, Texas 75201

Re: BDA212-105 — 3923 Frontier Lane
Dear Mr. Aguilera,

This firm represents the owner of the property known as 3923 Frontier Lane in their request
for a variance to the front yard setback regulations of 20-feet into the required 25-foot
projected front yard along Ellsworth Street. We are also requesting special exceptions to
the following regulations:

e Fence height regulations where a front yard fence is limited to 4-feet in height.

e Fence standard regulations where a fence panel with a surface panel that is less
than 50 percent open may not be located less than five feet from the front lot line.

e To the visibility obstruction regulations:

0 At adriveway approach are required to have a visibility obstruction triangle
of 20-feet.

0 At street intersections are required to have a visibility obstruction triangle of
45-feet.

The property fronts on Frontier Lane and Ellsworth Street and has an existing fence
structure along Ellsworth Street. The property is in Block 3/2972 and is zoned R-7.5(A),
which limits the height of a fence to the front yard to four feet. Because the property is a
corner lot and the neighboring lot faces Ellsworth St., both Frontier Lane and Ellsworth
Street are considered front yards.

VARIANCE

The property at 3923 Frontier is encumbered with two front yards, along Ellsworth and
Frontier. The subdivision plat shows a 30-foot build line along both Frontier and Ellsworth
which makes the setback at both streets, 30-feet, instead of the R-7.5(A) zoning

BDA212-105 .
Page 1 0f 3 3904 Elm Street Suite B -~ Dallas, TX 75226 - - 214-824-7949



BDA212-105 Attachment A

requirement of 25-feet. The side and rear setbacks are both 5-feet. In addition, the
currently constructed fence has a fence panel with surface panel that is less than 50%,
adding another 5-feet to the 30-foot setback/build line, a total of a 35-foot front yard setback
along Ellsworth. So, only a portion of the 11,154 square foot lot is buildable. In fact, both
front yard setbacks equal 6,308 square feet, leaving only 4,846 square feet for the building
footprint. (The lot is 11,154 square feet less front yard setback square footage of 6,6308
square feet = 4,846 square feet), (*see below for calculations).

The pool constructed along Ellsworth Street was legally permitted and constructed,
however the City neglected to show the pool along the legal front yard at Ellsworth. The
owner has already acknowledged that the lot will need to be replatted to remove the 30’
build line.

Based on the above hardships and special conditions a literal enforcement of the zoning
ordinance would result in unnecessary hardship. In this instance, we believe that the spirit
of the ordinance will be observed, and substantial justice will be done in granting this
variance.

SPECIAL EXCEPTIONS
Upon investigating the other single-family homes in the Bob O’Link Subdivision, we found
that many of the corner lots also had fences over 4 ft in the front yards, they are:

e 6742 Ellsworth @ Sperry — 7’-6” front yard fence @ Sperry
e 6819 Ellsworth @ Chantilly — 6’-1” front yard fence @ Chantilly
e 3953 Frontier @ Chantilly — 8-2” front yard fence @ Chantilly
e 6902 Kenwood @ Sperry — 7’-9” front yard fence @ Sperry

Again, in the Bob O’Link Subdivision, we found several properties which were in violation
of the visibility obstruction regulations at a driveway approach, they are:

e 6904 Bob O Link @ Sperry — 4’5" at Sperry

e 6819 Ellsworth @ Chantilly — 6’5" at Chantilly
e 3953 Frontier @ Chantilly — 10’6” at Chantilly
e 6815 Kenwood @ Sperry — 10’-10” at Sperry

As to the 45-foot visibility obstruction triangle, the property is within 10-feet of the
requirement. Since the slope of the front yard required retaining walls, the owner felt that
the visibility at the corner of Frontier and Ellsworth was sufficient. In addition, the fence
panel exception of less than 50% open surface panel should also be granted as it does not
adversely impact the surrounding properties.

BDA212-105 .
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BDA212-105
Attachment A

Given the set of facts outlined in this request, we believe these special exceptions do not
adversely impact the surrounding properties, in fact we believe that this request is
consistent with the characteristics of the neighboring properties.

Thank you for your assistance with this matter. Please let me know if you have any
questions or comments or if | can be of any assistance.

With kind regards,

Robert Baldwin

*Calculations:

Front Yard — Frontier Lane
Length 99.80’ — Width 35’ at Ellsworth & Frontier = 64.8’ X 30’ setback (build line) = 1,944
square feet.

Front Yard — Ellsworth Street
Length 124.69’ X Width 35’, (30’ setback + 5’ for fence panel), = 4,364 square feet

Total Front Yard setback square feet = 1,944 + 4,364 = 6,308 square feet

BDA212-105 .
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BDA212-105 Attachment A

BDA212-105
Comaprsion of Lot Area and Building Coverage

Address Lot Area Building Ar: Stories Year Built lot Area/Home Size  Pool?
3923 Frontier 11,154 5,551 2 2022 50% Yes
3915 Fronter 8,858 4,290 2 2020 48% Yes
3908 Frontier 6,932 1,355 1 1951 20% No
3902 Frontier 10,041 2,996 1 1950 30% Yes
6931 Kenwood 8,429 4,057 2 2006 48% No
3932 Frontier 11,432 4,019 2 2015 35% No
3926 Frontier 12,314 2,123 1 1951 17% No
3920 Frontier 11,955 3,045 1 1951 25% Yes
3914 Frontier 12,830 2,908 1 1948 23% No
3908 Frontier 9,965 2,794 1.5 1951 28% No
3933 Frontier 14,311 1,433 1 1950 10% No
3939 Frontier 8,714 3,110 2 2010 36% No
6947 Ellsworth 9,262 1,264 1 1948 14% No
6941 Ellsworth 8,000 4,043 2 2014 51% No
6935 Ellsworth 8,037 1,220 1 1948 15% No
6931 Ellsworth 7,962 3,934 2 2005 49% No
6927 Ellsworth 8,027 1,482 1 1948 18% No
6946 Ellsworth 9,990 1,453 1 1948 15% No
6942 Ellsworth 8,377 1,902 1 1950 23% No
6938 Ellsworth 8,201 3,734 1.5 2007 46% No
6932 Elssworth 8,276 3,995 2 2009 48% Yes
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Subject Property
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BDA212-105 ATTACHMENT B

REVIEW COMMENT SHEET
BOARD OF ADJUSTMENT
HEARING OF NOVEMBER 14, 2022 (C)

m Has no objections

’:l Has no objections if certain conditions x BDA 212-105(0A)

are met (see comments below or attached) |:| (OA)
BDA 212-106(0A

D Recommends denial
(see comments below or attached) |:| BDA 212-108(0A)

[ ] No comments [ ] 8DA 212-110(0A)

COMMENTS:

No objection to existing
encroachment to visibility triangle
at private residential driveway on
Ellsworth Street.

I O A I Y I R O

David Nevarez, PE, PTOE, DEV - Engineering 10/31/2022

Name/Title/Department Date

Please respond to each case and provide comments that justify or elaborate on your response.
Dockets distributed to the Board will indicate those who have attended the review team meeting
and who have responded in writing with comments.
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BOARD OF ADJUSTMENT THURSDAY, FEBRUARY 23, 2023
CITY OF DALLAS, TEXAS

FILE NUMBER: BDA223-017(0A)

BUILDING OFFICIAL’S REPORT: Application of Julia White for special exceptions to
the fence standards and visual obstruction regulations at 4327 Cabell Drive. This
property is more fully described as Block F/0660, Lot 7 and is zoned MF-2(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 to not be located less than 5 feet from the
front lot line, requires a 20 foot visibility triangle at driveways, 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 a 4 foot special
exception to the fence standards 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 a special exception
to the fence standards regulations, and to locate and/or maintain items in required 20
foot visibility triangles at driveways and in a required 45 visibility triangle at a street
intersection, which will require special exceptions to the visual obstruction regulations.

LOCATION: 4327 Cabell Drive
APPLICANT: Julia White
REQUESTS:

The following requests have been made on a site that is developed with townhouses:

1. Requests for special exceptions to the fence standards regulations related to fence
height of 4’ are made to maintain an 8’ tall solid cedar fence with 8’ tall steel posts
and a pedestrian gate in the site’s two front property lines (Cabell Drive & Ashby
Street).

2. Requests for special exceptions to the fence standards regulations related to the
fence panels with a surface area that is less than 50 percent open less than 5’ from
the front lot line are made to maintain an 8 high solid cedar fence with 8’ tall steel
posts along Cabell Drive and Ashby Street located less than 5’ from these front lot
lines.

3. Requests for special exceptions to the visual obstruction regulations is made to
maintain the 8’ tall solid cedar fence with 8’ tall steel posts in the southeast 20’
visibility triangle at a driveway into the site on Ashby Street.

4. A request for special exception to the visual obstruction regulations is made to
maintain the 8’ tall solid cedar fence with 8’ tall steel posts 45-foot visibility triangle at
the Cabell Drive and Ashby Steet intersection.
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STANDARD FOR A SPECIAL EXCEPTION TO FENCE STANDARDS
REGULATIONS:

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

STANDARD 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.

STAFF RECOMMENDATION (fence standards):

No staff recommendation is made on this or any request for a special exception to the
fence standards since the basis for this type of appeal is when in the opinion of the
board, the special exception will not adversely affect neighboring property.

STANDARD 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.

STAFF RECOMMENDATION (visual obstruction regulations):

No staff recommendation is made on this or any request for a special exception to the
visual obstruction regulations since the basis for this type of appeal is when in the
opinion of the board, the item will not constitute a traffic hazard. However, staff does
provide a technical opinion to assist in the board’s decision-making.

The Sustainable Development and Construction Senior Engineer reviewed the
proposed obstructions for the fence and recommends denial of the requests stating that
the fence obstructs visibility.

BACKGROUND INFORMATION:

Zoning:

Site: MF-2(A) Multifamily District
North: MF-2(A) Multifamily District
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South:  MF-2(A) Multifamily District

East: MF-2(A) Multifamily District
West: MF-2(A) Multifamily District

Land Use:

The subject site is developed with townhomes. The areas to the north, west, south, and
is developed with multifamily use.

Zoning/BDA History:

There has not been any recent related board or zoning cases recorded either on or in
the immediate vicinity of the subject site.

GENERAL FACTS/STAFF ANALYSIS (fence standards):

The requests for special exceptions to the fence standards regulations are twofold.
Special exceptions to the fence standards regulations related to fence height of 4’ are
made to maintain an 8’ tall solid cedar fence with 8’ tall steel posts and a pedestrian
gate in the site’s two front property lines and a special exceptions to the fence standard
regulations related to a fence with panels with surface areas less than 50 percent open
are made to maintain the aforementioned high solid an 8’ tall solid cedar fence with 8’
tall steel posts and less than 5’ from these front lot lines.

The subject site is zoned MF-2(A) Multifamily District which requires a 15’ front yard
setback.

Section 51A-4.602(a)(4) of the Dallas Development Code states that 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:
— No lot in the blockface may be zoned as a single family or duplex lot.
— No gates for vehicular traffic may be located less than 20 feet from the back of
the street curb.
— No fence panel having less than 50 percent open surface area may be located
less than five feet from the property line.

Section 51A-4.602(a)(6) of the Dallas Development Code states that 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.

Since the applicant’s fence proposal is unable to meet all the conditions required by

Section 51A-4.602(a)(4) of the Dallas Development Code, the proposed fence may not
exceed four feet above grade when located in the required front yard. Therefore, for the
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applicant to accomplish his proposal, the applicant requests the above special
exceptions to the fence standards regulations.

The site is located at the southwest corner of Ashby Street and Cabell Drive. The site
has two front yard setbacks given that it fronts two streets as any corner property would
that is not zoned a single family, duplex, or agricultural district.

The applicant submitted site plan and a site plan/elevation representing the proposed
fences in the front yard setbacks with notations indicating that the proposal reaches a
maximum height of 8. The submitted site plan and elevation indicating the proposed
fence will be located along Cabell Drive and Ashby Street with fence panels having a
surface area that is less than 50 percent open and located less than 5’ from this front lot
line — a 8 high solid wood fence approximately 30’ in length parallel to Cabell Drive, and
approximately 53’ in length parallel to Ashby Street of the site in the front yard setbacks
and located on these front lot lines.

The following additional information was gleaned from the submitted site plan:

— Cabell Drive: the proposal is represented as being approximately 30’ in length
parallel to the street and approximately 4’ perpendicular to the street on the east
side of the site in this required front yard; located approximately 12’ from the
pavement line.

- Along Ashby Street: the proposal is represented as being approximately 53’ in
length parallel to the street and at the property line perpendicular to the street on
the southeast of the site in this required front yard; located approximately 15’
from the pavement line.

The Development Service Department Senior Planner conducted a field visit of the site
and surrounding area and noted several other fences that appeared to be above 4’ in
height along Cabell Drive and Ashby Steet located in a front yard setback.

As of February 10, 2023, 31 letters had been submitted in support of the requests, and
no letters had been submitted in opposition.

The applicant has the burden of proof in establishing that the special exceptions to the
fence standards regulations related to height above 4’ and to location and fence panels
with surface areas that are less than 50 percent open will not adversely affect
neighboring property. Granting these special exceptions to the fence standards related
to height of up to 8’ and to location fence panels with surface areas that are less than 50
percent open in certain areas on the site with a condition imposed that the applicant
complies with the revised site plan and elevation documents, would require the
proposals exceeding 4’ in height 8’ tall solid cedar fence with 8’ tall steel posts and a
pedestrian gate on the front lot lines of Cabell Drive and Ashby Steet) to be maintained
in the location as shown on these documents.
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GENERAL FACTS/STAFF ANALYSIS (visual obstruction special exceptions 20’
visibility triangles & 45-foot visibility triangle):

These requests for special exceptions to the visual obstruction regulations focus on
maintaining portions of 8’ tall solid cedar fence with 8’ tall steel posts and a pedestrian
gate within the southeast required 20-foot visibility triangle at the driveway approach
from Ashby Street and within the required 45-foot visibility triangle at the street
intersection (southwest corner of Ashby Street and Cabell Drive).

The Dallas Development Code states the following: a person shall not erect, place, or
maintain a structure, berm, plant life or any other item on a lot if the item is:

e in a visibility triangle as defined in the Code (45-foot visibility triangles at
street intersections and 20-foot visibility triangles at drive approaches and at
alleys on properties zoned single family); and

e between two and a half and eight feet in height measured from the top of the
adjacent street curb (or the grade of the portion on the street adjacent to the
visibility triangle).

The applicant is requesting special exceptions to the visual obstruction regulations for
the southeast required 20-foot visibility triangles on each side of the driveway into the
site on Ashby Street as well as a special exception to the visual obstruction regulations
for the required 45-foot visibility triangles at the intersection of Ashby Street and Cabell
Drive.

The Sustainable Development Department Senior Engineer has submitted a review
comment sheet marked “recommends that this be denied. Fence obstructs visibility”.

As of February 10, 2023, 31 letters had been submitted in support of the requests, and
no letters had been submitted in opposition.

The applicant has the burden of proof in establishing how granting the requests for
special exceptions to the visual obstruction regulations, to maintain portions of the 18’
tall solid cedar fence with 8’ tall steel posts and a pedestrian gate within the southeast
required 20-foot visibility triangle at the driveway approach and within the required 45-
foot visibility triangle at the street intersection (southwest corner of Ashby Street and
Cabell Drive), do not constitute a traffic hazard.

Granting these special exceptions with a condition imposed that the applicant complies
with the submitted site plan and elevation would require the fence exceeding four-feet-
in-height in the front yard setback and all visual obstructions to be maintain in the
locations and heights as shown on these documents.

TIMELINE:
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December 1, 2022:

January 16, 2023:

January 18, 2023:

January 24, 2023:

February 9, 2023:

The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents that have been included as
part of this case report.

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

The Sustainable Development and Construction Department
Senior Planner emailed the applicant the following information:

o an attachment that provided the public hearing date and
panel that will consider the application; the January 23t
deadline to submit additional evidence for staff to factor
into their analysis; and the February 10" 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

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

The Board of Adjustment staff review team meeting was held
regarding this request and the others scheduled for the November
public hearings. Review team members in attendance included the
Development Services Assistant Director, the Board of Adjustment
Chief Planner/Board Administrator, The Development Services
Chief Planner, Development Service Chief Planner, the Building
Inspection Senior Plans Examiner/Development Code Specialist,
the Transportation Development Services Senior Engineer,
Development Services Board of Adjustment Senior Planner, and
the Assistant City Attorney to the Board).

The applicant submitted additional information to staff beyond
what was submitted with the original application (Attachment
A).
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Label # Address

1
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4327
2235
2207
4326
4322
4324
4318
4314
4312
4401
4404
4406
4408
2110
4309
4315
4311
4317
4323
4319
4325
4321
4426
4402
4402
4402

Notification List of Property Owners

CABELL DR
ASHBY ST
ASHBY ST
DEERE ST
DEERE ST
DEERE ST
DEERE ST
DEERE ST
DEERE ST
CABELL DR
DEERE ST
DEERE ST
DEERE ST
PEAK ST
CABELL DR
CABELL DR
CABELL DR
CABELL DR
CABELL DR
CABELL DR
CABELL DR
CABELL DR
CABELL DR
DEERE ST
DEERE ST
DEERE ST

BDA223-017

26 Property Owners Notified

Owner

BARNEY JOHN D

SANMIGUEL SERGIO GRANADOS &
KAMINSKY AARON &

MARTIN MELISSA | &

BREWSTER SAMUEL &

ARMENTOR JAMES K

BADILLO MARK EST OF

TRAMPEL JOSEPH S

NEWMAN JORDAN

PEGASO CALIFORNIA CONSTRUCTION
HOLT MARY VIRGINIA

FOX WILLIAM GREG JR & SARAH
HOUSING AUTHORITY OF THE

BEL LOFT ROW LLC

SESSER ROBERT

BLAUGRUND EDITH G REVOCABLE
Taxpayer at

HARRIS CHRISTINA J TRUST
VASQUEZ BETTY

PILLAI ANJALI & CASEY A ROGERS
MONTOYA ROBERTO JR

PURSER REAGAN LEIGH

AHC DEVELOPMENT
CLEMMENSEN RYAN

TAM WAIIAN & STEVEN DUONG
PRICE CHARLES
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BOARD OF ADJUSTMENT THURSDAY, FEBRUARY 23, 2023
CITY OF DALLAS, TEXAS

FILE NUMBER: BDA223-020(ND)

BUILDING OFFICIAL’S REPORT: Application of Bangaly Kaba represented by
Andrew Thorpe for a variance to the front yard setback regulations at 4502 LELAND
AVE. This property is more fully described as Block 2/1762, southwest part of Lot 1, and
is zoned PD-595 subdistrict R-5(A), which requires a front yard setback of 20 feet. The
applicant proposes to construct a two-story single-family residential structure and
provide a 5 foot 6 inch front yard setback, which will require a 14 foot 6 inch variance to
the front yard setback regulations.

LOCATION: 4502 Leland Avenue
APPLICANT: Bangaly Kaba/Andrew Thorpe
REQUEST:

A request for a variance to the front yard setback regulations of 14 feet 6 inches is
made to construct and/or maintain a two-story single family home structure with an
approximately 2,300 square foot building footprint, part of which is to be located 5 feet 6
inches from one of the site’s two front property lines (Marburg Street) or 14 feet 6 inches
into this 20 foot front yard setback on a site that is undeveloped.

STANDARD FOR A VARIANCE:

Section 51{A)-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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State Law/HB 1475 effective 9-1-21

> the board may consider the following 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)

(b)

(c)

(d)

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.

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.

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

compliance would result in the unreasonable encroachment on an adjacent
property or easement; or the municipality considers the structure to be a
nonconforming structure.

STAFF RECOMMENDATION:

DENIAL

Rationale:

e Staff recommends denial. While staff recognizes that the site is different from
most properties zoned R-5(A) in that it has two front yard setbacks, the applicant
has not shown by submitting a document listing five properties with equivalencies
of corner lot, zoning, and side yard setbacks of five feet of the proposed home on
the subject site at approximately 2,300 square feet is commensurate to other
homes in the same R-.5(A) zoning district.

BACKGROUND INFORMATION:

Zoning:

Site:
North:
South:
East:
West:

Land Use:

R-5(A) (Single family district 5,000 square feet)
R-5(A) (Single family district 5,000 square-feet)
R-5(A) (Single family district 5,000 square-feet)
R-5(A) (Single family district 5,000 square-feet)
R-5(A) (Single family district 5,000 square-feet)
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The subject site is undeveloped. The areas to the north, south, east, and west are
developed with single family uses. Areas to the immediate Northwest and Southwest
are commercial institutional uses.

Zoning/BDA History:

There has not been any BDA History in the past five years.

GENERAL FACTS /STAFF ANALYSIS:

e This request for variance to the front yard setback regulations of 14 feet 6 inches
focuses on constructing and maintaining a two-story single family home structure
with an approximately 1,750 square foot building footprint, part of which is to be
located 5 feet 6 inches from one of the site’'s two front property lines (Marburg
Street) or 14 feet 6 inches into this 20 foot front yard setback on an undeveloped
site.

e The property is located in an R-5(A) zoning district which requires a minimum front
yard setback of 20 feet.

e The subject site is located at the southwest corner of Leland Avenue and Marburg
Street. The subject site has 20 foot front yard setbacks along both street frontages.
The site has a 20 foot front yard setback along Leland Avenue, the shorter of the two
frontages, which is always deemed the front yard setback on a corner lot in this
zoning district. The site also has a 20 foot front yard setback along Marburg, the
longer of the two frontages of this corner lot, which is typically regarded as a side
yard where a 5’ side yard setback is required. However, the site’s Marburg Street
frontage that would function as a side yard on the property is treated as a front yard
setback nonetheless, to maintain the continuity of the established front yard setback
established by lots to the north that front/are oriented northward towards Marburg
Street.

e The submitted site plan indicates that the proposed structure is located 5 feet 6
inches from the Marburg front property line or 14 feet 6 inches into this 20 foot front
yard setback.

e According to DCAD records there are no improvements listed for property addressed
at 4502 Leland Avenue.

e The subject site is flat, rectangular in shape (100’ x 50’), and is 5,000 square feet in
area. The site is zoned R-5(A) where lots are typically 7,500 square feet in area.

e The site plan represents that approximately 1/2 of the structure is located in the 20’
Marburg front yard setback.

e The 50’ wide subject site has 25 feet of developable width available once a 20 foot
front yard setback is accounted for on Marburg and a 5 side yard setback is
accounted for on the parallel yard If the lot were more typical to others in the zoning
district with only one front yard setback, the 50’ wide site would have 45 feet of
developable width.

e No variance would be necessary if the Marburg frontage were a side yard since the
site plan represents that the proposed home is 5 feet 6 inches’ from the Marburg
Street property line and the side yard setback for properties zoned R-5(A) is 5 feet.
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A submitted floor plan represents that the “total under roof” area of the proposed
home is about 2,300square feet. has not shown by submitting a document listing
five properties with equivalencies of corner lot, zoning, and side yard setbacks of
five feet of the proposed home on the subject site at approximately 2,300 square
feet may not be commensurate to other homes in the same R-.5(A) zoning
district.

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

That granting the variance to the front yard setback 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 is necessary to permit development of the subject site that differs
from other parcels of land by being of such a restrictive area, shape, or slope,
that the subject site cannot be developed in a manner commensurate with the
development upon other parcels of land in districts with the same R-.5(A) zoning
classification.

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
this parcel of land (the subject site) not permitted by this chapter to other parcels
of land in districts with the same R-.5(A) zoning classification.

If the Board were to grant the variance request, and impose the submitted site plan
as a condition, the structure in the front yard setback would be limited to what is
shown on this document— which in this case is a structure that would be located 5
feet 6 inches from the site’s Marburg Street front property line (or 14 feet 6 inches
into this 20 foot front yard setback).

Timeline:

November 14, 2022:The applicant submitted an “Application/Appeal to the Board of

Adjustment” and related documents which have been included as
part of this case report.

January 5, 2023:  The Board of Adjustment Secretary randomly assigned this case to

Board of Adjustment Panel C.

January 20, 2023:  The Board of Adjustment Senior Planner emailed the applicant the

following information:

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

e an attachment that provided the public hearing date and panel
that will consider the application; the January 23rd deadline to
submit additional evidence for staff to factor into their analysis;
and the February 10th deadline to submit additional evidence to
be incorporated into the Board’s docket materials

e the criteria/standard that the board will use in their decision to
approve or deny the request; and

e the Board of Adjustment Working Rules of Procedure pertaining
to “documentary evidence.”
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January 24, 2023:

January 26, 2023:

The Board of Adjustment staff review team meeting was held
regarding this request and the others scheduled for the February
public hearings. Review team members in attendance included the
following: the Board of Adjustment Chief Planner/Board
Administrator, the Board of Adjustment Senior Planner, the Board
of Adjustment Development Code Specialist, the Board of
Adjustment Consultant, the Chief Arborist, Development Services
Senior Engineers, and the Board Attorney.

No review comment sheets were submitted in conjunction with this
application.

The applicant emailed additional documentary evidence which will
be considered Attachment A and includes written testimony, chart,
and pictures.
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01/23/2023

Notification List of Property Owners
BDA223-020

27 Property Owners Notified

Label # Address Owner
1 4502  LELAND AVE KABINE N CO LLC
2 2325  MARBURG ST PATTERSON PRINE ELLA
3 4410  LELAND AVE DALLAS BETHLEHEM CTR INC
4 4417  LELAND AVE PIPKINS RODERICK A &
5 4423  LELAND AVE STEVE GRAHAM & COMPANY
6 2419  MARBURG ST JACKSON JOYCE M
7 4429  CROZIER ST ORELLANA JOSE DAVID &
8 4507  LELAND AVE TRED HOLDINGS LP
9 4511  LELAND AVE BRAJOR VENTURES LLC
10 2322 MARBURG ST WARREN EDGAR EARL &
11 4503  LELAND AVE Taxpayer at
12 4515  LELAND AVE SANCHEZTINAJERO GAUDENCIO &
13 4519  LELAND AVE NASH HOMES LLC
14 2410 MARBURG ST MCCLELLAN QUENTIN
15 4506  LELAND AVE INCLINE DEVELOPMENT GROUP INC
16 4510  LELAND AVE DONALDSON VERTA M
17 4514  LELAND AVE AOJ HOLDINGS LLC
18 4518  LELAND AVE LOPEZ KARINA
19 4522  LELAND AVE DUNNRT JREST OF
20 2416  MARBURG ST HUBBARD JOHN W & WANDA
21 2418  MARBURG ST BIRCH DORIS A
22 2415  SOUTHLAND ST WILKINS BETTY
23 2417  SOUTHLAND ST JIMMERSON ROSIE
24 4501  CROZIER ST ROGERS GEORGE & ANN
25 4505  CROZIER ST TONEY SAMMIE ]
26 4509  CROZIER ST LOTAR INVESTMENTS LLC
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Label # Address Owner
27 4410 LELAND AVE DALLAS BETHLEHEM
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Room Schedule - Level 1

Level

Name Number

Area

Level 1

ENTRY

01

79 SF

Level 1

DINING

02

133 SF

Level 1

PWDR

03

30 SF

Level 1

LIVING / KITCHEN

04

572 SF

Level 1

PANTRY

05

23 SF

Level 1

HALL

06

51 SF

Level 1

HALL

07

21 SF

Level 1

LAUNDRY

08

101 SF

Level 1

GARAGE

09

500 SF

Grand total

1511 SF
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A400
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Room Schedule - Level 2
Level Name Number Area
T.0. DECK @ 2ND FLR LOFT 10 257 SF
T.0. DECK @ 2ND FLR BEDROOM 4 11 460 SF
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GENERAL WINDOW NOTES

1. ALL WINDOW NOMENCLATURE AND DIMENSIONS ARE SHOWN
ARE GENERAL WINDOW SIZES REFER TO CHOSEN
MANUFACTURER FOR DIFFERENCES AND EXACT SIZES.

2. FOR ALL WINDOW MUNTIN PATTERNS REFER TO EXTERIOR
ELEVATIONS.

3. GENERAL CONTRACTOR SHALL VERIFY ROUGH OPENING

DIMENSIONS AND COORDINATE CHOSEN WINDOW

MANUFACTURERS UNITS WITH DIMENSIONS PROVIDED IN

THE WINDOW TYPE SCHEDULE.

4. DIMENSIONS SHOWN IN THE WINDOW SCHEDULE ARE TO THE
OUTSIDE OF WINDOW FRAME.

5. ANY AND ALL WINDOWS REQUIRING SAFETY GLASS SHALL BE

THE RESPONSIBILTY OF THE CONTRACTOR.

6. REFER TO THE EXTERIOR ELEVATIONS FOR OPERABLE
WINDOWS AND DIRECTION OF SWING.

7. SLOPE ALL WINDOW SILLS AWAY FROM WINDOW A MINIMUM
OF 1/8" PER FOOT.

DOOR SCHEDULE

Door Door
Number Width Height Door Type / Operation Notes

01 3-0" 6'-8" EXTERIOR FRONT ENTRY DOOR
02 3-2" 6'-8" CASED OPENING
03 3'-0" 6'-8" INTERIOR DOOR
04 3'-0" 6'-8" INTERIOR DOOR
05 3'-0" 6'-8" EXTERIOR FRONT ENTRY DOOR
06 3-2" 6'-8" CASED OPENING
07 3-2" 6'-8" CASED OPENING
08 3'-0" 6'-8" INTERIOR DOOR
09 3'-0" 6'-8" INTERIOR FIRE RATED DOOR
10 18'-0" 7'-0" EXTERIOR ALUMINUM GARAGE DOOR
11 3'-0" 6'-8" INTERIOR DOOR
12 3'-0" 6'-8" INTERIOR DOOR
13 3'-0" 6'-8" INTERIOR DOOR
14 3'-0" 6'-8" INTERIOR DOOR
15 3'-0" 6'-8" INTERIOR DOOR
16 3'-0" 6'-8" INTERIOR DOOR
17 3-0" 6'-8" INTERIOR DOOR

18.1 3-0" 6'-8" INTERIOR DOOR

18.2 3-0" 6'-8" INTERIOR DOOR
19 2'-6" 6'-8" INTERIOR POCKET DOOR
20 3-0" 6'-8" INTERIOR DOOR
21 3-0" 6'-8" INTERIOR DOOR

DOOR NOTES:

1. GLAZED DOORS TO HAVE HURRICANE PROTECTION THAT MEET THE MISSLE TEST PER SECTION R301.2.1.

IRC 2012 AND FBC REQUIREMENTS - CERTIFICATE NO. 08-0313.01)

B

Window Schedule
Type Mark | Height Width Sill Height Operation Material Notes
W1 5-0" 2'-6" 3'-0" FIXED VINYL
W1 5-0" 2'-6" 3'-0" FIXED VINYL
W1 5-0" 2'-6" 3'-0" FIXED VINYL
W1 5-0" 2'-6" 3'-0" FIXED VINYL
W1 5-0" 2'-6" 3'-2" FIXED VINYL
W1 5-0" 2'-6" 3'-2" FIXED VINYL
WA1 5-0" 2'-6" 3'-2" FIXED VINYL
WA1 5-0" 2'-6" 3'-2" FIXED VINYL
WA1 5-0" 2'-6" 3'-0" FIXED VINYL
WA1 5-0" 2'-6" 3'-0" FIXED VINYL
W2 5-0" 3'-0" 3'-0" FIXED VINYL
W2 5-0" 3'-0" 3'-0" FIXED VINYL
W2 5-0" 3'-0" 3'-0" FIXED VINYL
W2 5-0" 3'-0" 3'-0" FIXED VINYL
W2 5-0" 3'-0" 3'-0" FIXED VINYL
W3 5-0" 3'-6" 3'-2" SINGLE-HUNG VINYL
W3 5-0" 3'-6" 3'-2" SINGLE-HUNG VINYL
W3 5-0" 3'-6" 3'-2" SINGLE-HUNG VINYL
W3 5-0" 3'-6" 3'-2" SINGLE-HUNG VINYL
W3 5-0" 3'-6" 3'-0" SINGLE-HUNG VINYL
W3 5-0" 3'-6" 3'-0" SINGLE-HUNG VINYL
W4 3'-0" 2'-0" 5'-0" FIXED VINYL
W4 3'-0" 2'-0" 5'-0" FIXED VINYL
W5 2'-0" 4'-0" 6'-0" FIXED VINYL
W5 2'-0" 4'-0" 6'-2" FIXED VINYL

WINDOW NOTES:

1. HURRICANE PROTECTION SHALL BE MISSLE TEST PER SECTION R301.2.1.2 IRC 2012 AND FBC REQUIREMENTS -
CERTIFICATE NO. 08-0313.01)

2. ALL HABITABLE ROOMS SHALL HAVE AN AGGREGATE GLAZING AREA OF NOT LESS THAN 8 PERCENT OF THE
FLOOR AREA AND BUILDING SHALL MEET ALL ADDITIONAL REQUIREMENTS OF SECTION R303 "LIGHT ~ VENTILATION
AND HEATING" IRC 2012.

3. EVERY BEDROOM SHALL HAVE ATLEAST ONE OPERABLE OPENING AND SHALL MEET ALL ADDITIONAL EGRESS
REQUIREMENTS OF SECTION R310 "EMERGENCY ESCAPE OPENINGS" IRC 2012.
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LEVEL 1 ELECTRICAL PLAN 164
1/4" = 10"

1

SYMBOLS

FIXTURE TYPE, SEE SCHED.

TV HOOK-UP (LIST CABLING E
REQ'D: CAT6, STRUCTURED {} SURFACE MTD. LIGHT

CABLING, ETC. >  RECESSED LIGHT (ARROW -
KEYPAD DIRECTIONAL)

K] ETHERNET / PHONE (LIST WALL MOUNTED LIGHT

JACK REQUIREMENTS) %IMONOPOWT

°  SWITCH (DIMMING CIRCUIT)

UPLEX RECEPTABLE (USB Q PLUG-IN FIXTURE
INDICATES CHARGING
UTLET/STATION) -

P PENDANT FIXTURE

/

QUAD RECEPTACLE
CEILING MOUNTED SPEAKER
IE WATERPROOF DUPLEX
I RECEPTACLE

IN-WALL SPEAKER
LOOR DUPLEX RECEPTACLE [D)))

(SPECIFY RECESSED OR SURFACE)
————— LED STRIP LIGHT

@ THERMOSTAT
STEP LIGHT
EXHAUST FAN + TIMER SWITCH

|]_)
O IN-GROUND/WELL LIGHT
HEAT DETECTOR (LOW = LOW

TEMP SENSOR, LP = LP GAS
' F—— TRACK/HEADS
DETECTOR /
SMOKE,/CO DETECTOR M\; WALL MOUNTED SWING-ARM LIGHT
REMOTE TRANSFORMER _ELEC | ELECTRICAL PANEL

HEOMOINC)

GENERAL NOTES

It is the infent that all receptacles switches and devices be centered on all finished surfaces
horizontally and vertically unless noted otherwise. If field conditions arise that make centering
impossible consult the Architect for guidance on final placement. Contractor shall coordinate alll
roof framing to allow the centering shown on this plan for all recessed lighting. If additional framing is
required to accommodate this layout the Contractor shall incl. such framing as part of the cost of
the work. Any coordination shall take place during rough framing prior to rough-in.

A. Install all receptacles at (INSERT HEIGHT)" a.f.f. (HORIZONTALLY/VERTICALLY) U.N.O.

B. Install all above counter outlets (HORIZONTALLY/VERTICALLY) with a centerline of
(INSERT HEIGHT)" a.f.f. U.N.O.

C. Install all switches (HORIZONTALLY/VERTICALLY) with centerline at (INSERT HEIGHT)
a.f.f. Install blocking as necessary to achieve centering.

D. Mount centerline of thermostats + keypads at (INSERT HEIGHT) a.f.f. Center on switches below if
applicable.

E. All switches to be on dimming circuits. Noftify Architect prior to rough-in of any fixture
locations that are not able to be on a dimming circuit so alternate plans can be made.

F. All exposed switches and outlets to be *(INSERT SERIES) series with (INSERT
COVERPLATES) coverplates by (INSERT MANUF).

G. Device color: (INSERT COLOR) with matching (INSERT COVERPLATE) coverplates.
**COORDINATE THESE SELECTIONS WITH ARCHITECT PRIOR TO ORDERING

H. All outlets in baths at kifchen counters and within (INSERT CODE REQUIREMENTS) of a sink shall be
GFCI circuits.

l. Installation shall conform to current adopted (INSERT YOUR REFERENCE NATIONAL
ELECTRICAL CODE). If this requires the addition of receptacles wiring devices special
circuifing breakers interupters or other items not indicated on the plans the electrician shall make
the Contractor and Architect aware of any omissions and shall include them as part of the cost of
the work.

J. Coordinate location of all electrical devices with any interior elevations.

K. No distinction is made on these plans between circuits requiring single three-way and four-way
switches the electrical subcontractor is responsible for providing all necessary system components
fo achieve the lighting controls as drawn.

NOTE: All fixture heights indicated are above finish floor and are to center of junction box unless
noted otherwise.

ELECTRICAL/LIGHTING NOTES

1. ELECTRICAL INSTALLATION SHALL MEET REQUIREMENTS OF
ALL CITY CODES AND REGULATINS.

2. FIELD VERIFY EXISTING UTILITY LOCATIONS PRIOR TO
CONSTRUCTION. CONTACT DESIGNER FOR COORDINATION
IF NECESSARY.

3. SWITCHED CONVIENCE OUTLETS TO BE SWITCHED AT TOP
OUTLET ONLY.

4. SWITCHES SHALL BE MOUNTED AT 4'-6" ABOVE FINISH FLOOR
TO CENTER OF SWITCH COVER PLATE UNLESS NOTED
OTHERWISE.

5. CONVIENCE OUTLETS SHALL BE MOUNTED 1'-0" ABOVE FINISH
FLOOR TO CENTER OF COVER PLATE UNLESS NOTED
OTHERWISE.

6. INTERIOR WALL BRACKET FIXTURES SHALL BE MOUNTED AT
6'-10" TO CENTER OF COVER PLATE ABOVE FINISHED WALKING
SURFACE UNLESS NOTED OTHERWISE.

7. EXTERIOR WALL BRACKET FIXTURES SHALL BE MOUNTED AT
6'-10" TO CENTER OF COVERPLATE ABOVE FINISHED WALKING
SURFACE UNLESS NOTED OTHERWISE.

8. SMOKE DETECTORS SHALL BE 100 VOLT. COORDINATE WITH
ALARM SYSTEM INSTALLER AS NECESSARY. DETECTORS
TO COMPLY WITH GOVERNING CODES AND REGUALTIONS.

9. PROVIDE 220V JUNTCTION BOX AND OTHER REQUIRED WIRING
FOR HVAC UNITS AS NECESSARY. CONTRACTOR TO VERIFY
LOCATION WITH OWNER.

10. ALL EXTERIOR CONVIENCE OUTLETS SHALL BE WATER PROOF
AND GROUND FLOOR FAULT CIRCUIT.

11. ALL BATHROOM AND KITCHEN OUTLETS SHALL BE MOUNTED 6"
ABOVE THE FINISHED COUNTER HEIGHT UNLESS NOTED
OTHERWISE.

12. OWNER TO VERIFY QUANITITY OF SPEAKERS AND EXACT
SPEAKER LOCATION PRIOR TO INSTALLATION AND PURCAHSE
OF SPEAKER SYSTEM.
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