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Agenda

Board of Adjustment, Panel A

Tuesday, November 17, 2026 10:00 AM COUNCIL BRIEFING, 6ES

BOARD OF ADJUSTMENT, PANEL A
REGULAR MEETING
TUESDAY, NOVEMBER 17, 2026
ORDER OF BUSINESS

The Board of Adjustment, Panel A may be briefed on any item on the agenda.

The City of Dallas will make “Reasonable Accommodations” to programs and/or other related
activities to ensure 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 Coordinator by calling (214) 670-4127, at
least seventy-two (72) hours (3 days) in advance of the scheduled meeting. A video stream of
the meeting will be available two business days after adjournment by visiting
https://dallascityhall.com/government/Pages/Live.aspx.

La Ciudad de Dallas llevara a cabo "Adaptaciones Razonables" a los programas y/u otras
actividades relacionadas para garantizar que todos y cada uno de los residentes tengan The
Landmark Commission may be briefed on any item on the agenda. The City of Dallas will make
“‘Reasonable Accommodations” to programs and/or other related activities to ensure 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 Coordinator by calling (214) 670-4127, at least seventy-two (72) hours (3
days) in advance of the scheduled meeting. A video stream of the meeting will be available two
business days after adjournment by visiting https://dallascityhall.com/government/Pages/Live.aspx.

The public may listen to the meeting as an attendee at the following videoconference link:

https://dallascityhall.webex.com/dallascityhall/j.php?MTID=mce160208771468201b6d7123723d9ef8

(NOTE: IF THE LINK ABOVE DOES NOT WORK, COPY AND PASTE THE LINK IN YOUR
WEB BROWSER)

Individuals and interested parties wishing to speak must register at: https://bit.ly/BDA-A-Register
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CITY OF DALLA:

BOARD OF ADJUSTMENT — PANEL A
TUESDAY, NOVEMBER 17, 2026
AGENDA

BRIEFINGS: Videoconference/6ES Council Briefing* 10:00 a.m.

(The Board of Adjustment may be briefed on any item on the agenda if it becomes necessary.)

PUBLIC HEARINGS: Videoconference/6ES Council Briefing* 1:00 p.m.
Public hearings will not be heard before 1:00 p.m.

PURPOSE: To consider the attached agendas.
* All meeting rooms and chambers are located in Dallas City Hall, 1500 Marilla, Dallas, Texas

The Board of Adjustment meeting will be held by videoconference and in the Council Briefing Room, 6th Floor
ES at City Hall. Individuals who wish to listen to the meeting, may participate by video by joining Cisco Webex
Link: https://bit.ly/boa111726 or by calling the following phone number: Webinar number: (Webinar 2497 518
2379) password: dallas (325527 from phones)) and by phone: +1-469-210-7159 United States Toll (Dallas) or
+1-408-418-9388 United States Toll (Access code: 2497 518 2379 Password (if required)
325527.

Individuals and interested parties wishing to speak must register with the Board of Adjustment by registering
online at https://dallascityhall.com/government/Boards-and-Commissions/Board-of-
Adjustment/Pages/Meetings.aspx or call (214) 670-4127, by 5:00 p.m., Monday, November 16, 2026.

Las personas y las partes interesadas que desean hablar deben registrarse con en el Departamento de
Planificaciéon y Desarrollo registrandose en linea en https://dallascityhall.com/government/Boards-and-
Commissions/Board-of-Adjustment/Pages/Meetings.aspx o llamando al (214) 670-4127, antes de las 5:00 p.m.
del lunes, 16 de Noviembre de 2026.

The public may attend the meeting virtually; however, City Hall is available for those wishing to attend the
meeting in person. 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(interpreter) to fully
participate in the meeting should notify the Board of Adjustment by emailing mary.williams1@dallas.gov. calling
(214) 670-4127, at least seventy-two (72) hours (3 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.

Se anima al publico a asistir a la reunion virtualmente; sin embargo, la audiencia esté disponible para aquellos
que deseen asistir en persona. La ciudad de Dallas llevara a cabo “Adecuaciones/Modificaciones Razonables”
a los programas y/u otras actividades relacionadas para asegurar que todos y cada uno de los residentes
tengan acceso a los servicios y recursos para asegurar una reunion equitativa e inclusiva. Cualquier persona
que requiera asistencia adicional, servicio, y/o traduccién (intérprete) para poder participar de forma integra en
la reunidon debe notificar a Departamento de Planificacion y Desarrollo enviando un correo electronico a
mary.williams1@dallas.gov, llamando al (214) 670-4127, por lo menos setenta y dos (72) horas (3 dias) antes
de la reunion programada. Una transmision en video de la reunion estara disponible dos dias habiles luego de
la finalizacion de la reunion en https://dallastx.new.swagit.com/views/113.

Planning and Development Department 214-670-4209



AGENDA
BOARD OF ADJUSTMENT - PANEL A MEETING
TUESDAY, NOVEMBER 17, 2026
ORDER OF BUSINESS

The Board of Adjustment meeting will be held by videoconference and in the Council Briefing, 6th
Floor ES at City Hall. Individuals who wish to speak in accordance with the Board of Adjustment Rules
of Procedure must sign up with the Planning and Development Department’s Office.

The public may attend the meeting virtually; however, City Hall is available for those wishing to attend
the meeting in person.

The following videoconference link is available to the public to listen to the meeting and Public Affairs
and Outreach will also stream the Board of Adjustment meeting on Spectrum Cable Channel 96 or 99
and bit.ly/cityofdallastv:

https://dallascityhall.webex.com/dallascityhall/j.php?MTID=mce160208771468201b6d7123723d9ef8

Public hearings will not be heard before 1:00 p.m.

BRIEFING ITEMS

APPROVAL OF MINUTES

APPROVAL OF OCTOBER 20, 2026, PANEL A HEARING MINUTES Pg. 14
APPROVAL OF NOVEMBER 3, 2026, BOA FULL BOARD MEETING MINUTES Pg. 36
ACTION ITEMS:

MISCELLANEOUS ZONING ITEMS:

NONE

UNCONTESTED ITEMS:
NONE
HOLDOVER ITEMS

1- BOA-26-000020 — 7426 CONCORD AVENUE Pg. 44

2- BOA-26-000040 — 4701 MIRON DRIVE Pg. 84
INDIVIDUAL ITEMS:

3 - BOA-26-000071 — 5336 ROCK CLIFF PLACE Pg. 101 |
4- BOA-26-000074 — 1403 EASTUS DRIVE Pg. 127
5- BOA-26-000075 — 2107 N. HENDERSON AVENUE Pg. 148
6- BOA-26-000078 — 6211 LLANO AVENUE Pg. 174
ADJOURMENT



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 coédigo penal (ingreso sin autorizacion
de un titular de una licencia con una pistol oculta), una persona con licencia
segun el subcapitulo h, capitulo 411, cbédigo del gobierno (ley sobre
licencias para portar pistolas), no puede ingresar a esta propiedad con una

pistola oculta.”

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

"De acuerdo con la seccion 30.07 del codigo penal (ingreso sin autorizacion
de un titular de una licencia con una pistola a la vista), una persona con
licencia segun el subcapitulo h, capitulo 411, codigo 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 Seccion 46.03, Codigo Penal (coloca armas
prohibidas), una persona no puede llevar un arma de fuego u otra arma a
ninguna reunion abierta en esta propriedad.”



Board of Adjustment, Panel A November 17, 2026

I. Call to Order

Il. Staff Presentation/Briefing

lll. Public Hearing

IV. Public Testimony

V. Miscellaneous Items

APPROVAL OF OCTOBER 20, 2026, PANEL A MEETING MINUTES
APPROVAL OF NOVEMBER 3, 2026, BOA FULL BOARD MEETING MINUTES
VI. Case Docket

MISCELLANEOUS ITEM(S)

NONE

UNCONTESTED CASE(S)

NONE

City of Dallas Page 1 Printed on 11/9/2026
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Board of Adjustment, Panel A November 17, 2026

HOLDOVER CASE(S)

1. 26-3579A

Application of Marcos Munoz for (1) a special exception for the
handicapped to the single-family use regulations, (2) a special exception for
the handicapped to the floor area for structures accessory to single family
use regulations, and for (3) a special exception for the handicapped to the
total floor area for structures accessory to single family use regulations at
7426 CONCORD AVENUE. This property is more fully described as Block
7/2353, Lot 22, and is zoned R-7.5(A), which limits the number of dwelling
units to one, prohibits an accessory structure to exceed 25 percent of the
floor area of the main structure, and prohibits the total floor area of all
accessory structures on a lot to exceed 50 percent of the floor area of the
main building. The applicant proposes to construct and/or maintain an
additional dwelling unit (not for rent), which will require (1) a special
exception for the handicapped to the single-family use regulations, to
construct and/or maintain a single-family residential accessory structure with
1,177 square feet of floor area (50.39 percent of the 2,336 square foot floor
area of the main structure), which will require (2) a 593 square foot (25.39
percent) special exception for the handicapped to the floor area for
structures accessory to single family use regulations, and to construct and/or
maintain single-family residential accessory structures with 1,328 square
feet of combined floor area (56.85 percent of the 2,336 square foot floor
area of the main structure), which will require (3) a 160 square foot (6.85
percent) special exception for the handicapped to the total floor area for
structures accessory to single family use regulations.

Location: 7426 CONCORD AVENUE

Applicant: Marcos Munoz

Senior Planner: Bryant Thompson

Request(s): (1) A special exception for the handicapped to the single-family
use regulations, (2) A special exception for the handicapped to the floor
area for structures accessory to single-family use regulations, and (3) A
special exception for the handicapped to the total floor area for structures
accessory to single-family use regulations.

Staff Recommendation: No staff recommendation.

BOA-26-000020

Attachments: Case Report

Application Summary
Referral
Site Plans

City of Dallas
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https://cityofdallas.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=26719
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=0d159efd-021a-4e54-9144-7cad90f0f8d9.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=8314209d-fe72-4b74-b5ff-98b0f677868a.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=19fa898e-2501-45e1-a41e-ee292e237b36.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=feceb6bc-784a-420f-9674-44d1836c1e9c.pdf

Board of Adjustment, Panel A November 17, 2026

2. 26-3580A  Application of Nicholas Lowe for (1) a special exception to the fence height
regulations at 4701 MIRON DRIVE. This property is more fully described as
Block A/5554, Lot 2, and is zoned R-1ac(A), which limits the height of a
fence in the front yard to 4-feet. The applicant proposes to construct and/or
maintain a 6-foot high fence within a required front-yard along Miron Drive,
which will require (1) a 2-foot special exception to the fence height
regulations.

Location: 4701 MIRON DRIVE

Applicant: Nicholas Lowe

Senior Planner: Bryant Thompson

Request(s): 1) A special exception to the fence height regulations.
Staff Recommendation: No staff recommendation.
BOA-26-000040

Attachments: Case Report
Application Summary
Site Plans

INDIVIDUAL CASE(S)

City of Dallas Page 3 Printed on 11/9/2026
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https://cityofdallas.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=26720
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=baaedef3-22be-4cdd-85c5-0beef66c1419.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=db3c96f7-63de-4313-b25b-6c9adcb8fce8.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=0a37644e-4d27-4fc7-a567-6163a3f92c37.pdf

Board of Adjustment, Panel A November 17, 2026

3. 26-3287A

Application of Santos Martinez for (1) a variance to the front yard setback
regulations, (2) a variance to the side yard setback regulations, (3) a special
exception to the fence height regulations, (4) a special exception to the
fence opacity regulations, and (5) a special exception to the visibility triangle
regulations at the driveway approach at 5336 ROCK CLIFF PLACE. This
property is more fully described as Block 6/5579, Lot 3B, and is zoned
R-1ac(A), which requires a front yard setback of 40-foot, requires a side
yard setback of 10 feet, 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 be located at least 5feet from the front lot line, and requires a 20-foot
visibility triangle at the driveway or alley edge and the street curb line. The
applicant proposes to construct and/or maintain an emergency generator as
a single-family residential accessory structure and provide a 1-foot front
yard setback, which will require (1) a 39-foot variance to the front yard
setback regulations, to construct and/or maintain an emergency generator
as a single-family residential accessory structure and provide a 1-foot side
yard setback, which will require (2) a 9-foot variance to the side vyard
setback regulations, to construct and/or maintain a 6-foot 10 and
1/4-inch-high fence in a required front yard, which will require (3) a 2-foot 10
and 1/4-inch special exception to the fence height regulations, 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 (4) a special exception to the fence opacity
regulations, and to construct and/or maintain a single-family residential
fence structure within a required visibility obstruction triangle at the driveway
approach along Rock CIiff Place, which will require (5) a special exception
to the visibility obstruction regulations at the driveway approach.

Location: 5336 ROCK CLIFF PLACE

Applicant: Santos Martinez

Senior Planner: Jamie Miller

Request(s): (1) A variance to the front yard setback regulations, (2) A
variance to the side yard setback regulations, (3) A special exception to the
fence height regulations, (4) A special exception to the fence opacity
regulations, (5) A special exception to the visibility obstruction regulation at
the driveway approach.

Staff Recommendation: (1) Denial, (2) Denial, (3) No Staff

recommendation, (4) No Staff recommendation, (5) No Staff

recommendation.

BOA-26-000071

City of Dallas
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https://cityofdallas.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=26427

Board of Adjustment, Panel A November 17, 2026

Attachments: Case Report
Application Summary
Site Plan
Elevation-Fence
Documentary Evidence-Memo
Documentary Evidence

4. 26-3576A  Application of Santos Martinez for (1) a variance to the front-yard setback
regulations at 1403 EASTUS DRIVE. This property is more fully described
as Block A/4788-1/2, Lot E, and is zoned R-7.5(A), which requires a
front-yard setback of 25-feet. The applicant proposes to construct and/or
maintain a single-family residential structure and provide a 5-foot front yard
setback along Shady Lane, which will require a (1) 20-foot variance to the
front yard setback regulations.

Location: 1403 EASTUS DRIVE

Applicant: Santos Martinez

Senior Planner: Bryant Thompson

Request(s): (1) A variance to the front yard setback regulations.
Staff Recommendation: (1) Approval.

BOA-26-000074

Attachments: Case Report
Application
Site Plan
Elevation Plans
Elevation Plans
Documentary Evidence-A
Documentary Evidence
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https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=be3054ce-e299-42cf-a0ca-3b3fa61a47e9.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=6edf16e4-5987-472f-8382-d97a2252462d.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=3a7c563d-ca53-46a8-a017-a936b73decb2.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=8d443491-4967-4a9c-9a7a-9cce27390304.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=619e4a85-edab-4784-9dff-246a8046896d.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=336f398d-bb60-4bc9-b116-2191cb7b4c6b.pdf
https://cityofdallas.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=26716
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=380ee678-6186-42f4-ac51-c67508a8a41e.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=b711caa4-95b9-414e-bb47-a69dfe301d04.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=3051405f-32fa-45ec-af02-43f76a91806f.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=73a1694e-d114-4ca0-953a-54f2d7f5c647.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=6508d933-9452-42f3-9931-42cc513b1112.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=ec5a521d-2ce8-48a6-9ce0-4b9a0677704d.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=3914b33b-7d39-4da3-9c23-cdfd3975fed4.pdf

Board of Adjustment, Panel A November 17, 2026

5. 26-3577A  Application of Santos Martinez for (1) a variance to the minimum front-yard
setback regulations at 2107 N HENDERSON AVENUE. This property is
more fully described as Block E/1491, Lot 10A, and is zoned PD-462
(Subdistrict 5), which requires a minimum front-yard setback of 15-feet
except cantilevered roof eaves and balconies may project up to five feet into
the required front yard. The applicant proposes to construct and/or maintain
a nonresidential structure along N. Henderson Avenue and provide an 8-foot
6-inch front yard, which will require a (1) 1-foot 6-inch variance to the
minimum front-yard setback regulations.

Location: 2107 N HENDERSON AVENUE

Applicant: Santos Martinez

Senior Planner: Bryant Thompson

Request(s): (1) A variance to the front yard setback regulations.
Staff Recommendation: (1) Denial.

BOA-26-000075

Attachments: Case Report
Application Summary
Site Plan
Elevations
Documentary Evidence-Memo
Documentary Evidence-A
Documentary Evidence-B
Documentary Evidence-C
Documentary Evidence-D
Documentary Evidence-E
Documentary Evidence-F
Documentary Evidence-G
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https://cityofdallas.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=26717
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=eec0e37c-2ab9-4fd3-8522-7b0a2a521a70.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=c47e3cde-131c-4190-aee6-b860459fcaf7.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=c978d141-b145-4265-bd8e-59f228833027.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=9c868f66-a23f-40dc-a599-f557e50c7a28.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=b3016b02-14c2-40f4-8054-a3e8d6a763b0.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=fb40c9f8-aa93-4b0b-89a4-ea36a3d02a14.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=10398040-3295-4402-9b0b-b3530b1a8010.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=cda84db8-1eaf-4219-a091-5e3e003be07c.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=89628ca0-c8cf-4aaf-a093-a27e2ced9700.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=f982a935-0599-4fe0-9944-701e3b737f38.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=09f2da47-569c-46ca-8ad9-4ccbd1014939.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=014da613-7dda-4450-9b29-76387f9bb743.pdf

Board of Adjustment, Panel A November 17, 2026

6. 26-3578A

Application of Alberto Basave for (1) a variance to the maximum lot
coverage regulations at 6211 LLANO AVENUE. This property is more fully
described as Block 2/2158, Lot 15, and is zoned R-7.5(A), which limits the
lot coverage to 45 percent for residential structures. The applicant proposes
to construct and/or maintain a single-family residential structure with 47.43
percent lot coverage (3,700 square feet), which will require (1) a 2.43
percent (190 square feet) variance to the maximum Ilot coverage
regulations.

Location: 6211 LLANO AVENUE

Applicant: Alberto Basave

Senior Planner: Bryant Thompson

Request(s): (1) A variance to the maximum allowed lot coverage.

Staff Recommendation: (1) Denial.

BOA-26-000078

Attachments: Case Report

VIl. Adjournment

Application Summary
Referral

Site Plan

Elevation

Floor Plan

City of Dallas
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https://cityofdallas.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=26718
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=63a3c7bd-2bf3-4dd4-970d-d30d3a7e8772.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=79cd19de-4bd5-4eb3-9232-f8c2d8d3e54a.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=f9da9bfc-f1a0-4795-a00c-cb1aa55af9db.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=714334e0-0bf7-4812-815a-105f043ea07e.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=9f0ba0e9-613d-4cd9-8762-29085d4e785a.pdf
https://cityofdallas.legistar.com/gateway.aspx?M=F&ID=8ea73d61-7f0a-42fd-9c5c-e69e891acc51.pdf

Board of Adjustment, Panel A November 17, 2026

A closed
concerns

1.

EXECUTIVE SESSION NOTICE

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

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]

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]

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]

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]

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

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]

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]

deliberating cybersecurity measures, policies, or contracts solely intended to protect a
critical infrastructure facility. [Tex. Gov’t Code § 551.0761]

City of Dallas

Page 8 Printed on 11/9/2026
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BOARD OF ADJUSTMENT

Panel A Meeting Minutes

‘l’h’
| OCTOBER 20, 2026

DRAFT
Council Chambers 6EN

24923176153 @dallascityhall.we
bex.com

David A. Neumann, Chairman

PRESENT:  [5]

David A. Neumann, Chairman
Kathleen Davis

Michael Hopkovitz

Michael Dorn

Dr. Emmanuel Glover

ABSENT: [1]
Kacy Rodgers I

Chairman David A. Neumann called the briefing to order at 10:00 A.M. with a quorum of the Board of
Adjustment present.

Chairman David A. Neumann called the hearing to order at 1:00 P.M. with a quorum of the Board of
Adjustment present.

The Chairperson stated that no action of the Board of Adjustment shall set a precedent. Each
case must be decided upon its own merits and circumstances, unless otherwise indicated, each
use is presumed to be a legal use. Each appeal must necessarily stand upon the facts and
testimony presented before the Board of Adjustment at this public hearing, as well as the Board's
inspection of the property.

PUBLIC SPEAKERS
The Board of Adjustment provided public testimony opportunities for individuals to comment on
manners that were scheduled on the posted meeting agenda.

- No Registered Speakers
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MISCELLANEOUS ITEMS

Approval of the Board of Adjustment Panel A, September 15, 2026, Meeting Minutes.

Motion was made to approve Panel A, September 15, 2026, Public Hearing Minutes as
presented.

Maker: Kathleen
Davis
Second: Michael Dorn
Results: 5-0 Motion to approve as presented
unanimously
Ayes: -1 5 | David A. Neumann, Kathleen Davis, Michael
Hopkovitz, Michael Dorn & Dr. Emmanuel
Glover
Against: | -] 0

MISCELLANEOUS CASES

1. 1338 GALLOWAY AVENUE
BOA-26-000066_FR1(BT)

BUILDING OFFICIAL’S REPORT: Application of Maria Araceli Obregon for (1) a fee
reimbursement of fees paid for a special exception to the single-family use regulations, and for (2)
a fee reimbursement of fees paid for a variance to the floor area for structures accessory to single-
family use regulations at 1338 GALLOWAY AVENUE. This property is more fully described as
Block 3579/19, Lot 10, and is zoned R-5(A).

LOCATION: 1338 Galloway Avenue
APPLICANT: Maria Araceli Obregon
REQUEST:

A request for a fee reimbursement for a special exception to the single-family use regulations and
a variance to the floor area for structures accessory to single-family use regulations.

The applicant is requesting a fee reimbursement for two separate requests, each with a fee of
$600.00 for a total request waiver amount of $1,200.00. The request pertains solely to the
reimbursement of fees associated with the proposed deviations from the single-family use
regulations and a variance to the floor area for structures accessory to single-family use regulations.

STANDARD FOR A FEE WAIVER OR REIMBURSEMENT:

Section 303.12.1.6 in Chapter 52 of the Dallas City Code specifies the board of adjustment may
waive the filing fee if the board finds that payment of the fee would result in substantial financial
hardship to the applicant. The applicant may either pay the fee and request reimbursement at the
hearing on the matter or request that the issue of financial hardship be placed on the board’s
miscellaneous docket for predetermination. If the issue is placed on the miscellaneous docket, the
applicant may not file the application until the merits of the request for waiver have been determined
by the board. In making this determination, the board may require the production of financial
2
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documents.

STAFF RECOMMENDATION:

The staff does not make a recommendation on fee waiver or reimbursement requests since the
standard is whether the board finds that payment of the fee would result in substantial financial
hardship to the applicant.

Speakers:

For: Maria Araceli Obregon, 1338 Galloway Ave., Dallas TX 75216
(Interpreter) Jesus De Leon, 3321 Springview Ave., Dallas TX 75216

Against:  No Speakers

Motion

| move that the Board of Adjustment, in Appeal No. BOA-26-000066_FR1, on application of Maria
Araceli Obregon, DENY the request to the reimbursement of the filing fees paid in association with
a request for a special exception to the single-family use regulations and for a variance to the floor
area for structures accessory to single-family use regulations as requested by this applicant without
prejudice, because our evaluation of the property and the testimony shows that payment of the fee
would NOT result in substantial financial hardship to this applicant.

Maker: Michael
Hopkovitz
Second: Kathleen
Davis
Results: 4-1 Motion to deny without prejudice
Ayes: -1 4 David A. Neumann, Kathleen Davis, Michael
Hopkovitz, Michael Dorn
Against: -1 Dr. Emmanuel Glover

UNCONTESTED CASES

2. 7426 CONCORD AVENUE
BOA-26-000020(BT)
**This Case was moved to Individual Cases**

BUILDING OFFICIAL’S REPORT: Application of Marcos Munoz for (1) a special exception for the
handicapped to the single-family use regulations, (2) a special exception for the handicapped to the
floor area for structures accessory to single family use regulations, and for (3) a special exception
for the handicapped to the total floor area for structures accessory to single family use regulations
at 7426 CONCORD AVENUE. This property is more fully described as Block 7/2353, Lot 22, and is
zoned R-7.5(A), which limits the number of dwelling units to one, prohibits an accessory structure
to exceed 25 percent of the floor area of the main structure, and prohibits the total floor area of all
accessory structures on a lot to exceed 50 percent of the floor area of the main building. The
applicant proposes to construct and/or maintain an additional dwelling unit (not for rent), which will
require (1) a special exception for the handicapped to the single-family use regulations, to construct
and/or maintain a single-family residential accessory structure with 1,199 square feet of floor area
(48.5 percent of the 2,484 square foot floor area of the main structure), which will require (2) a 578
square foot (23.5 percent) special exception for the handicapped to the floor area for structur%s
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accessory to single family use regulations, and to construct and/or maintain single-family residential
accessory structures with 1,350 square feet of combined floor area (54.5 percent of the 2,484 square
foot floor area of the main structure), which will require (3) a 108 square foot (4.5 percent) special
exception for the handicapped to the total floor area for structures accessory to single family use
regulations.

LOCATION: 7426 Concord Avenue
APPLICANT: Marcos Munoz
REQUEST:

(1) A special exception for the handicapped to the single-family regulations,

(2) A special exception for the handicapped to the floor area for structures accessory to single
family use regulations, and

(3) A special exception for the handicapped to the total floor area for structures accessory to
single family use regulations.

STANDARDS OF REVIEW FOR A SPECIAL EXCEPTIONS FOR THE HANDICAPPED:

Section 51A-1.107 of the Dallas Development Code states that the board of adjustment shall grant
a special exception to any regulation in this chapter if, after a public hearing, the board finds that
the exception is necessary to afford a handicapped person equal opportunity to use and enjoy a
dwelling. The term “handicapped person” means a person with a “handicap,” as that term is defined
in the Federal Fair Housing Amendments Act of 1988, as amended. The board may impose
reasonable conditions upon the granting of this special exception consistent with the purpose stated
in this section. This section does not authorize the board to grant a change in the use of a building
or structure.

STAFF RECOMMENDATION:

Special Exceptions (3):

No staff recommendation is made on these requests.

BACKGROUND INFORMATION:

Zoning:
Site: R-7.5(A)
North: R-7.5(A), IR & CS
East: R-7.5(A)

South: R-7.5(A)
West: R-7.5(A), IR & PD-637

Land Use:

The subject site and surrounding properties to the east, south, and west developed with single-
family uses. To the north there are a mixture of allowed uses in CS and single family uses.
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BDA History:

No BDA history has been found within the last five years

GENERAL FACTS/STAFE ANALYSIS:

The application of Marcos Munoz for the property located at 7426 Concord Avenue focuses
on three requests relating to a special exception for the handicapped to the single-family use
regulations, for a special exception for the handicapped to the floor area for structures
accessory to single family regulations, and for a special exception for the handicapped to
the total floor area for structures accessory to single family regulations.

The first request relates to the additional dwelling unit (not for rent), which will require a
special exception for the handicapped to the single-family zoning use regulations.

The second request relates to the floor area for structures accessory to the single-family use
regulations for the handicapped to enjoy a dwelling. The applicant is proposing to construct
and maintain an accessory structure greater than 25 percent of the main floor area.

The last request relates to the total floor area for structures accessory to the single-family
use regulations for the handicapped to enjoy a dwelling. The applicant is proposing to
construct and maintain more than one accessory structure with a combined total square
footage greater than 50 percent of the main floor area.

Per staff site visit, both accessory structures have been constructed.
Proposed main structure under review with residential team (Permit # Res-New-25-000632).
Planning and Development Residential Staff referral, 07/23/2026.

The applicant has the burden of proof in establishing that granting a special exception is
necessary to afford a handicapped person equal opportunity to use and enjoy a dwelling
unit.

Granting the special exception for the handicapped to the single-family use regulations,
floor area and total floor area regulations with a condition that the applicant complies with
the submitted site plan, would require the proposal to be constructed as shown on the
submitted documents.

200’ Radius Video: BOA-26-000020 at 7426 Concord Ave

Timeline:_

September 2, 2026:  The applicant submitted an “Application/Appeal to the Board of Adjustment”

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

September 8, 2026: The Board of Adjustment Administrator assigned this case to Board of

Adjustment Panel A.

September 24, 2026: The Planning and Development Senior Planner emailed the applicant the

following information:

. an attachment that provided the public hearing date and panel that
will consider the application; the September 25, 2026, deadline to
submit additional evidence for staff to factor into their analysis; and

5
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October 9, 2026, 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.

September 29, 2026: The Board of Adjustment staff review team meeting was held regarding this
request and other requests scheduled for the October public hearings.
Review team members in attendance included: The Board of Adjustment
Chief Planner/Board Administrator, the Board of Adjustment Senior Planner,
Project Coordinator, Board Secretary, Conservation District Chief Planner,
Chief Arborists, Zoning Senior Planner, and Transportation Engineer.

Speakers:
For: Erik Munoz, 7426 Concord Ave., Dallas TX
Against: No Speakers
Motion

I move that the Board of Adjustment, in Appeal No. BOA-26-000020, HOLD this matter under
advisement until November 17, 2026.

Maker: Kathleen
Davis
Second: Kacy
Rodgers Il
Results: 5-0 Motion to hold under advisement
Unanimously
Ayes: -15 David A. Neumann, Kathleen Davis, Michael
Hopkovitz, Michael Dorn & Dr. Emmanuel
Glover
Against: -10

3. 1433 N. WESTMORELAND ROAD
BOA-26-000062(BT)

BUILDING OFFICIAL’S REPORT: Application of Robert Baldwin for (1) a special exception to the
sign regulations at 1433 N WESTMORELAND ROAD. This property is more fully described as Block
6160, Tract 1, and is zoned IR, PD-811(Subarea A), which limits the number of detached signs on
a premise to one per street frontage. The applicant proposes to construct and/or maintain one
additional detached premises sign on a nonresidential premise, which will require (1) a special
exception to the sign regulations.

LOCATION: 1433 N Westmoreland Road

APPLICANT: Robert Baldwin
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REQUEST:

(4) A special exception to the sign regulations.

STANDARD OF REVIEW FOR DETACHED SIGN STANDARDS REGULATIONS & STANDARD
FOR A SPECIAL EXCEPTION TO SIGN STANDARD REGULATIONS:

Section 51A-7.703(d)(2) of the Dallas Development Code states that the Board of Adjustment may,
in specific cases and subject to appropriate conditions, authorize one additional detached premise
sign on a premise in excess of the number permitted in Article IV of the Code as a special exception
when the board has made a special finding from the evidence presented that strict compliance with
the requirement of the sign regulations will result in substantial hardship or inequity to the applicant
without sufficient corresponding benefit to the city and its citizens in accomplishing the objectives of
the sign regulations.

STAFF RECOMMENDATION:

Special Exceptions (1):

No staff recommendation is made on this request.

BACKGROUND INFORMATION:

Zoning:
Site: PD-811 Subarea A
North: PD-811 Subarea B and PD-986
East: PD-1059

South: N(A) and PD-986
West: PD-1059
Land Use:

The subject site is currently developed with a cell tower. The surrounding area includes restaurants,
hotels, offices, gas stations, manufacturing and warehousing, and vacant land uses.

BDA History:

BDA history has been found within the last five years, BDA245-035 and BDA245-035_195215662-
001.

GENERAL FACTS/STAFE ANALYSIS:

e The application of Robert Baldwin for the property located at 1433 N Westmoreland Road
focuses on one request relating to a special exception to the sign regulations.

o As gleaned from the submitted site plan, the applicant is proposing to construct and/or
maintain an additional detached sign on a nonresidential building site, which will require a
special exception to the sign regulations.

o BDA History BDA245-035: (permit was not filed within 180 days of approval)

20



BOARD OF ADJUSTMENT
OCTOBER 20, 2026

o The Board of Adjustment Panel A, at its public hearing held on Tuesday, March 18,
2025, GRANTED the variance to the Landscape regulations requested, as amended,
subject to the following conditions:

Compliance with the most recent version of all submitted plans are required.

0 The Board of Adjustment Panel A, at its public hearing held on Tuesday, March 18,
2025, GRANTED the 10-foot variance to the parking regulations, subject to the
following conditions:

Compliance with the most recent version of all submitted plans are required.
o BDA History BDA245-035_195215662-001:

o0 No action taken. Administrative withdrawal, prior to The Board of Adjustment Panel
A, public hearing held on Tuesday, June 16, 2026.

o Per Signs Staff referral on August 19, 2026, the applicant is not meeting Section 51A-
7.304(b)(4):

o0 (b) General regulations applicable to all detached signs.

0 (4) Only one detached sign is allowed per street frontage other than expressways.
One expressway sign is allowed for every 450 feet of frontage or fraction thereof on
an expressway.

o Per staff site visit, the additional sign is proposed.

e Scott Roper from Planning and Development Sign Department provided the following
comments on 08/19/2026:

0 “There currently exists one detached sign (non-premise sign) on this premise. A
special exception will be necessary in order to install a second. There is sufficient
spacing between the existing sign and the proposed location of the new sign.”

¢ Planning and Development Sign Staff referral, 08/19/2026.

o The applicant has the burden of proof in establishing that strict compliance with the
requirement of the sign regulations will result in substantial financial hardship or inequity to
the applicant without sufficient corresponding benefit to the city and its citizens in
accomplishing the objectives of the sign regulations.

e Granting the special exception to the sign regulations with a condition that the applicant
complies with the submitted site and signs plan, would require the proposal to be constructed
as shown on the submitted documents.

e 200’ Radius Video: BOA-26-000062 at 1433 N Westmoreland Rd

Timeline: _

September 3, 2026:  The applicant submitted an “Application/Appeal to the Board of Adjustment”
and related documents which have been included as part of this case report.

September 8, 2026: The Board of Adjustment Administrator assigned this case to Board of
Adjustment Panel A.
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September 18, 2026: The Planning and Development Senior Project Coordinator on behalf of the
Senior Planner emailed the applicant the following information:

° an attachment that provided the public hearing date and panel that
will consider the application; the September 25, 2026, deadline to
submit additional evidence for staff to factor into their analysis; and
October 9, 2026, 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.

September 29, 2026: The Board of Adjustment staff review team meeting was held regarding this
request and other requests scheduled for the October public hearings.
Review team members in attendance included: The Board of Adjustment
Chief Planner/Board Administrator, the Board of Adjustment Senior Planner,
Project Coordinator, Board Secretary, Conservation District Chief Planner,
Chief Arborists, Zoning Senior Planner, and Transportation Engineer.

Speakers:
For: Rob Baldwin, 3904 EIm Street Suite B, Dallas TX 75216

Against: No Speakers

Motion

I move that the Board of Adjustment, in Appeal No. BOA-26-000062, on application of Robert
Baldwin, GRANT the request of this applicant to construct and/or maintain one additional detached
premises sign on a nonresidential premise, as a special exception to the sign regulations contained
in the Dallas Development Code, as amended, because our evaluation of the property and the
testimony shows that strict compliance with the requirements of Article VII will result in substantial
financial hardship or inequity to the applicant without sufficient corresponding benefit to the city and
its citizens in accomplishing the objectives of Article VII of the Dallas Development Code.

| 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: Kathleen
Davis
Second: Dr. Emmanuel
Glover
Results: 5-0 Motion to grant
Unanimously
Ayes: -15 David A. Neumann, Kathleen Davis, Michael
Hopkovitz, Michael Dorn & Dr. Emmanuel
Glover
Against: -10
9
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4. 1338 GALLOWAY AVENUE
BOA-26-000066(BT)
**This Case was moved to Individual Cases**
BUILDING OFFICIAL’S REPORT: Application of Maria Araceli Obregon for (1) a special exception

to the single-family use regulations, and for (2) a variance to the floor area for structures accessory
to single family use regulations at 1338 GALLOWAY AVENUE. This property is more fully described
as Block 3579/19, Lot 10, and is zoned R-5(A), which limits the number of dwelling units to one, and
states that an accessory structure may not exceed 25 percent of the floor area of the main structure.
The applicant proposes to construct and/or maintain an additional dwelling unit (not for rent), which
will require (1) a special exception to the single-family use regulations, and to construct and/or
maintain a single-family residential accessory structure with 783 square feet of floor area (64 percent
of the 1,219 square foot floor area of the main structure), which will require (2) a 479 square foot
(39 percent) variance to the floor area for structures accessory to single family use regulations.

LOCATION: 1338 Galloway Avenue
APPLICANT: Maria Araceli Obregon
REQUEST:

(5) A special exception to the single-family use regulations, and
(6) A variance to the floor area for structures accessory to single family use regulations.

STANDARD FOR A SPECIAL EXCEPTION TO THE SINGLE-FAMILY USE REGULATIONS FOR
AN ADDITIONAL DWELLING UNIT:

Section 51A-4.209(b)(6)(E)(i) of the Dallas Development Code specifies that the board may grant a
special exception to the single-family use regulations of the Dallas Development Code to authorize
an additional dwelling unit on a lot when, in the opinion of the board, the additional dwelling unit will
not:

1) be used as rental accommodations; or

2) adversely affect neighboring properties.

Section 51A-4.209(b)(6)(E)(ii) states that in granting this type of special exception, the board shall
require the applicant to deed restrict the subject property to prevent the use of the additional dwelling
unit as rental accommodations.

STAFF RECOMMENDATION:

Special Exception (1):

No staff recommendation is made on this request.

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 for structures accessory to single-
family uses, minimum sidewalks, off-street parking or off-street loading, or landscape regulations
provided that the variance is:

1C

23



BOARD OF ADJUSTMENT
OCTOBER 20, 2026

(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.

SECTION 51A-3.102(d)(10)(B):

Dallas Development Code § 51A-3.102(d)(10)(B), allows for the board to use their discretion and
consider the following as grounds to determine whether the portion of the variance standard of
compliance with the ordinance as applied to a structure would result in unnecessary hardship:

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

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

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

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

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

STAFF RECOMMENDATION:

Variance to the floor area for structures accessory to single-family use requlations:

Denial

Rationale: Based upon evidence presented and provided by the applicant, staff concluded that the
site is:
A. Not contrary to the public interest 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. The subject site is not restrictive in area, shape, or slope. Subject site is relatively flat and
rectangular in shape. The subject site is 7,200 square feet compared to minimum 5,000
square feet in R-5(A) zoning; therefore, it can be developed in a manner commensurate with
development upon other parcels of land in the same zoning district.

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.

11
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BACKGROUND INFORMATION:

Zoning:
Site: R-5(A)
North: R-5(A)
East: R-5(A)
South: R-5(A)

West: R-5(A)

Land Use:

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

BDA History:

No BDA history was found within the last five years.

GENERAL FACTS/STAFE ANALYSIS:

The application of Maria Araceli Obregon for the property located at 1338 Galloway Avenue
focuses on two requests relating to the single-family use regulations (ADU) and floor area
for structures accessory to single-family use regulations.

The first request relates to the additional dwelling unit (not for rent), which will require a
special exception to the single-family zoning use regulations

The second request relates to the floor area for structures accessory to the single-family use
regulations. The applicant is proposing to construct and maintain an accessory structure
greater than 25 percent of the main floor area.

0 The main structure has a floor area of 1,219 square feet, which limits the allowable
size of an accessory structure to 304.75 square feet.

0 The applicant proposes to construct and/or maintain a single-family residential
accessory structure with 783 square feet of floor area (64 percent).

o Which will require a 479 square foot (39 percent) variance to the floor area for
structures accessory to single family use regulations.

Per staff’s site visit of the subject site, it appears the additional dwelling unit has been
constructed without permits.

Planning and Development Residential Staff referral, 05/11/2026.

The Dallas Development Code states that only one dwelling unit may be located on a lot and
that the Board of Adjustment may grant a special exception to this provision and authorize
an additional dwelling unit on a lot when, in the opinion of the board, the special exception
will not: (1) be used as rental accommodations; or (2) adversely affect neighboring
properties.

The applicant has the burden of proof in establishing that the special exception to the single-
family use regulations will not adversely affect the neighboring properties and will not be

used as rental accommodations.
12
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Granting the special exception to the single-family use regulation 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. Granting the special exception to
the single-family use regulations would also require the applicant to deed restrict the subject
property to prevent the use of the additional dwelling use as rental accommodations.

The Dallas Development Code specifies that the board has the power to grant variances
from the floor area for structures accessory to single-family uses.

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

That granting the variance to the floor area for structures accessory to single family use
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 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.

SECTION 51A-3.102(d)(10)(B):

Dallas Development Code § 51A-3.102(d)(10)(B), allows for the board to use their discretion
and consider the following as grounds to determine whether the portion of the variance
standard of compliance with the ordinance as applied to a structure would result in
unnecessary hardship:

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

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

(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.

Granting the variance to the floor area for structures accessory to single-family use
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: BOA-26-000066 at 1338 Galloway Ave
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Timeline:_

September 2, 2026:  The applicant submitted an “Application/Appeal to the Board of Adjustment”
and related documents which have been included as part of this case report.

September 8, 2026: The Board of Adjustment Administrator assigned this case to Board of
Adjustment Panel A.

September 18, 2026: The Planning and Development Senior Project Coordinator on behalf of the
Senior Planner emailed the applicant the following information:

. an attachment that provided the public hearing date and panel that
will consider the application; the September 25, 2026, deadline to
submit additional evidence for staff to factor into their analysis; and
October 9, 2026, 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.

September 29, 2026: The Board of Adjustment staff review team meeting was held regarding this
request and other requests scheduled for the October public hearings.
Review team members in attendance included: The Board of Adjustment
Chief Planner/Board Administrator, the Board of Adjustment Senior Planner,
Project Coordinator, Board Secretary, Conservation District Chief Planner,
Chief Arborists, Zoning Senior Planner, and Transportation Engineer.

Speakers:
For: Maria Araceli Obregon, 1338 Galloway Ave., Dallas TX 75216
(Interpreter) Jesus De Leon, 3321 Springview Ave., Dallas TX 75216
Against: No Speakers
Motion # 1

| move that the Board of Adjustment, in request No. BOA-26-000066, on application of Maria
Araceli Obregon, DENY the special exception to construct and maintain an additional dwelling unit
(not for rent) on a site developed with a single-family structure as requested by this applicant without
prejudice, because our evaluation of the property and the testimony shows that granting this special
exception would adversely affect neighboring property.

Maker: Kathleen
Davis
Second: Michael Dorn
Results: 5-0 Motion to deny without prejudice
Unanimously
Ayes: -5 David A. Neumann, Kathleen Davis, Michael
Hopkovitz, Michael Dorn & Dr. Emmanuel
Glover
Against: -10
14
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Motion # 2

I move that the Board of Adjustment, in Appeal No. BOA-26-000066, on application of Maria Araceli
Obregon, DENY the variance to the floor area for a structure accessory to the single-family use
regulations requested by this applicant without prejudice, because our evaluation of the property
and the 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 NOT result in unnecessary
hardship to this applicant.

Maker: Kathleen
Davis
Second: Michael
Hopkovitz
Results: 5-0 Motion to deny without prejudice
Unanimously
Ayes: -15 David A. Neumann, Kathleen Davis, Michael
Hopkovitz, Michael Dorn & Dr. Emmanuel
Glover
Against: -10

5. 1128 DODD STREET
BOA-26-000070(BT)
**This Case was moved to Individual Cases**

BUILDING OFFICIAL’S REPORT: Application of Aubrey Quarles for (1) a special exception to the
front yard setback regulations and for (2) a special exception to the visibility triangle regulations at
the driveway approach and adjacent street curb at 1128 DODD STREET. This property is more fully
described as Block 47/3028, Lot 8, and is zoned PD-571(Subdistrict 2), which requires a front yard
setback of 20 feet when the blockface consists of all vacant lots, and requires a 20-foot visibility
triangle at the driveway approach or alley edge and the street curb line. The applicant proposes to
construct and/or maintain a single-family residential structure and provide a 6-foot 6-inch front yard
setback along Cliff Road, which will require (1) a 13-foot 6-inch special exception to the front yard
setback regulations, and to construct and/or maintain a single family residential structure in a
required visibility obstruction triangle at the driveway approach along Cliff Road, which will require
(2) a special exception to the visibility obstruction regulations at the driveway approach and adjacent
street curb.

LOCATION: 1128 Dodd Street
APPLICANT: Aubrey Quarles
REQUEST:

(7) A special exception to the front yard setback regulations, and
(8) A special exception to the 20-foot visibility obstruction regulations at the driveway
approach and adjacent street curb.

STANDARD OF REVIEW FOR A SPECIAL EXCEPTION TO FRONT YARD SETBACK
REGULATIONS in PD-571:

Section 51P-571.109(c) provides that the board may grant a special exception to the front, side, and
rear yard setback requirements if the board finds, after a public hearing, that the special exception
1t
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will not adversely affect the neighboring properties, the improvement is within the general building
patterns of the neighborhood, and the special exception will preserve the character of the
neighborhood. In granting a special exception to the setback requirements, the board may impose
any other reasonable condition that would further the purpose and intent of the setback
requirements of PD-571.

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 (2):

No staff recommendation is made on this request.

BACKGROUND INFORMATION:

Zoning:
Site: PD-571 (Subdistrict 2)
North: PD-571 (Subdistrict 2)
East: PD-571 (Subdistrict 2)

South: PD-571 (Subdistrict 2)
West: PD-571 (Subdistrict 2)

Land Use:

The subject site is vacant and surrounding properties a mixture of single-family uses, public park
and church.

BDA History:

No BDA history has been found within the last five years.

GENERAL FACTS/STAFE ANALYSIS:

e The application of Aubrey Quarles for the property located at 1128 Dodd Street focuses on
two requests relating to the front yard setback regulations, and visual obstruction regulations
at the driveway approach and adjacent street curb.

o The first request is for a special exception to the front yard setback regulation. The applicant
proposes to construct and/or maintain a single-family residential structure and provide a 6-
foot 6-inch front yard setback along Cliff Road, which will require a 13-foot 6-inch special
exception to the front yard setback regulations.

e The second request is for a special exception to the 20-foot visibility obstruction triangle at
the driveway approach and adjacent street curb. The applicant proposes to construct and/or
maintain a single-family residential structure within a required visibility obstruction triangle

1€
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along CIiff Road, which will require a special exception to the 20-foot visibility obstruction
regulation.

The property is zoned Planned Development District No. 571 (Subdistrict 2). Section 51-P-
571.109(a) states: All main buildings must have a front yard setback that is within five percent
of the average front yard setback of other main buildings in the same blockface. In the event
the blockface consists of all vacant lots, the lot must be developed in accordance with the
front yard setback regulations for an R-5(A) Single Family District.

The front yard setback regulation for R-5(A) Single Family District is a minimum setback of
20 feet.

Staff estimated fence encroaching a maximum of 1-feet 6-inches into visual obstruction.
Per staff site visit, the residential structure is proposed.
Planning and Development Residential Staff referral, 06/10/2026.

The applicant has the burden of proof in establishing that the special exception to the front
yard setback regulations will not adversely affect the neighboring properties, the
improvement is within the general building patterns of the neighborhood, and the special
exception will preserve the character of the neighborhood.

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

Granting the special exceptions to the front yard setback regulations 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.

200’ Radius Video: BOA-26-000070 at 1128 Dodd St

Timeline:_

September 3, 2026:  The applicant submitted an “Application/Appeal to the Board of Adjustment”

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

September 8, 2026: The Board of Adjustment Administrator assigned this case to Board of

Adjustment Panel A.

September 18, 2026: The Planning and Development Senior Project Coordinator on behalf of the

Senior Planner emailed the applicant the following information:

. an attachment that provided the public hearing date and panel that
will consider the application; the September 25, 2026, deadline to
submit additional evidence for staff to factor into their analysis; and
October 9, 2026, 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. 17
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September 29, 2026: The Board of Adjustment staff review team meeting was held regarding this
request and other requests scheduled for the October public hearings.
Review team members in attendance included: The Board of Adjustment
Chief Planner/Board Administrator, the Board of Adjustment Senior Planner,
Project Coordinator, Board Secretary, Conservation District Chief Planner,
Chief Arborists, Zoning Senior Planner, and Transportation Engineer.

Speakers:
For: Aubrey Quarles, 1128 Dodd Street, Dallas TX 75203
Mark Tolocko, 2814 Maplesprings Blvd., Dallas TX 75235
Against: Moriah Parker, 1101 Rev CBT Smith Street, Dallas TX 75203
Motion # 1

I move that the Board of Adjustment, in Appeal No. BOA-26-000070, on application of Aubrey
Quarles, GRANT the 13-foot 6-inch special exception to the front-yard setback regulations
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 the neighboring
properties, the improvement is within the general building patterns of the neighborhood, and the
special exception will preserve the character of the neighborhood.

| further move that the following conditions 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: Kathleen
Davis
Second: Michael
Hopkovitz
Results: 4-1 Motion to grant
Ayes: -14 David A. Neumann, Kathleen Davis, Michael
Hopkovitz, Michael Dorn
Against: -1 Dr. Emmanuel Glover
Motion # 2

I move that the Board of Adjustment, in Appeal No. BOA-26-000070, on application of Aubrey
Quarles, GRANT the request to maintain items in the 20-foot visibility triangle at the driveway
approach along Cliff Road, as a special exception to the visual obstruction regulation contained in
the Dallas Development Code, as amended, because our evaluation of the property and the
testimony shows that this special exception will not constitute a traffic hazard.

| further move that the following condition be imposed to further the purpose and intent of the Dallas
Development Code, as amended:

Compliance with the most recent version of the submitted site plan and elevations, in regards
to the portion in violation of the visual obstruction triangle, are required.

Maker: Kathleen
Davis
Second: Michael

H
0o
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Hopkovitz
Results: 5-0 Motion to grant
Unanimously
Ayes: -15 David A. Neumann, Kathleen Davis, Michael
Hopkovitz, Michael Dorn & Dr. Emmanuel
Glover
Against: -10

6. 765 IVYWOOD DRIVE
BOA-26-000073(BT)
**This Case was moved to Individual Cases**

BUILDING OFFICIAL’S REPORT: Application of Aureliano Flores for a (1) special exception for
the handicapped to the fence height regulations at 765 IVYWOOD DRIVE. This property is more
fully described as Block W/7525, Lot 30, and is zoned R-7.5(A), which limits the height of a fence in
the front yard to 4-feet. 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 for the handicapped to the
fence height regulations.

LOCATION: 765 Ivywood Drive
APPLICANT: Aureliano Flores
REQUEST:

(9) A special exception for the handicapped to the fence height regulations.

STANDARDS OF REVIEW FOR A SPECIAL EXCEPTIONS FOR THE HANDICAPPED:

Section 51A-1.107 of the Dallas Development Code states that the board of adjustment shall grant
a special exception to any regulation in this chapter if, after a public hearing, the board finds that
the exception is necessary to afford a handicapped person equal opportunity to use and enjoy a
dwelling. The term “handicapped person” means a person with a “handicap,” as that term is defined
in the Federal Fair Housing Amendments Act of 1988, as amended. The board may impose
reasonable conditions upon the granting of this special exception consistent with the purpose stated
in this section. This section does not authorize the board to grant a change in the use of a building
or structure.

STAFF RECOMMENDATION:

Special Exceptions (1):

No staff recommendation is made on these requests.

BACKGROUND INFORMATION:

Zoning:
Site R-7.5(A)
North: R-7.5(A)
East: R-7.5(A)
South: R-7.5(A)
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West: R-7.5(A)

Land Use:

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

BDA History:

No BDA history has been found within the last five years

GENERAL FACTS/STAFE ANALYSIS:

The application of Aureliano Flores for the property located at 765 lvywood Drive focuses on
one request relating to a special exception for the handicapped to the fence height
regulations.

The first request relates to the fence height regulations, which will require a 2-foot special
exception for the handicapped to the fence height regulations.

Per staff site visit, fencing is proposed.
Planning and Development Staff referral, 07/14/2026.

The applicant has the burden of proof in establishing that granting a special exception is
necessary to afford a handicapped person equal opportunity to use and enjoy a dwelling
unit.

Granting the special exception for the handicapped to the fence height regulations with
a condition that the applicant complies with the submitted site plan, would require the
proposal to be constructed as shown on the submitted documents.

200’ Radius Video: BOA-26-000073 at 765 Ivywood Dr

Timeline:_

September 3, 2026:  The applicant submitted an “Application/Appeal to the Board of Adjustment”

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

September 8, 2026: The Board of Adjustment Administrator assigned this case to Board of

Adjustment Panel A.

September 24, 2026: The Planning and Development Senior Planner emailed the applicant the

following information:

. an attachment that provided the public hearing date and panel that
will consider the application; the September 25, 2026, deadline to
submit additional evidence for staff to factor into their analysis; and
October 9, 2026, 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.

September 29, 2026: The Board of Adjustment staff review team meeting was held regarding thig
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request and other requests scheduled for the October public hearings.
Review team members in attendance included: The Board of Adjustment
Chief Planner/Board Administrator, the Board of Adjustment Senior Planner,
Project Coordinator, Board Secretary, Conservation District Chief Planner,
Chief Arborists, Zoning Senior Planner, and Transportation Engineer.

Speakers:

Motion

For: Aureliano Flores, 465 lvywood Dr., Dallas TX 75232
(Interpreter) Laura Murillo, 825 S. Perkins St., Fort Worth, TX 76103

Against: No Speakers

I move that the Board of Adjustment, in Appeal No. . BOA-26-000073, on application of Aureliano
Flores, DENY the special exception for the handicapped to the fence height regulations requested
by this applicant without prejudice, because our evaluation of the property and the testimony
shows that the relief is not necessary to afford a handicapped person equal opportunity to use and
enjoy the dwelling.

Maker: Michael Dorn
Second: Kathleen
Davis
Results: 5-0 Motion to deny without prejudice
Unanimously
Ayes: David A. Neumann, Kathleen Davis, Michael
Hopkovitz, Michael Dorn & Dr. Emmanuel
Glover
Against:

HOLDOVER CASES

NONE

INDIVIDUAL CASES

NONE

ADJOURNMENT

After all business of the Board of Adjustment had been considered, Chairman Neumann entertained
a motion to adjourn at 4:54 p.m.

Maker: Kathleen Davis
Second: Michael Dorn
Result: 5-0 Unanimously Motion to adjourn

21
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Required Signature:
Mary Williams, Board Secretary
Planning & Development Department

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

Required Signature:
David A. Neumann, Chairman
Board of Adjustment

Date

Date

Date

22
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‘.’ Full Board Meeting Minutes
|
November 03, 2026
6EN Council Chambers DRAFT
24923176153@dallascityhall.we
bex.com

David A. Neumann, Chairman

PRESENT:  [14]
David A. Neumann, Chairman

Andrew R. Finney, Alternate Member

Jared Slade Sarah Lamb
Parker Graham Linda Garner (PV)
Kacey Rodgers I Stuart Campbell
Michael Dorn, Alternate Member

Roger Sashington

Dr. Emmanuel Glover, Alternate Member
Michael Hopkovitz

Michael Quint

Amelia Perez

ABSENT: [4]

Kathleen Davis

Cheri Gambow, Alternate Member
TC Fleming, Alternate Member

Candace Evans, Alternate Member

Chairman Neumann called the Full Board Meeting of the Board of Adjustment to order at 9:00 A.M.
with a confirmed quorum of the Board of Adjustment present.

WELCOME: David A. Neumann

Introduction of Board Members & Alternates

PUBLIC TESTIMONY:

R/
0‘0

Steve Long (Consultant)
Jennifer Hiromoto (Consultant)

R/
0‘0

CHAIRMAN'’S REPORT:

David A. Neumann

October 1, 2025 — September 30, 2026

Focus

e Provided leadership on behalf of the entire Board of Adjustment (BOA) amongst its
Members, between the three Hearing Panels, liaison to the City Council and City staff to
ensure Fairness for every property owner appeal to the BOA through a Transparent
process that culminates in Timely public hearings where Accurate information is
reasonably and consistently applied to the BOA’s preexisting legal standards.
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Advocacy

Met with and obtained support of the members of the City Council Economic Development
Committee to seek approval of updated Rules of Procedure. The full City Council however,
decided to remand the Rules changes back to the BOA without our recommended in-
person requirement for Member attendance. The Board will continue to utilize pre-existing
Rules until we adopt further changes.

Regularly met with_ Emily Liu, Planning & Development Director, to maintain executive level

support and awareness of the mission of the Board, its members, staff and property
owner/taxpayer expectations. At her request, attended Texas Planning Association
conference: Recent Land Use Case Law, Texas changes allowing Multi Family on
commercial properties by right, Zoning Basics, Roles of appointed officials on BOAs and
CPCs.

Visited several times with City Attorney’s Office Executive Assistant City Attorney Casey
Burgess and Stacy Rodriquez to confirm our Board Attorney support and defend the
Board’s_decisions for all cases/appeals presented and appealed to District Court.
Requested legal briefings from CAO to train BOA members on Texas case law standards.

During this last year, only 1 BOA decision was appealed to Texas District Court. We
currently have 5 decisions on appeal at a Texas District Court Appeals Court compared to
15 a year ago and 6 five years ago. An excellent indication of the soundness of our
decision-making process.

Empowerment

Coordinated with Temporary Presiding Officers Jared Slade and Parker Graham to provide
leadership to ensure the Board’s Rules of Procedure and Chapter 8 of the City Code are
applied consistently yet independently for all three Hearing Panels.

Managed the Board’s hearing calendar to occasionally consolidate cases from three
panels to two panels to improve Members, Alternate Members, applicants, and staff use of
time and efficiency. Requested extending applicant’s submission deadlines and staff
efficiencies to reduce application to hearing days.

Met with new Members and Alternate Members to facilitate their initial training and
onboarding to BOA.

City Staff Leadership

Regularly worked with Board Administrator Dr. Kameka Miller-Hoskens to express the
Board’s expectations for BOA total appeal process (application to hearing) and provide
feedback loop to obtain Board’s Goals and Objectives.

Encouraged to utilize more comprehensive staff analysis and technology combined with
professional insight on uniqueness of subject site and adjacent properties. Proofreading of
presentations ensures accuracy and easier Board receptiveness.
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SPEAKERS:

» Emily Liu, Director, Planning & Development Department

1. Address land use and zoning inconsistencies, promote more Transit Oriented Development and
mixed-use corridors, and improve residential design standards to advance ForwardDallas 2.0

2. Engage the community in shaping the initial draft of the Dallas Zoning Reform

3. Streamline the development review process and enhance coordination across departments to

deliver seamless, efficient reviews

4, Reimagine customer service by utilizing new and emerging technologies, including Al, to deliver
faster, more transparent, customer experience at the speed of business

5. Advance the culture of teamwork and accountability within the department while strengthening

collaboration and problem-solving across all city departments

6. Elevate the department to national recognition for innovation and excellence in planning and
development, attracting talent and advancing economic vitality

» Baron Eliason, Interim Inspector General
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> Dr. Kameka Miller-Hoskins, Board Administrator & Chief Planner
Planning & Development Department
1. Team Introductions
» Diana Barkume, Project Coordinator

> BOA Case Process

: Cases
Applicant /
Hanarr randomly
PEA Prescreen Case Intake assigned to Hearing Decision
Owner
: Panel and
consultation g
Senior Planner

1. Applicant / Property Owner Consultation (phone, email, in-person, or virtual)

Staff discusses the request, application requirements, review process, and anticipated timeline. Applicants should NOT submit
the application through DallasNow until they have been instructed to do so after a prescreen review is completed.

1
2. Prescreening

Staff reviews the submitted application for completeness and identifies missing information or required revisions.
Is the Application Complete?
NO
Return to applicant for missing information or revisions.
Resubmit for prescreening.
YES
Note: The case review timeframe begins only after all three requirements have been met:
The case has been deemed complete.
All applicable fees have been paid.
Signs have been picked up and posted.

3. Case Intake
Staff formally accepts the complete application, confirms applicable fees, and enters the case into the review process.
Proceed once intake requirements are satisfied. This includes fees have been paid and signs have been picked up.

l
4. Case Assignment

The case is randomly assigned to a panel and a Senior Planner.
The Senior Planner coordinates the site visit, prepares the staff report and recommendation, and creates the presentation of the
case for the hearing.
Proceed when the case is preﬁ%red for the scheduled hearing.

5. Public Hearing
The panel receives the staff recommendation, hears public testimony, considers the request, and evaluates the applicable
standards.

Proceed to panel deliberation and decision.

!

6. Panel Decision
The panel determines the outcome based on the applicable standards and its authority.
Approve
Deny
Hold Under Advisement
Overturn Administrative Official's Decision
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Important Notes for Implementation

Incomplete Applications: The applicant must provide all missing information and/or required revisions before the application
can proceed to creating a case in DallasNow.

Timeframe: The case review timeframe begins only after all three requirements listed above have been met.

Case Intake: Instruct the applicant to create the case in DallasNow when authorized to proceed to case intake. Confirm all
required fees and formal acceptance criteria before advancing the case to assignment. The applicant should not create the case
in DallasNow before receiving instructions to do so.

Hearing Preparation: Ensure the staff report, recommendation, and all applicable hearing requirements are addressed befere
the hearing.

Hold Under Advisement: The case remains pending until the panel resumes consideration and takes further action.
Overturning a Decision: Use this outcome when the panel overyrns the administrative official’s decision, rather than simply
approving or denying the request.

***Lunch: 12:52 p.m.; Resume: 1:30 p.m.***

> Dr. Kameka Miller-Hoskins, Board Administrator & Chief Planner Member Orientation

ONLINE TRAINING MODULE
“Coming soon... January 1, 2027”

» Sarah May, Planning & Development Manager Parking Reductions

» Brief History of Parking Requirements in Dallas

* Legal Standards of Review for Decision—Making for Parking Reduction Special

Exceptions:
a. BOA'’s authority to reduce parking
b. Maximum reductions allowed
C. Factors to consider to grant

* Notable Places

» Andreea Udrea, Deputy Director Dallas Zoning Reform

Dallas Zoning Reform

* Contract authorized by City Council in July 2023: start the comprehensive reform of the
Dallas Development Code to develop a modern, updated, and user-friendly
development code that is streamlined, consistent, clear, and aligned with all city plans
and policies

* Aresearch phase concurently with ForwardDallas2.0 adoption
* March - August 2025: consultant released and presented the Code Diagnostic.

» September 2025 - present: engaged the community at higher level about zoning in
general, with our Zoning 101 events, and continued to work on the draft.

* Now entering the release phase.
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The Dallas Zoning Reform intends to...

Encourage a wider range of housing options that can meet the diverse needs
of our community.

Promote sustainable growth patterns that strengthen our neighborhoods.

Make the development process more accessible, predictable, and
transparent.

Modernize outdated zoning rules and old approaches that no longer serve our
community.

Strike a thoughtful balance between preservation and development.

» Kaitlin Bethay, Board Attorney & Assistant City Attorney City Attorney’s Office

oM wNE

CAOQO Team Introductions

Standards for Special Exceptions & Variances

City of Dallas v. Vanesco

Appeals of Administrative Decisions & TCHDallas2, LLC v. Espinoza
Compliance Cases

Texas Open Meetings Act

» ACTION ITEMS

*

*,

L)

DS

X/ *
SR X X

RY

» Review and Adoption of 2025-26 BOA Accomplishments

» Review and Adoption of our 2026-27 BOA Goals and Objectives
Review and Adoption of BOA Recommendations to the City Council
Adoption of the 2025-2026 BOA Annual Report

* Review and Adoption of the 2027 BOA Meeting Calendar

BOARD OF ADJUSTMENT ACTIONS:

@,
0‘0

Review and Adoption of 2025-26 BOA Accomplishments

Maker: Andrew
Finney
Second: Michael
Quint
Results: 12-0 Moved to approve/adopt
Ayes: 12 | David A. Neumann, Jared Slade, Parker
Graham, Kacy Rodgers |IlI, Stuart
Campbell, Roger Sashington, Michael
Hopkovitz, Dr. Emmanuel Glover,
Michael Dorn, Andrew Finney, Michael
Quint, Linda Garner (V)
Against: 0
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+» Review and Adoption of our 2026-27 BOA Goals and Objectives

Maker: Andrew
Finney
Second: Stuart
Campbell
Results: 12-0 Moved to approve/adopt
Ayes: 12 David A. Neumann, Jared Slade, Parker
Graham, Kacy Rodgers |IlI, Stuart
Campbell, Roger Sashington, Michael
Hopkovitz, Dr. Emmanuel Glover,
Michael Dorn, Andrew Finney, Michael
Quint, Linda Garner (V)
Against: 0

+ Review and Adoption of BOA Recommendations to the City Council

Maker: Andrew
Finney
Second: Michael
Quint
Results: 12-0 Moved to approve/adopt
Ayes: 12 David A. Neumann, Jared Slade, Parker
Graham, Kacy Rodgers Il, Stuart
Campbell, Roger Sashington, Michael
Hopkovitz, Dr. Emmanuel Glover,
Michael Dorn, Andrew Finney, Michael
Quint, Linda Garner (V)
Against: 0

¢+ Adoption of the 2025-2026 BOA Annual Report

Maker: Linda Garner
Second: Andrew
Finney
Results: 12-0 Moved to approve/adopt
Ayes: 12 David A. Neumann, Jared Slade, Parker
Graham, Kacy Rodgers |IlI, Stuart
Campbell, Roger Sashington, Michael
Hopkovitz, Dr. Emmanuel Glover,
Michael Dorn, Andrew Finney, Michael
Quint, Linda Garner (V)
Against: 0
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+ Review and Adoption of the BOA 2027 Meeting Calendar

Maker: Andrew
Finney
Second: Linda Garner
Results: 12-0 Moved to approve/adopt
Ayes: 12 David A. Neumann, Jared Slade, Parker
Graham, Kacy Rodgers |II, Stuart
Campbell, Roger Sashington, Michael
Hopkovitz, Dr. Emmanuel Glover,
Michael Dorn, Andrew Finney, Michael
Quint, Linda Garner (V)
Against: 0

** Board Member Roger Sashington left at 3:00 p.m. but joined virtually for action items**

** Board Member Sarah Lamb left at 4:00 pm.**
** Board Member Amelia Perez left at 4:20 pm**

ADJOURNMENT

After all business of the Board of Adjustment had been considered, it was moved to adjourn the
meeting at 4:35 p.m., and it was unanimously approved.

4+ Maker: Stuart Campbell

+ Second: Dr. Emmanuel Glover

Required Signature:
Mary Williams, Board Secretary

Planning & Development Department

Required Signature:

Dr. Kameka Miller-Hoskins, Board Administrator
Planning & Development Department

Required Signature:

David A. Neumann, Chairman
Board of Adjustment

Date

Date

Date
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City of Dallas Counoi Chambers, 6t Fioor

Dallas, Texas 75201

Agenda Information Sheet

File #: 26-3579A ltem #: 1.
AGENDA DATE: November 17, 2026
PANEL: A

COUNCIL DISTRICT(S): 2
DEPARTMENT: Department of Planning and Development

BUILDING OFFICIAL'S REPORT

Application of Marcos Munoz for (1) a special exception for the handicapped to the single-family use
regulations, (2) a special exception for the handicapped to the floor area for structures accessory to
single family use regulations, and for (3) a special exception for the handicapped to the total floor
area for structures accessory to single family use regulations at 7426 CONCORD AVENUE. This
property is more fully described as Block 7/2353, Lot 22, and is zoned R-7.5(A), which limits the
number of dwelling units to one, prohibits an accessory structure to exceed 25 percent of the floor
area of the main structure, and prohibits the total floor area of all accessory structures on a lot to
exceed 50 percent of the floor area of the main building. The applicant proposes to construct and/or
maintain an additional dwelling unit (not for rent), which will require (1) a special exception for the
handicapped to the single-family use regulations, to construct and/or maintain a single-family
residential accessory structure with 1,177 square feet of floor area (50.39 percent of the 2,336
square foot floor area of the main structure), which will require (2) a 593 square foot (25.39 percent)
special exception for the handicapped to the floor area for structures accessory to single family use
regulations, and to construct and/or maintain single-family residential accessory structures with 1,328
square feet of combined floor area (56.85 percent of the 2,336 square foot floor area of the main
structure), which will require (3) a 160 square foot (6.85 percent) special exception for the
handicapped to the total floor area for structures accessory to single family use regulations.

Location: 7426 CONCORD AVENUE

Applicant: Marcos Munoz

Senior Planner: Bryant Thompson

Request(s): (1) A special exception for the handicapped to the single-family use regulations, (2) A
special exception for the handicapped to the floor area for structures accessory to single-family use
regulations, and (3) A special exception for the handicapped to the total floor area for structures
accessory to single-family use regulations.

Staff Recommendation: No staff recommendation.

BOA-26-000020

City of Dallas Page 1 of 1 Printed on 11/9/2026
poweredldy Legistar™


http://www.legistar.com/

BOARD OF ADJUSTMENT TUESDAY, NOVEMBER 17, 2026
CITY OF DALLAS, TEXAS

FILE NUMBER: BOA-26-000020(BT)

BUILDING OFFICIAL’'S REPORT: Application of Marcos Munoz for (1) a special exception for
the handicapped to the single-family use regulations, (2) a special exception for the handicapped
to the floor area for structures accessory to single family use regulations, and for (3) a special
exception for the handicapped to the total floor area for structures accessory to single family use
regulations at 7426 CONCORD AVENUE. This property is more fully described as Block 7/2353,
Lot 22, and is zoned R-7.5(A), which limits the number of dwelling units to one, prohibits an
accessory structure to exceed 25 percent of the floor area of the main structure, and prohibits the
total floor area of all accessory structures on a lot to exceed 50 percent of the floor area of the
main building. The applicant proposes to construct and/or maintain an additional dwelling unit (not
for rent), which will require (1) a special exception for the handicapped to the single-family use
regulations, to construct and/or maintain a single-family residential accessory structure with 1,177
square feet of floor area (50.39 percent of the 2,336 square foot floor area of the main structure),
which will require (2) a 593 square foot (25.39 percent) special exception for the handicapped to
the floor area for structures accessory to single family use regulations, and to construct and/or
maintain single-family residential accessory structures with 1,328 square feet of combined floor
area (56.85 percent of the 2,336 square foot floor area of the main structure), which will require
(3) a 160 square foot (6.85 percent) special exception for the handicapped to the total floor area
for structures accessory to single family use regulations.

LOCATION: 7426 Concord Avenue
APPLICANT: Marcos Munoz
PROPERTY OWNER: Marcos Munoz
REQUEST:

(1) A special exception for the handicapped to the single-family regulations,

(2) A special exception for the handicapped to the floor area for structures accessory to single
family use regulations, and

(3) A special exception for the handicapped to the total floor area for structures accessory to
single family use regulations.

STANDARDS OF REVIEW FOR A SPECIAL EXCEPTIONS FOR THE HANDICAPPED:

Section 51A-1.107 of the Dallas Development Code states that the board of adjustment shall
grant a special exception to any regulation in this chapter if, after a public hearing, the board finds
that the exception is necessary to afford a handicapped person equal opportunity to use and enjoy
a dwelling. The term “handicapped person” means a person with a “handicap,” as that term is
defined in the Federal Fair Housing Amendments Act of 1988, as amended. The board may
impose reasonable conditions upon the granting of this special exception consistent with the
purpose stated in this section. This section does not authorize the board to grant a change in the
use of a building or structure.
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STAFF RECOMMENDATION:

Special Exceptions (3):

No staff recommendation is made on these requests.

BACKGROUND INFORMATION:

Zoning:
Site: R-7.5(A)
North: R-7.5(A), IR & CS
East: R-7.5(A)

South:  R-7.5(A)
West:  R-7.5(A), IR & PD-637

Land Use:

The subject site and surrounding properties to the east, south, and west developed with single-
family uses. To the north there are a mixture of allowed uses in CS and single family uses.

BDA History:

No BDA history has been found within the last five years

GENERAL FACTS/STAFE ANALYSIS:

The application of Marcos Munoz for the property located at 7426 Concord Avenue
focuses on three requests relating to a special exception for the handicapped to the single-
family use regulations, for a special exception for the handicapped to the floor area for
structures accessory to single family regulations, and for a special exception for the
handicapped to the total floor area for structures accessory to single family regulations.

The first request relates to the additional dwelling unit (not for rent), which will require a
special exception for the handicapped to the single-family zoning use regulations.

The second request relates to the floor area for structures accessory to the single-family
use regulations for the handicapped to enjoy a dwelling. The applicant is proposing to
construct and maintain an accessory structure greater than 25 percent of the main floor
area.

The last request relates to the total floor area for structures accessory to the single-family
use regulations for the handicapped to enjoy a dwelling. The applicant is proposing to
construct and maintain more than one accessory structure with a combined total square
footage greater than 50 percent of the main floor area.

It is imperative to note that the subject site’s main structure has not been constructed and
is currently under review (Permit # Res-New-25-000632).
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o Per staff site visit, it is imperative to note both accessory structures have been constructed.
e The subject site lot information:

Lot size: R-7.5(A) minimum lot size of 7,500 square feet

Lot size: 7,500 square feet

Lot coverage: 45 percent max allowed R-7.5(A) (3,375 square feet)

Lot coverage: 34.97 percent proposed (2,623 square feet)

Additional Dwelling Unit: 25 percent max allowed (584 square feet)

Additional Dwelling Unit: 50.39 percent proposed (1177 square feet)

Accessory structure: 25 percent max allowed (584 square feet)

Accessory structure: 6.46 percent proposed (151 square feet)

Total Accessory structure: 50 percent max allowed (1168 square feet)

0O O O O O o o o o o

Total Accessory structure: 56.85 percent proposed (1328 square feet)
¢ Planning and Development Residential Staff referral, 07/23/2026.

e The applicant has the burden of proof in establishing that granting a special exception
is necessary to afford a handicapped person equal opportunity to use and enjoy a
dwelling unit.

e Granting the special exception for the handicapped to the single-family use
regulations, floor area and total floor area regulations with a condition that the applicant
complies with the submitted site plan, would require the proposal to be constructed as
shown on the submitted documents.

e 200’ Radius Video: BOA-26-000020 at 7426 Concord Ave

Timeline:

September 2, 2026: The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents which have been included as part of
this case report.

September 8, 2026: The Board of Adjustment Administrator assigned this case to Board of
Adjustment Panel A.

September 24, 2026: The Planning and Development Senior Planner emailed the applicant the
following information:

. an attachment that provided the public hearing date and panel
that will consider the application; the September 25, 2026,
deadline to submit additional evidence for staff to factor into their
analysis; and October 9, 2026, 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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https://youtu.be/MRwPy1txyZk

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

September 29, 2026: The Board of Adjustment staff review team meeting was held regarding

October 20, 2026:

October 29, 2026:

November 6, 2026:

this request and other requests scheduled for the October public
hearings. Review team members in attendance included: The Board of
Adjustment Chief Planner/Board Administrator, the Board of Adjustment
Senior Planner, Project Coordinator, Board Secretary, Conservation
District Chief Planner, Chief Arborists, Zoning Senior Planner, and
Transportation Engineer.

The Board of Adjustment Panel A, at its public hearing held on Tuesday,
October 20, 2026, HELD this request under advisement until NOVEMBER
17, 2026.

The Planning and Development Senior Planner emailed the applicant the
following information:

. the public hearing date and 1:00 pm, November 6, 2026,
deadline to submit additional evidence to be incorporated into the
board’s docket materials.

Applicant provided revised plans.
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=%, Planning & Development Department

1 320 E Jefferson Blvd, Dallas TX 75203
214) 948-4480
City of Dallag (

BOARD OF ADJUSTMENT REFERRAL FORM

Referred by: E |lachica Date:7/23/2026

Department: Planning/Development Residential

Phone/Email: edman lachica@dallas gov

Manager signature:

Consulted with:

B Applicant

O Representative

O Owner

Name: Marcos Munoz

Phone/Email: erikmunoz1 8@ yahoo com/(468) 982-3804

Property Information

Address: 7426 CONCORD AVE Dallas, TX 75235

Lot: 22

City Block: 7/2353

Zoning Classification:R-7.5(a)

Issues that require Board action

List the City of Dallas Development Codel(s) this project is non-compliant with:

Check all that apply: O Variance o Special Exception

o Yard setback

Lot Width

olot Depth

olLot coverage

#&Floor area for accessory structures for single-family uses

Height

Minimum width of sidewalk

COff-street parking

oOff-strest loading

Landscape regulations

r fence height and/or standards

0 Visibility triangle obstructions

o Parking demand

B pdditional dwelling unit (not forrent)  DAccessory dwelling unit (for rent)

nCarport

CMon-conforming use or structure

Administrative Official Appeal

o0ther:

Description:

Exceeding 25% of the main structure,combined accessory strucutures exceeding
50% of the main slructure and Accessory dwelling unit nol allowed in r.7.5A zoning

Alternative resolutions discussed/offered:

Applicant chose not to demo structures. Current Res-New-25-000632 on hold.

Together we are planning and building a better Dallas for aill
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I/; case no: BOA-26-000020
AERIAL MAP
1:1,200 Hetn

09/03/2026
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R-7.5(A)

ZONING MAP
1:1,200

Case no

Date: E

. BOA-26-000020
09/03/2026
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The number '0V indicates City of Dallas Ownearship

NOTIFICATION
AREA OF NOTIFICATION

NUMBER OF PROPERTY
OWNERS NOTIFIED

cosere: BOA-26-000020

Date: 9/3/2026
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Label # Address

1

= L kD

L= R

|

10
11
12

14
15
16

18
19
20
21
2

24
25

7426
7509
7903
7903
7419
7413
7411
7ol4
7510
7906
702
7422
7415
7414
7410
7406
7ol3
7511
7903
7903

Notification List of Property Owners

CONCORD AVE
DENTON DR

DENTON DR

DENTON DR

DENTON DR

DENTON DR

DENTON DR

COMNCORD AVE
CONCORD AVE
CONCORD AVE
CONCORD AVE
CONCORD AVE
CONCORD AVE
CONCORD AVE
CONCORD AVE
CONCORD AVE
COMCORD AVE
CONCORD AVE
CONCORD AVE
CONCORD AVE
CONCORD AVE
CONCORD AVE
CONCORD AVE
CONCORD AVE
CONCORD AVE

BOA-26-000020

25 Property Owners Notified

Owner

MUNOZ MARCQOS

MOREELL JAMES R

AVALOS ARTURO &
WESTEROOERSMITH JOINT VENTURE
OEM REAL ESTATE LLC

YEAREA ROSA MARIA
ALMAGUER FRAILEEE & ANA KAREN
REYES VICENTE G

ROSTREO ODILON & MARIA R
ROSAS ISEAFEL &

ROSASISEAEL EST OF

MARTINES RUBEM

ORTIZ VICENTE

PLASCENCIA JOSEFINA

COBOS DOMINGO & MAFRIAT
TEXAS ETHIO LLC

RUIZ JOSE

ZEPEDA JUANM &

ZEPEDA ROBERTO &

ESPINOZA GUMERSINDO
RODRIGUEZ TERESA LIFE ESTATE
HURTADO CECILIA SOTO
VILLANUEVA GREGOEIO &
Taxpayer at

GONZALEZ RODOLFO &
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Route Directions:
Start on Denton Dr.

Right on Lovedale Ave.

Right on Concord Ave
Left on Anson Rd.
Left on Cortland Ave.
*Subject site at 1:17.
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200’ Radius Route Map
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NOTIFICATION
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E HUMBER OF PROPERTY
OWHNERS MOTIFIED

Case no:

ke

BOA-26-000020

9/3/2026
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NOTICE OF PUBLIC HEARING

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

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

DATE: TUESDAY, NOVEMBER 17, 2026

BRIEFING: 10:00 a.m. via Videoconference and in 6ES COUNCIL BRIEFING at Dallas City Hall,
1500 Marilla Street https:/bit.ly/boa111726

HEARING: 1:00 p.m. Videoconference and in 6ES COUNCIL BRIEFING at Dallas City Hall, 1500
Marilla Street https://bit.ly/boa111726

The purpose of the hearing is to consider the following appeal(s) now pending before the Board of Adjustment:
This case was held under advisement on October 20, 2026

BOA-26-000020(BT) Application of Marcos Munoz for (1) a special exception for the handicapped to the single-
family use regulations, (2) a special exception for the handicapped to the floor area for structures accessory to
single family use regulations, and for (3) a special exception for the handicapped to the total floor area for
structures accessory to single family use regulations at 7426 CONCORD AVENUE. This property is more fully
described as Block 7/2353, Lot 22, and is zoned R-7.5(A), which limits the number of dwelling units to one,
prohibits an accessory structure to exceed 25 percent of the floor area of the main structure, and prohibits the
total floor area of all accessory structures on a lot to exceed 50 percent of the floor area of the main building. The
applicant proposes to construct and/or maintain an additional dwelling unit (not for rent), which will require (1) a
special exception for the handicapped to the single-family use regulations, to construct and/or maintain a single-
family residential accessory structure with 1,177 square feet of floor area (50.39 percent of the 2,336 square foot
floor area of the main structure), which will require (2) a 593 square foot (25.39 percent) special exception for the
handicapped to the floor area for structures accessory to single family use regulations, and to construct and/or
maintain single-family residential accessory structures with 1,328 square feet of combined floor area (56.85
percent of the 2,336 square foot floor area of the main structure), which will require (3) a 160 square foot (6.85
percent) special exception for the handicapped to the total floor area for structures accessory to single family use
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 at 6ES Council Briefing. Individuals who
wish to speak in accordance with the Board of Adjustment Rules of Procedure by joining the meeting virtually,
must register online at https://bit.ly/BDA-A-Register by the 5 p.m. on Monday, November 16, 2026. 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/CityofDallasCityHall.

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

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

PLEASE SEND REPLIES TO:
BDAreply@dallas.qov

Board of Adjustment Letters will be received until 9:00 am
Planning and Development Department the day of the hearing

1500 Marilla Street 5CN, Dallas TX 75201 PLEASE REGISTER AT
https://bit.ly/BDA-A-Registe6



https://bit.ly/boa111726
https://bit.ly/boa111726
mailto:BDAreply@dallas.gov
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fbit.ly%2FBDA-A-Register&data=05%7C01%7Cmary.williams1%40dallas.gov%7C18616160ed2f425225b808db1d8dfbfb%7C2935709ec10c4809a302852d369f8700%7C0%7C0%7C638136267882374371%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=%2Bvp789SwC%2Ff1L18nFNIgv%2FfajtyKd2vAiZl1GXvuWo8%3D&reserved=0
https://gcc01.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.bit.ly%2Fcityofdallastv&data=02%7C01%7Clatonia.jackson%40dallascityhall.com%7Cd0c989605ef6441c7e5908d86bb382c2%7C2935709ec10c4809a302852d369f8700%7C0%7C0%7C637377766018639732&sdata=5zvWl0GlaaDdJDoDYlHJ7tVCdOojHzngi1ochDrpUgs%3D&reserved=0
https://gcc01.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.youtube.com%2FCityofDallasCityHall&data=02%7C01%7Clatonia.jackson%40dallascityhall.com%7Cd0c989605ef6441c7e5908d86bb382c2%7C2935709ec10c4809a302852d369f8700%7C0%7C0%7C637377766018639732&sdata=7yGlICrAUTrzqGY06ujxzBDF1s5igZd2LmrZQKHQ2%2Fg%3D&reserved=0
mailto:BDAreply@dallas.gov
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fbit.ly%2FBDA-A-Register&data=05%7C01%7Cmary.williams1%40dallas.gov%7C18616160ed2f425225b808db1d8dfbfb%7C2935709ec10c4809a302852d369f8700%7C0%7C0%7C638136267882374371%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=%2Bvp789SwC%2Ff1L18nFNIgv%2FfajtyKd2vAiZl1GXvuWo8%3D&reserved=0

BOA-26-000020

Reports Help

File Date: 03/23/2026
Application Status: Plan Review
Assigned To: Bryant Thompson

Description of Work: BOARD OF ADJUSTMENT CITY OF DALLAS, TEXAS FILE NUMBER: BOA-26-000020 BUILDING OFFICIAL'S REPORT: Application of Marcos Munoz for (1)_a special exception for the handicapped to the single-

the total floor area for structures accessory to single family use regulations.

Application Detail: Detail
Application Name:

Application Type: Board of Adjustments

Documents: File Name Document Group Category Description Type Document Status  Document Status Date
IMG_0716.HEIC BLDG_BDA Statement - Lien application/octet-s... Uploaded 03/21/2026
IMG_0718.HEIC BLDG_BDA Certificate - W... application/octet-s... Uploaded 03/21/2026
IMG_0714.HEIC BLDG_BDA Affidavit - Pro... application/octet-s... Uploaded 03/21/2026
IMG_0715.HEIC Document application/octet-s... Uploaded 03/21/2026
IMG_0717.HEIC BLDG_BDA Certificate - Tax application/octet-s... Uploaded 03/21/2026
IMG_0720.HEIC BLDG_BDA Plat - Certifie... application/octet-s... Uploaded 03/21/2026
IMG_0767.jpeg BLDG_BDA Legal Descripti... image/jpeg Uploaded 03/23/2026
IMG_0767.jpeg BLDG_BDA Maps - Zoning L... image/jpeg Uploaded 03/23/2026
7426 CONCORD AVE PERM... BLDG_BDA Plans - Site Plan application/pdf Uploaded 03/23/2026
IMG_0767.jpeg Document image/jpeg Uploaded 03/23/2026
IMG_0767.jpeg BLDG_BDA Maps - Block image/jpeg Uploaded 03/23/2026
IMG_0767 .jpeg Document image/jpeg Uploaded 03/23/2026
Manuel Munoz Medical r... BLDG_BDA Statement - Fee... Medical records of ... application/pdf Uploaded 04/04/2026
UTSouthwestern.pdf BLDG_BDA Statement - Fee... Medical records of ... application/pdf Uploaded 04/04/2026
BOA26000020z.jpg BLDG_BDA Other Support D... image/jpeg Uploaded 09/03/2026
BOA-26-000020 labels.docx BLDG_BDA Other Support D... application/msword Uploaded 09/03/2026
BOA26000020n.jpg BLDG_BDA Other Support D... image/jpeg Uploaded 09/03/2026
BOA-26-000020_report.docx BLDG_BDA Other Support D... application/msword Uploaded 09/03/2026
BOA26000020a.jpg BLDG_BDA Other Support D... image/jpeg Uploaded 09/03/2026
BOA26000020mva.jpg BLDG_BDA Other Support D... image/jpeg Uploaded 09/03/2026
BOA-26-000020 Submissi... BLDG_BDA Other Support D... application/pdf Uploaded 09/03/2026
BOA-26-000020 Panel A ... BLDG_BDA Letter - Outcome Panel A_held under ... application/pdf Uploaded 10/22/2026
Show all

Address: 7426 CONCORD AVE, Dallas, TX 75235

Owner N MUNOZ MARCOS

Owner Address: 7426 CONCORD AVE, DALLAS, TEXAS 752353725

Parcel No: 00000212959000000

Contact Info: Name Organization Name Contact Type Contact Primary Address Status

MUNOZ MARCOS Applicant Mailing, 7426 Concord ... Active


https://dallastx-prod-av.accela.com/portlets/cap/capDetail.do?mode=view&isRedirect=false&module=Building&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/cap/capDetail.do?mode=view&isRedirect=false&module=Building&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/cap/capDetail.do?mode=view&isRedirect=false&module=Building&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/cap/capDetail.do?mode=view&isRedirect=false&module=Building&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/cap/capDetail.do?mode=view&isRedirect=false&module=Building&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/cap/capDetail.do?mode=view&isRedirect=false&module=Building&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/cap/capDetail.do?mode=view&isRedirect=false&module=Building&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/cap/capDetail.do?mode=view&isRedirect=false&module=Building&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/cap/capDetail.do?mode=view&isRedirect=false&module=Building&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/cap/capDetail.do?mode=view&isRedirect=false&module=Building&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/cap/capDetail.do?mode=view&isRedirect=false&module=Building&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/cap/capDetail.do?mode=view&isRedirect=false&module=Building&spaceName=spaces.dallastx.boa26000020
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d Praf N 1

Pr Info:

Total Fee Assessed:
Total Fee Invoiced:
Balance:

Custom Fields:

Name Organization Name Contact Type Contact Primary Address Status
Marcos Munoz Property Owner Mailing, 7426 Concord ... Active
Primary Registration Number License Type Name Business Name Business License #
$1,325.00
$1,325.00
$0.00
Property Details
Existing Zoning Lot Number Lot Size (Acres)
R-7.5(A) 22 0.1721763
Block Number Lot Size (Sq. Ft) How many streets abut the property?
7/2353 7500 1
Land Use Is the property platted? Status of Project
SFD w/ADU Yes Under Construction
Status of Property Previous Board of Adjustment case filed on this property Accommodation for someone with disabilities
Owner Occupied No Yes
File Date Seleccione si necesitara un interprete Case Number
J

Are you applying for a fee waiver? Have the standards for variance and or special exception been discussed?Has the Notification Sign Acknowledgement Form been discussed?
No Yes

Eferred by
residential

Internal Use Only
Source of Request

In Review - Residential
Lot Acreage
0.1721763

PDox Information
PDox Number
BLOCKED

Board of Adjustment Request

Type of Request Request Description

Special Exception Equal opportunity for
handicapped persons

Special Exception Equal opportunity for
handicapped persons

Special Exception Equal opportunity for
handicapped persons

Street Frontage Information

Application Type Other

Miscellaneous

Miscellaneous

Miscellaneous

Street Frontage Linear Feet (Sq. Ft) (Number)

Eront 1

Case Information

Fee Waiver Granted

adu

floor
area

floor
area

(50%)

Affirm that an appeal has been made for

Allowing the existing rear structure during the
reconstruction of the primary residence, due to
family hardship involving special-needs child
requiring consistent living conditions.

Yes

Number of Parking Spaces

Application is made to BOA to grant the described appeal

The rear garage/apartment structure was pre-existing improvement on property
prior to the demolition of the primary residence. Demolition of main structure was
halted by city due to the presence of this existing structure. The applicant is
requesting a special exception to allow the structure to remain while the primary
residence is reconstruction and after the fact. Additionally, the applicants family
includes a child with special needs who requires stability and consistency in their
living enviornment, creating a hardship if the structure must be removed

Outcome

58
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Workflow Status:

Condition Status:

Full Request

unit (not for rent), which will require (1) a special exception for the
handicapped to the single-family use regulations

to construct and/or maintain a single-family residential accessory _structure

with 1,177 square feet of floor area (50.39 percent of the 2,336 square foot

floor area of the main structure), which will require (2) a 593 square foot

structures accessory to single family use regulations
and to construct and/or maintain single-family residential accessory_

Brief Request

for (1) a special exception for the
handicapped to the single-family
use regulations

(2) a special exception for the
handicapped to the floor area for
structures accessory to single
family use regulations

and for (3) a special exception for

structures with 1,328 square feet of combined floor area (56.85 percent of the the handicapped to the total floor

2,336 square foot floor area of the main structure), which will require (3).a

total floor area for structures accessory to single family use regulations.

Board of Adjustment Meeting
Hearing Type Action Date

Time Room Panel Presiding Officer BOA Administrator

area for structures accessory to
single family use regulations

Uncontested  10/20/2026  13:00 6EN A David A. Neumann Kameka Miller- Mary Williams
Hoskins

Uncontested  10/20/2026  13:00 6EN A David A. Neumann Kameka Miller- Mary Williams
Hoskins

Uncontested  10/20/2026  13:00 6EN A David A. Neumann Kameka Miller- Mary Williams

Hoskins

GIS Information

BOA Secretary BOA Code Sp

Zoning Requirements

Relevant History BOA History BOA History Details

which limits the number of dwelling units na No
to one
, prohibits an accessory structure to na No
exceed 25 percent of the floor area of the
main structure
and prohibits the total floor area of all Na No
accessory structures on a lot to exceed 50
percent of the floor area of the main
building
ialist Case Assigned to Notes Outcome Filing Date
Diana Barkume Bryant Thompson ADU Held Under 10/20/2026
Advisement
Diana Barkume Bryant Thompson  Floor Area (25%) of  Held Under 10/20/2026
main Advisement
Diana Barkume Bryant Thompson  Floor Area (50%) of  Held Under 10/20/2026
main Advisement

Parcel Number (Number) Service Layer Attribute Value Census Tract Number (Number) Council District School District Escarpment Floodplain

91.41 2-Jesse Moreno
Task Assigned To Status Status Date Action By
Application Intake Diana Barkume Intake Complete 08/28/2026 Diana Barkume
GIS AOR Review Elham Elbadawi Review Complete 09/03/2026 Elham Elbadawi
Case Assignment Bryant Thompson Case Manager... 09/16/2026 Kameka Miller-H...
Site Inspection Site Inspect... 09/16/2026 Kameka Miller-H...
Plans Distribution Accepted - P... 10/26/2026 Kameka Miller-H...
Subdivision Review Not Required 10/26/2026 Kameka Miller-H...
Q Team Review Not Required 10/26/2026 Kameka Miller-H...
Arborist Review Not Required 10/26/2026 Kameka Miller-H...
Building_Code Review Not Required 10/26/2026 Kameka Miller-H...
Zoning Review Not Required 10/26/2026 Kameka Miller-H...
Electrical Review Not Required 10/26/2026 Kameka Miller-H...
Eng_Water and Wastewat... Not Required 10/26/2026 Kameka Miller-H...
Historic Preservation ... Not Required 10/26/2026 Kameka Miller-H...
Eng_Paving_and Drainag... Not Required 10/26/2026 Kameka Miller-H...
Eng_Flood Plain Review Not Required 10/26/2026 Kameka Miller-H...
Board of Adjustment Re... Approved 10/26/2026 Kameka Miller-H...
Conservation Review Not Required 10/26/2026 Kameka Miller-H...
Traffic Review Not Required 10/26/2026 Kameka Miller-H...
GIS Review Not Required 10/26/2026 Kameka Miller-H...
Residential Team Review Not Required 10/26/2026 Kameka Miller-H...
Signs Review Not Required 10/26/2026 Kameka Miller-H...
Plans Coordination Review Complete 10/26/2026 Kameka Miller-H...
Board of Adjustment He...
Two-Year Waiver Period
Name Short Comments Status Apply Date Severity Action By
BOA History, This will display in t... Applied 03/23/2026 Notice
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https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoTableForm.do?mode=list&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=00MKM&fromTreeGrid=Y&tableName=BLDG_BDA::CASE+INFORMATION
https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoTableForm.do?mode=list&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=00MKM&fromTreeGrid=Y&tableName=BLDG_BDA::CASE+INFORMATION
https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoTableForm.do?mode=list&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=00MKM&fromTreeGrid=Y&tableName=BLDG_BDA::CASE+INFORMATION
https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoTableForm.do?mode=list&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=00MKM&fromTreeGrid=Y&tableName=BLDG_BDA::CASE+INFORMATION
https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoTableForm.do?mode=list&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=00MKM&fromTreeGrid=Y&tableName=BLDG_BDA::CASE+INFORMATION
https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoTableForm.do?mode=list&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=00MKM&fromTreeGrid=Y&tableName=BLDG_BDA::CASE+INFORMATION
https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoTableForm.do?mode=list&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=00MKM&fromTreeGrid=Y&tableName=BLDG_BDA::CASE+INFORMATION
https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoTableForm.do?mode=list&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=00MKM&fromTreeGrid=Y&tableName=BLDG_BDA::CASE+INFORMATION
https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoTableForm.do?mode=list&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=00MKM&fromTreeGrid=Y&tableName=BLDG_BDA::CASE+INFORMATION
https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoTableForm.do?mode=list&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=00MKM&fromTreeGrid=Y&tableName=BLDG_BDA::CASE+INFORMATION
https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoTableForm.do?mode=list&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=00MKM&fromTreeGrid=Y&tableName=BLDG_BDA::CASE+INFORMATION
https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoTableForm.do?mode=list&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=00MKM&fromTreeGrid=Y&tableName=BLDG_BDA::CASE+INFORMATION
https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoTableForm.do?mode=list&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=00MKM&fromTreeGrid=Y&tableName=BLDG_BDA::CASE+INFORMATION
https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoTableForm.do?mode=list&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=00MKM&fromTreeGrid=Y&tableName=BLDG_BDA::BOARD+OF+ADJUSTMENT+MEETING
https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoTableForm.do?mode=list&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=00MKM&fromTreeGrid=Y&tableName=BLDG_BDA::BOARD+OF+ADJUSTMENT+MEETING
https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoTableForm.do?mode=list&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=00MKM&fromTreeGrid=Y&tableName=BLDG_BDA::BOARD+OF+ADJUSTMENT+MEETING
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Application+Intake&module=Building&mode=view&processID=19932&stepNum=1&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=GIS+AOR+Review&module=Building&mode=view&processID=19932&stepNum=39&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Case+Assignment&module=Building&mode=view&processID=19932&stepNum=41&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Site+Inspection&module=Building&mode=view&processID=19932&stepNum=40&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Plans+Distribution&module=Building&mode=view&processID=19932&stepNum=2&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Subdivision+Review&module=Building&mode=view&processID=19932&stepNum=5&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Q+Team+Review&module=Building&mode=view&processID=19932&stepNum=6&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Arborist+Review&module=Building&mode=view&processID=19932&stepNum=7&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Building+Code+Review&module=Building&mode=view&processID=19932&stepNum=12&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Zoning+Review&module=Building&mode=view&processID=19932&stepNum=19&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Electrical+Review&module=Building&mode=view&processID=19932&stepNum=20&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Eng+Water+and+Wastewater+Review&module=Building&mode=view&processID=19932&stepNum=22&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Historic+Preservation+Review&module=Building&mode=view&processID=19932&stepNum=26&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Eng+Paving+and+Drainage+Review&module=Building&mode=view&processID=19932&stepNum=28&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Eng+Flood+Plain+Review&module=Building&mode=view&processID=19932&stepNum=29&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Board+of+Adjustment+Review&module=Building&mode=view&processID=19932&stepNum=30&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Conservation+Review&module=Building&mode=view&processID=19932&stepNum=31&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Traffic+Review&module=Building&mode=view&processID=19932&stepNum=33&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=GIS+Review&module=Building&mode=view&processID=19932&stepNum=35&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Residential+Team+Review&module=Building&mode=view&processID=19932&stepNum=42&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Signs+Review&module=Building&mode=view&processID=19932&stepNum=43&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Plans+Coordination&module=Building&mode=view&processID=19932&stepNum=14&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Board+of+Adjustment+Hearing&module=Building&mode=edit&processID=19932&stepNum=15&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=745931&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000020

Initiated by Product:

Scheduled/Pendi 1 4i

Name

General Facts/Staff An...
Land Use

Staff Recommendation
Standard of Review
Timeline

Zoning

View ID Comment

ACA

: Inspection Type

9 P

Resulted Inspections:

Site Visit Inspection

Inspection Type

Short Comments
This will display in t...
This will display in t...
Staff Recommendation
This will display in t...
This will display in t...
This will display in t...

Scheduled Date Inspector
09/30/2026
Inspection Date Inspector

Status

Applied
Applied
Applied
Applied
Applied
Applied

Apply Date
03/23/2026
03/23/2026
03/23/2026
03/23/2026
03/23/2026
03/23/2026

Date

Status
Scheduled

Status

Severity Action By
Notice
Notice
Notice
Notice
Notice
Notice

Comments

Scheduled via Script

Comments
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https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=745935&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=745947&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=745933&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=745932&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=745934&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=745936&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000020
https://dallastx-prod-av.accela.com/portlets/inspection/inspectionDetailCapSpecific.do?mode=view&fromPage=inspectionDailyList&isCapFrame=Y&spaceName=spaces.dallastx.boa26000020&serviceProviderCode=DALLASTX&capID1=REC26&capID2=00000&capID3=00MKM&inspectionID=3369127&inspectionType=Site+Visit+Inspection&scheduledDate=09-30-2026&module=Building

. Planning & Development Department
1 320 E Jefferson Blvd, Dallas TX 75203
. (214) 948-4480
City of Dallas

BOARD OF ADJUSTMENT REFERRAL FORM

Referred by: E.lachica Date: 7/23/2026

Department: Planning/Development Residential

Phone/Email: edmon.lachica@dallas.gov

Manager signature:

Consulted with:

Applicant

O Representative

o Owner

Name: Marcos Munoz

Phone/Email: erikmunoz18@yahoo.com/(469) 982-3804

Property Information

Address: 7426 CONCORD AVE Dallas, TX 75235

Lot: 22

City Block: 7/2353

Zoning Classification: R-7.5(a)

Issues that require Board action

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

Check all that apply: O Variance O Special Exception

o Yard setback

oLot Width

oLot Depth

olLot coverage

®Floor area for accessory structures for single-family uses

OHeight

oMinimum width of sidewalk

oOff-street parking

OOff-street loading

olLandscape regulations

o fence height and/or standards

0 Visibility triangle obstructions

o Parking demand

& Additional dwelling unit (not for rent)  OAccessory dwelling unit (for rent)

oCarport

oNon-conforming use or structure

oAdministrative Official Appeal

oOther:

Description: Exceeding 25% of the main structure,combined accessory strucutures exceeding
50% of the main structure and Accessory dwelling unit not allowed in r.7.5A zoning

Alternative resolutions discussed/offered:
Applicant chose not to demo structures. Current Res-New-25-000632 on hold.

Together we are planning and building a better Dallas for all! 5/3/20251



PROJECT LOCATION & ZONING INFORMATION
GENERAL PROJECT LEGEND 126 CONCORD AVE SCHEDULE SURVEY 341 )Ar
DALLAS, TX
Subdivision: LOVEDALE 2 DOOR & WINDOW SCHEDULE
Block: 7/2353 Lot :22 L
ZONING REGULATIONS: -
ﬂ ZONED: R-7.5A ISYMBOL SIZE LIBRARY NAME MATERIAL GLAZING
KEYNOTE USE: SINGLE FAMILY RESIDENCE ————————
ALLOWED COVERAGE: 45% MAX 40" X 80" EXTERIOR DOOR/ ENTRY WOO0D N/A
FRONT SETBACK: 25 FT.
SIDE SETBACKS: 5 FT. FOR SINGLE FAMILY, 10 FT. OTHER STRUCTURES 28" X 68" INTERIOR DOOR WOOD N/A Design And Remodeling
@ REAR SETBACK: 5 FT. FOR SINGLE FAMILY, 15 FT. OTHER STRUCTURES v aenTol B comoroo]
; : DALLAS, TEXAS
- FIRST FLOOR: 1,650 SQ-FT 210" X 68" 7
- SECOND FLOOR: 681 SQ-FT INTERIOR DOOR woop N/A
All rights reserved
ACCESSORY STRUCTURE: EXISTING: 4'0"X 68" DOUBLE (2068)INTERIOR DOOR WOOD N/A ;rlesfgqngemeﬂ:cg dep;cted Henteinb are th% solg property of
001 DOOR TAG - FIRST FLOOR; 822 SQ-FT esigns LLC, and may not be reproduced in any
[SECONG PLOOR: 355 ST s Exiesn [ copyigit ot
ALLOWABLE FLOOR AREA !nffr?zﬁin"zn?ertthedDiéJiEcQI Mi"enr}w 'C? Ay QCt' |§ o
A" A" AN Includae o etect a y
~25% MAXIMUM: 582,75 SO-FT ¢ | a0mx70 WINDOW/FIXED GLASS @ 8"-0"HH ALUMINUM | LOW-E as such must not be modified or omitted.
- 50% MAXIMUM: 1,165 SQ-FT Due to variations in construction methods and diversity in
@ 50" X 6-0" TWIN WINDOW, FIXED GLASS @ 8-0"HH ALUMINUM LOW-E cogstructlon materials, all dimensions and elevations are approximate
PROPOSED FLOOR AREA COVERAGE: ) ) ; oo 12 assurt Confarraity. with ool codes. S o onookid
‘. - 50.5% (25% MAXIMUM PERMITTED- ADDITIONAL DWELLING UNIT- NOT FOR RENT) made to theso plans by Buider or his representatives, Bulder
mop SECTION CUT TAG - 57% (50% MAXIMUM PERMITTED ACCESSORY STRUCTURE IN TOTAL) )| 30'X5:0" | WINDOW/SINGLE HUNG @ 7-0"HH ALUMINUM | LOW-E I';efﬁedéﬁ:'ﬂf"sp;fp:'/ﬁ??;nﬂfnff’ﬁhtd%:”g??::r:ﬂ:ﬁs‘?f"%ﬂg ‘%:E?SEZ’ih‘éﬁ""
not be held liable for any issues, modiﬂcutions', or consequences
SPECIAL EXCEPTION REQUEST: . . arising from the use, interpretation, or implementation of these
- REQUEST A 25.5% SPECIAL EXCEPTION TO THE FLOOR AREA REGULATION @ 4-0"XT7-0 WINDOW/FIXED GLASS @ 7'-0"HH ALUMINUM ( LOW-E gﬁﬂ'gé’:éumé?'ffu"tre';‘;f,n's%'iﬁ{'fdfo?"ﬁ]55”5:;"51 all design lements,
- REQUEST A 7% SPECIAL EXCEPTION TO THE FLOOR AREA REGULATION permitting, or any related activities. )
@ 3-0"X3-0" | WINDOW/ TEMPERED FIXED GLASS @ 7-0"HH | ALUMINUM | LOW-E
ADDITIONAL DWELLING UNIT: 25% MAX ALLOWED, (584 SQ-FT)
. 0, -
ﬁgggé?sg%{ §¥VREULICI\+%gglzéos/gi\?ﬁifAPLFing;voESDEgégl’slgFST)Q v 1-0"X 20" | WINDOW/ TEMPERED FIXED GLASS @ 7-0"HH | ALUMINUM | LOW-E
TOTAL ACCESSORY STRUCTURE: 50% MAX ALLOWED (1,168 SQ-FT)
m ELEVATION TAG TOTAL ACCESSORY STRUCTURE: 56.85% PROPOSED (1,328 SQ-FT) PROJECT NAM Ej
&z
AT ON AR MUNOZ RESIDENCE
DETAIL TAG
B ’
DIM DIMENSION TO FACE DALLAS, TX /5255
OF MATERIAL (FACE
OF STUD UNO)
I EXISTING WALL
. NEW WALL (REFER TO
27 SECTIONS F<OR MATERIAL
COMPOS\T\ON)
No. Description Date
NEW WA%L WITH MASONRY
b FACING (REFER TO SECTION
222227 FOR ADDITIONAL MATERIAL
COMPOS\T\ON)
e, DEMOLISHED WALL
DALLAS ENERGY CODE & GREEN BUILDING ORDINANCE NOTES GENERAL PROJECT NOTES
1. THE CONTRACTOR SHALL VISIT THE PROJECT SITE, 11. CONTRACTOR IS TO REFER TO MEP DRAWINGS
THIS HOUSE IS TO MEET ALL REQUIREMENTS OF THE CITY OF DALLAS GREEN ORDINANCE, INVESTIGATE  AND BECOME FAMILIAR WITH ALL EXISTING  AND_PROJECT MANUAL “FOR _ANY FINCED ACCESS
CONDITIONS  PRIOR  TO  BIDDING  THE  PROJECT. PANELS NOT INDICATED IN THE ARCH. DRAWINGS.
PHASE II. ALL PROCESSES, INSTALLATION, FIXTURES, DEVICES, TESTING, AND DOCUMENTATION
ADDITIONAL COSTS WILL NOT BE AWARDED FOR EXISTING  CONTRACTOR IS RESPONSIBLE FOR COORDINATING ALL
SHALL CONFORM WITH THE CITY OF DALLAS GREEN ORDINANCE PHASE II REQUIREMENTS AS ACCESS PANEL  LOCATIONS  WiTh  DRYWALL  TiLE
LISTED. CONDITIONS  WHICH ARE VISIBLE AND/OR CAN BE Fbr>> [ALE 2ef O 7 )
REASONABLY ANTICIPATED. AT :
1. NOT LESS THAN /0% OF THE NON—ROOF AREA /. FOR ALL CONDITIONED SPACES ABOVE THE 12, PENETRATIONS INTO OR THROUGH VERITCAL OR
OF THE SITE TO BE COVERED WITH VEGETATIVE  GARAGE: ALL PENETRATIONS MUST BE SEALED: ALL 2. THE GC 1S RESPONSIBLE  FOR - VERIFYING = ALL | jng17oNTAL FIRE RATED ASSEMBLIES SHALL BE
LANDSCAPE OR PERMEABLE PAVEMENT. TOTAL  FLOOR AND CEILING JOIST BAYS MUST BE SEALED: EBMNE\C)NTSR‘S@%ON S‘TNEOT‘FYGRATDHEES ARECTHC\‘TECTPR‘OONR AN@ PROTECTED BY A SYSTEM LISTED BY A RECOGNIZED
NON—ROOF AREA OF THE SITE IS 2,373 SQUARE  THE WALLS AND CEILINGS OF CONDITIONED SPACES CISCREPANCIES THAT COULD  AFFECT THE DESIGN AND  JESTING AGENCY. PROVIDE A DETAIL AND _LISTING
FEET. TOTAL AREA OF NON—-PERMEABLE COVER IS  ABOVE A GARAGE MUST BE PAINTED. NUMBER. PRIOR TO LAYING OUT AND FRAMING
750 SQUARE FEET, FOR A TOTAL OF 13% OF THE EEMP%E‘E‘NEDOF BT?E iROJLE‘CCg‘NSE%U‘L%USVE%SUT SHﬁﬁ WALLS VERIFY THERE
TOTAL NON=ROOF AREA OF THE SITE. ‘ CONSTRUCTION SHALL COMPLY WITH ALL CITY AND 13 IS SUFFICIENT SPACE FOR ALL PLUMBING
8. FOR CONDITIONED SPACES NEXT TO A GARAGE: FIXTURES, EQUIPMENT, APPLIANCES AND ELECTRICAL
2. MAXIMUM LAMP WATTAGE FOR INCANDESCENT  ALL PENETRATIONS MUST BE SEALED: ALL DOORS 3 STATE CODES AND STANDARDS. CIYTURES WITH THE MANUFACTURER'S CUT SHEETS
BULBS IS 100 WATTS. MAXIMUM LAMP WATTAGE  MUST BE WEATHER STRIPPED: ALL CRACKS AT THE CONFIRM  THERE  SUFFICIENT  SPACE . FOR  TuEb
FOR COMPACT FLUORESCENT BULBS IS 32 WATTS. BASE OF THE WALL MUST BE SEALED. 4. THE  CONTRACTOR IS  RESPONSIBLE  FOR  OPERATION OF ALL EQUIPMENT INCLUDING DOOR
INSTALL RADIANT BARRIERS PER MANUFACTURER’S COORDINATING THE WORK OF ALL UTILITY COMPANIES SWINGS AND THROW AS WELL AS REQUIRED CLEAR
9. HVAC AIR FILTERS MUST BE INSTALLED WITH A AND PERFORMING ALL WORK REQUIRED BY THEM. SPACE FOR VENTILATION, ETC.
3. SPECIFICATIONS AT ALL NEW ROOF CONDITIONS.  MINIMUM MERV 8. THE AR HANDLERS MUST BE o OWNER
ABLE TO MAINTAIN ADEQUATE AIR PRESSURE AND 5. THE CONTRACTOR IS RESPONSIBLE FOR INSURING  14. WINDOWS WITH A SILL MORE THAN 6—0" ABOVE
4 FOR  ADDITIONS TO EXISTING HOUSES THE  FLOW. THE AIR FILTER HOUSINGS MUST BE AIRTIGHT THE PROPER COMPACTION OF ALL UTILITY COMPANY  THE ADJACENT EXTERIOR GRADE SHALL HAVE THEIR MARCOS MUNOZ
FOLLOWING REQUIREMENTS AND SELECT (2) OF THE
OPTIONS FOR PROECT_COMPLIANCE. FOR' NEW 10 NEW CONSTRUCTION MUST UTILIZE ENERGY o s T e e e e
CONSTRUCTION — ALL ~ OF  THE  OPTIONS  ARE élﬁEONSLAgFELEgSS %ESWCAYSCHLEERS THAT USE 6.0 ‘ ‘ 15. THE GC SHALL VERIFY SIZE, LOCATION, AND
REQUIRED: ~ 7. AS REQUIRED BY THE IRC/DALLAS BUILDING CODE ~CHARACTERISTICS OF ALL WORK AND EQUIPMENT TO
THE CONTRACTOR SHALL PERMANENTLY IDENTIFY ANy BB PROVIDED 'BY OWNER ~OR - OTHERS WITH ~THE
OPTION 1: THE AVERAGE FLOW RATE FOR ALL 11. NEW CONSTRUCTION SHALL UTILIZE ENERGY WALL OR ASSEMBLY REQUIRED TO RAVE PROTEGTED MANUFACTURER OR  SUPPLIER BEFORE WORK IS
LAVATORY FAUCETS MUST BE LESS THAN OR STAR LABELED CLOTHES WASHERS WITHA MODIFIED STARTED.
CUAL 0 20 CALLONS PER MINUTE ENERGY S 2.0 AND WATER FACTOR < 5.5, OPENINGS. THIS INCLUDES ALL FIRE WALLS, FIRE
%AEE@\EFFCSAT\OFN‘RE SHPAAET‘T‘SENS AéHNEVESMOEE E‘AGRNR‘E%% 16. ERRORS OR OMISSIONS IN SCHEDULES SUCH AS
OPTION 2: THE AVERAGE FLOW RATE FOR ALL 12. NEW CONSTRUCTION MUST  UTILIZE DR|P ROOM FINISH, DOOR, WINDOW, ETC. DO NOT RELIEVE
SHOWER HEADS MUST BE LESS THAN OR EQUAL To  IRRIGATION EMITTERS FOR ALL BEDDING AREAS OF 2UnEEING HATSIZES - ARD - LOCATIONS - REQUIRED - BY THE GC_FROM PERFORMING THE WORK AS SHOWN ON
THE LANDSCAPE PLAN ﬁ THE  DRAWINGS OR  CALLED FOR IN  THE
2.0 GALLONS PER MINUTE. : SPECIFICATIONS. DATE:
8  ALL PENETRATIONS AT GYPSUM BOARD PARTITION QB/W 5/2@25
OPTION 3: THE AVERAGE FLOW RATE FOR ALL 13.  THERE ARE ADDITIONAL REQUIREMENTS AND WALLS ARE TO BE THOROUGHLY SEALED IN A MANNER 17. VERIFY ALL SIZE AND LOCATIONS FOR FOR ALL
TOILETS MUST BE: A) LESS THAN OR FQUAL TO 1.3  OPTIONS REFER TO THE DALLAS GREEN BUILDING APPROPRIATE TO THE WALL TYPE THAT IS BEING OPENINGS FOR  MECHANICAL, ELECTRICAL  AND
GALLONS PER FLUSH OR ORDINANCE /GREEN ~ BUILDING CODE FOR MORE PENETRATED, IE.  WEATHER  TIGHT,  ACOUSTICAL, PLUMBING WORK WITH THE TRADES INVOLVED.
INFORMATION. NON—RATED, AND FIRE RATED. EXPOSED GYPSUM BOARD  COORDINATE LOCATIONS NOT INDICATED ON DRAWINGS
B) BE DUAL FLUSH AND MEET THE REQS OF ASME , .
A%WZWM OR Q IS TO BE SEALED, TAPED AND FLOATED FOR BEST  WITH DESIGN TEAM AND OWNER. SCALE:
o QUALITY APPEARANCE.
C) MEET THE U.S. EPA  WATER  SENSE 18, PRIOR TO CONSTRUCTING STAIRS AND OTHER
SPECIFICATION AND BE CERTIFIED AND LABELED 9 PROVIDE ADEQUATE BLOCKING AS REQUIRED IN  ELEMENTS THE CONTRACTOR SHALL VERIFY THE
CORRECTLY. ” BUILT FLOOR TO FLOOR CONDITION IN THE FIELD.
WALLS AND ROOF STRUCTURE TO SUPPORT ELECTRIC 2o oo fooo X L2 FEVRR ZJRiee N He one SHEET NO -
WATER COOLER, LAVATORIES, TOLIET FIXTURES AND .
5. ALL PROJECTS MEET THE ENERGY STAR FOR ACCESSORIES, GRAB BARS, ELECTRICAL PANELS, ACCESs FINISHED ~FLOOR - MATERIALS —AND ~ TAKE — THEIR
! ’ ; THICKNESS INTO ACCOUNT WHEN DETERMINING RISER
HOMES TO ACHIEVE A HERS RATING OF /5 OR ROOF LADDER. HANDRAILS. ETC.
7 ; AND TREAD DIMENSIONS. RISERS SHALL BE NO
ACHIEVE ENERGY EFFICIENCY 15% ABOVE THE REQS TALLER THAN 7.75" OR A& LIMITED. BY CODE
OF THE DALLAS ENERGY CONSERVATION CODE 10. MOUNTING HEIGHTS: WHERE MOUNTING HEIGHTS ARE : :
USING THE 1C3 CALCULATOR. NOT INDICATED, INSTALL COMPONENTS AT MOUNTING
: 19. PRIOR TO ELECTRICAL AND PLUMBING ROUGH—IN,
HEIGHTS REQUIRED BY THE MOST RECENTS ISSUE OF 14t CONTRACTOR  SHALL ~ CONFIRM  REQUIRED
6. ALL ROOFS WITH A SLOPE OF 2-IN—12 OR THE  TEXAS  ACCESSIBILITY  STANDARDS — FOR - ANY | 0CATIONS FOR THESE SERVICES WITH CUTSHEETS
GREATER  SHALL INSTALL AN  ENERGY STAR PARTICULAR ~ APPLICATION  INDICATED. ~ REFER ~ ANY  For THE FIXTURES, APPLIANCES AND EQUIPMENT
QUALIFIED ROOF. QUESTIONABLE  MOUNTING HEIGHT DECISIONS TO THE  THAT WILL BE INSTALLED.
QWNER FOR EINAL DECISION
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DALLAS, TEXAS

All rights reserved

The arrangements depicted Herein are the sole property of
3454 Designs LLC, and may not be reproduced in any
form without its written permission. This copyright notice
and use restrictions are "Copyright Management
Information”under the Digital Millennium Copyright Act. It is
included to detect and deter copyright infringement, and
as such must not be modified or omitted.

Due to variations in construction methods and diversity in
construction materials, all dimensions and elevations are approximate
and may vary per plan.Builder accepts full responsibility for checking
plans to assure conformity with local codes. Should any changes be
made to these plans by Builder or his representatives, Builder
assumes full liability for amended plans and specifications.

These drawings represent the final design documents as agreed upon
by the client. Per the terms of our agreement, 3454 Designs shall
not be held liable for any issues, modifications, or consequences
arising from the use, interpretation, or implementation of these
designs. The client has reviewed and approved all design elements,
and assumes full responsibility for their use in construction,
permitting, or any related activities.

"ROJeECT NAME:
MUNO/Z RESIDENCE

LOCA TION:

/426 CONCORD AVE
DALLAS, X /2255

~REVISIONS

No. Description Date

MAIN STRUCTURE PROPOSED:
- FIRST FLOOR: 1,650 SQ-FT
- SECOND FLOOR: 681 SQ-FT

ACCESSORY STRUCTURE: EXISTING:
- FIRST FLOOR: 822 SQ-FT
- SECOND FLOOR: 355 SQ-FT

ALLOWABLE FLOOR AREA
- 25% MAXIMUM: 582.75 SQ-FT
- 50% MAXIMUM: 1,165 SQ-FT

PROPOSED FLOOR AREA COVERAGE:
- 50.5% (25% MAXIMUM PERMITTED- ADDITIONAL DWELLING UNIT- NOT FOR RENT)
- 57% (50% MAXIMUM PERMITTED ACCESSORY STRUCTURE IN TOTAL)

SPECIAL EXCEPTION REQUEST:
- REQUEST A 25.5% SPECIAL EXCEPTION TO THE FLOOR AREA REGULATION
- REQUEST A 7% SPECIAL EXCEPTION TO THE FLOOR AREA REGULATION

ADDITIONAL DWELLING UNIT: 25% MAX ALLOWED, (584 SQ-FT)
ADDITIONAL DWELING UNIT: 50.39 % PROPOSED, (1,177 SQ-FT)
ACCESSORY STRUCTURE: 25% MAX ALLOWED (584 SQ-FT)

TOTAL ACCESSORY STRUCTURE: 50% MAX ALLOWED (1,168 SQ-FT)
TOTAL ACCESSORY STRUCTURE: 56.85% PROPOSED (1,328 SQ-FT)

OWNER
MARCOS MUNO/Z

SIDe WALK

SITE PLAN

1/8l|=1l_oll

DATE:03 /13 /2025

SCALE:

SHEET NO.:

SITE
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1ST FLOOR PLAN

MAIN STRUCTURE PROPOSED:
- FIRST FLOOR: 1,650 SQ-FT
- SECOND FLOOR: 681 SQ-FT

ACCESSORY STRUCTURE: EXISTING:
- FIRST FLOOR: 822 SQ-FT
- SECOND FLOOR: 355 SQ-FT

ALLOWABLE FLOOR AREA
- 25% MAXIMUM: 582.75 SQ-FT
- 50% MAXIMUM: 1,165 SQ-FT

PROPOSED FLOOR AREA COVERAGE:
- 50.5% (25% MAXIMUM PERMITTED- ADDITIONAL DWELLING UNIT- NOT FOR RENT)
- 57% (50% MAXIMUM PERMITTED ACCESSORY STRUCTURE IN TOTAL)

SPECIAL EXCEPTION REQUEST:
- REQUEST A 25.5% SPECIAL EXCEPTION TO THE FLOOR AREA REGULATION
- REQUEST A 7% SPECIAL EXCEPTION TO THE FLOOR AREA REGULATION

ADDITIONAL DWELLING UNIT: 25% MAX ALLOWED, (584 SQ-FT)
ADDITIONAL DWELING UNIT: 50.39 % PROPOSED, (1,177 SQ-FT)
ACCESSORY STRUCTURE: 25% MAX ALLOWED (584 SQ-FT)

TOTAL ACCESSORY STRUCTURE: 50% MAX ALLOWED (1,168 SQ-FT)
TOTAL ACCESSORY STRUCTURE: 56.85% PROPOSED (1,328 SQ-FT)

5404
DESIGNS

Design And Remodeling

Residential & Commercial

DALLAS, TEXAS

All rights reserved
The arrangements depicted Herein are the sole property of
3454 Designs LLC, and may not be reproduced in any
form without its written permission. This copyright notice
and use restrictions are "Copyright Management
Information”under the Digital Millennium Copyright Act. It is
included to detect and deter copyright infringement, and
as such must not be modified or omitted.

Due to variations in construction methods and diversity in
construction materials, all dimensions and elevations are approximate
and may vary per plan.Builder accepts full responsibility for checking
plans to assure conformity with local codes. Should any changes be
made to these plans by Builder or his representatives, Builder
assumes full liability for amended plans and specifications.

These drawings represent the final design documents as agreed upon
by the client. Per the terms of our agreement, 3454 Designs shall
not be held liable for any issues, modifications, or consequences
arising from the use, interpretation, or implementation of these
designs. The client has reviewed and approved all design elements,
and assumes full responsibility for their use in construction,
permitting, or any related activities.

"ROJeECT NAME:
MUNO/Z RESIDENCE

LOCA TION:

/426 CONCORD AVE
DALLAS, X /2255

~REVISIONS

No. Description Date

SCALE 1/4"=1'-0"

OWNER
MARCOS MUNO/Z

DATE:03 /13 /2025

SCALE:

SHEET NO.:
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All rights reserved

The arrangements depicted Herein are the sole property of
3454 Designs LLC, and may not be reproduced in any
form without its written permission. This copyright notice
and use restrictions are "Copyright Management
Information”under the Digital Millennium Copyright Act. It is
included to detect and deter copyright infringement, and
as such must not be modified or omitted.

Due to variations in construction methods and diversity in
construction materials, all dimensions and elevations are approximate
and may vary per plan.Builder accepts full responsibility for checking
plans to assure conformity with local codes. Should any changes be
made to these plans by Builder or his representatives, Builder
assumes full liability for amended plans and specifications.

These drawings represent the final design documents as agreed upon
by the client. Per the terms of our agreement, 3454 Designs shall
not be held liable for any issues, modifications, or consequences
arising from the use, interpretation, or implementation of these
designs. The client has reviewed and approved all design elements,
and assumes full responsibility for their use in construction,
permitting, or any related activities.

"ROJeECT NAME:
MUNO/Z RESIDENCE

LOCA TION:

/426 CONCORD AVE
DALLAS, X /2255

~REVISIONS

No. Description Date
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OWNER
MARCOS MUNO/Z

DATE:03 /13 /2025

SCALE:
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Due to variations in construction methods and diversity in
construction materials, all dimensions and elevations are approximate
and may vary per plan.Builder accepts full responsibility for checking
plans to assure conformity with local codes. Should any changes be
made to these plans by Builder or his representatives, Builder

assumes full liability for amended plans and specifications.
_ These drawings represent the final design documents as agreed upon
e) by the client. Per the terms of our agreement, 3454 Designs shall
not be held liable for any issues, modifications, or consequences
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3454 Designs LLC, and may not be reproduced in any
form without its written permission. This copyright notice
and use restrictions are "Copyright Management
Information”under the Digital Millennium Copyright Act. It is
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Due to variations in construction methods and diversity in
construction materials, all dimensions and elevations are approximate
and may vary per plan.Builder accepts full responsibility for checking
plans to assure conformity with local codes. Should any changes be
made to these plans by Builder or his representatives, Builder
assumes full liability for amended plans and specifications.

These drawings represent the final design documents as agreed upon
by the client. Per the terms of our agreement, 3454 Designs shall
not be held liable for any issues, modifications, or consequences
arising from the use, interpretation, or implementation of these
designs. The client has reviewed and approved all design elements,
and assumes full responsibility for their use in construction,
permitting, or any related activities.

"ROJeECT NAME:
MUNO/Z RESIDENCE

LOCA TION:

/426 CONCORD AVE
DALLAS, X /2255

~REVISIONS

No. Description Date

MAIN STRUCTURE PROPOSED:
- FIRST FLOOR: 1,650 SQ-FT
- SECOND FLOOR: 681 SQ-FT

ACCESSORY STRUCTURE: EXISTING:
- FIRST FLOOR: 822 SQ-FT
- SECOND FLOOR: 355 SQ-FT

ALLOWABLE FLOOR AREA
- 25% MAXIMUM: 582.75 SQ-FT
- 50% MAXIMUM: 1,165 SQ-FT

PROPOSED FLOOR AREA COVERAGE:
- 50.5% (25% MAXIMUM PERMITTED- ADDITIONAL DWELLING UNIT- NOT FOR RENT)
- 57% (50% MAXIMUM PERMITTED ACCESSORY STRUCTURE IN TOTAL)

SPECIAL EXCEPTION REQUEST:
- REQUEST A 25.5% SPECIAL EXCEPTION TO THE FLOOR AREA REGULATION
- REQUEST A 7% SPECIAL EXCEPTION TO THE FLOOR AREA REGULATION

ADDITIONAL DWELLING UNIT: 25% MAX ALLOWED, (584 SQ-FT)
ADDITIONAL DWELING UNIT: 50.39 % PROPOSED, (1,177 SQ-FT)
ACCESSORY STRUCTURE: 25% MAX ALLOWED (584 SQ-FT)

TOTAL ACCESSORY STRUCTURE: 50% MAX ALLOWED (1,168 SQ-FT)
TOTAL ACCESSORY STRUCTURE: 56.85% PROPOSED (1,328 SQ-FT)

OWNER
MARCOS MUNO/Z

DATE:03 /13 /2025

SCALE:

SHEET NO.:

A4
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DALLAS, TEXAS

All rights reserved

The arrangements depicted Herein are the sole property of
3454 Designs LLC, and may not be reproduced in any
form without its written permission. This copyright notice
and use restrictions are "Copyright Management
Information”under the Digital Millennium Copyright Act. It is
included to detect and deter copyright infringement, and
as such must not be modified or omitted.

Due to variations in construction methods and diversity in
construction materials, all dimensions and elevations are approximate
and may vary per plan.Builder accepts full responsibility for checking
plans to assure conformity with local codes. Should any changes be
made to these plans by Builder or his representatives, Builder
assumes full liability for amended plans and specifications.

These drawings represent the final design documents as agreed upon
by the client. Per the terms of our agreement, 3454 Designs shall
not be held liable for any issues, modifications, or consequences
arising from the use, interpretation, or implementation of these
designs. The client has reviewed and approved all design elements,
and assumes full responsibility for their use in construction,
permitting, or any related activities.

"ROJeECT NAME:
MUNO/Z RESIDENCE

LOCA TION:

/426 CONCORD AVE
DALLAS, X /2255

MAIN STRUCTURE PROPOSED:

- FIRST FLOOR: 1,650 SQ-FT
- SECOND FLOOR: 681 SQ-FT

ACCESSORY STRUCTURE: EXISTING:
- FIRST FLOOR: 822 SQ-FT
- SECOND FLOOR: 355 SQ-FT

ALLOWABLE FLOOR AREA
- 25% MAXIMUM: 582.75 SQ-FT
- 50% MAXIMUM: 1,165 SQ-FT

PROPOSED FLOOR AREA COVERAGE:
- 50.5% (25% MAXIMUM PERMITTED- ADDITIONAL DWELLING UNIT- NOT FOR RENT)
- 57% (50% MAXIMUM PERMITTED ACCESSORY STRUCTURE IN TOTAL)

SPECIAL EXCEPTION REQUEST:
- REQUEST A 25.5% SPECIAL EXCEPTION TO THE FLOOR AREA REGULATION
- REQUEST A 7% SPECIAL EXCEPTION TO THE FLOOR AREA REGULATION

ADDITIONAL DWELLING UNIT: 25% MAX ALLOWED, (584 SQ-FT)
ADDITIONAL DWELING UNIT: 50.39 % PROPOSED, (1,177 SQ-FT)
ACCESSORY STRUCTURE: 25% MAX ALLOWED (584 SQ-FT)

TOTAL ACCESSORY STRUCTURE: 50% MAX ALLOWED (1,168 SQ-FT)
TOTAL ACCESSORY STRUCTURE: 56.85% PROPOSED (1,328 SQ-FT)

RIGHT ELEVATION
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Due to variations in construction methods and diversity in
construction materials, all dimensions and elevations are approximate
and may vary per plan.Builder accepts full responsibility for checking
plans to assure conformity with local codes. Should any changes be
made to these plans by Builder or his representatives, Builder
assumes full liability for amended plans and specifications.

These drawings represent the final design documents as agreed upon
by the client. Per the terms of our agreement, 3454 Designs shall
not be held liable for any issues, modifications, or consequences
arising from the use, interpretation, or implementation of these
designs. The client has reviewed and approved all design elements,
and assumes full responsibility for their use in construction,
permitting, or any related activities.

"ROJeECT NAME:
MUNO/Z RESIDENCE

LOCA TION:

/426 CONCORD AVE
DALLAS, X /2255

~REVISIONS

No. Description Date

SCALE 1/4"=1'-0"

MAIN STRUCTURE PROPOSED:
- FIRST FLOOR: 1,650 SQ-FT
- SECOND FLOOR: 681 SQ-FT

ACCESSORY STRUCTURE: EXISTING:
- FIRST FLOOR: 822 SQ-FT
- SECOND FLOOR: 355 SQ-FT

ALLOWABLE FLOOR AREA
- 25% MAXIMUM: 582.75 SQ-FT
- 50% MAXIMUM: 1,165 SQ-FT

PROPOSED FLOOR AREA COVERAGE:
- 50.5% (25% MAXIMUM PERMITTED- ADDITIONAL DWELLING UNIT- NOT FOR RENT)
- 57% (50% MAXIMUM PERMITTED ACCESSORY STRUCTURE IN TOTAL)

SPECIAL EXCEPTION REQUEST:
- REQUEST A 25.5% SPECIAL EXCEPTION TO THE FLOOR AREA REGULATION
- REQUEST A 7% SPECIAL EXCEPTION TO THE FLOOR AREA REGULATION

ADDITIONAL DWELLING UNIT: 25% MAX ALLOWED, (584 SQ-FT)
ADDITIONAL DWELING UNIT: 50.39 % PROPOSED, (1,177 SQ-FT)
ACCESSORY STRUCTURE: 25% MAX ALLOWED (584 SQ-FT)

TOTAL ACCESSORY STRUCTURE: 50% MAX ALLOWED (1,168 SQ-FT)
TOTAL ACCESSORY STRUCTURE: 56.85% PROPOSED (1,328 SQ-FT)

OWNER
MARCOS MUNO/Z

DATE:03 /13 /2025

SCALE:

SHEET NO.:

A6
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SIDING

SIDING

MAIN STRUCTURE PROPOSED:
- FIRST FLOOR: 1,650 SQ-FT
- SECOND FLOOR: 681 SQ-FT

ACCESSORY STRUCTURE: EXISTING:
- FIRST FLOOR: 822 SQ-FT
- SECOND FLOOR: 355 SQ-FT

ALLOWABLE FLOOR AREA
- 25% MAXIMUM: 582.75 SQ-FT
- 50% MAXIMUM: 1,165 SQ-FT

PROPOSED FLOOR AREA COVERAGE:
- 50.5% (25% MAXIMUM PERMITTED- ADDITIONAL DWELLING UNIT- NOT FOR RENT)
- 57% (50% MAXIMUM PERMITTED ACCESSORY STRUCTURE IN TOTAL)

SPECIAL EXCEPTION REQUEST:
- REQUEST A 25.5% SPECIAL EXCEPTION TO THE FLOOR AREA REGULATION
- REQUEST A 7% SPECIAL EXCEPTION TO THE FLOOR AREA REGULATION

ADDITIONAL DWELLING UNIT: 25% MAX ALLOWED, (584 SQ-FT)
ADDITIONAL DWELING UNIT: 50.39 % PROPOSED, (1,177 SQ-FT)
ACCESSORY STRUCTURE: 25% MAX ALLOWED (584 SQ-FT)

TOTAL ACCESSORY STRUCTURE: 50% MAX ALLOWED (1,168 SQ-FT)
TOTAL ACCESSORY STRUCTURE: 56.85% PROPOSED (1,328 SQ-FT)
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Due to variations in construction methods and diversity in
construction materials, all dimensions and elevations are approximate
and may vary per plan.Builder accepts full responsibility for checking
plans to assure conformity with local codes. Should any changes be
made to these plans by Builder or his representatives, Builder
assumes full liability for amended plans and specifications.

These drawings represent the final design documents as agreed upon
by the client. Per the terms of our agreement, 3454 Designs shall
not be held liable for any issues, modifications, or consequences
arising from the use, interpretation, or implementation of these
designs. The client has reviewed and approved all design elements,
and assumes full responsibility for their use in construction,
permitting, or any related activities.
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Due to variations in construction methods and diversity in
construction materials, all dimensions and elevations are approximate
and may vary per plan.Builder accepts full responsibility for checking
plans to assure conformity with local codes. Should any changes be
made to these plans by Builder or his representatives, Builder
assumes full liability for amended plans and specifications.

These drawings represent the final design documents as agreed upon
by the client. Per the terms of our agreement, 3454 Designs shall
not be held liable for any issues, modifications, or consequences
arising from the use, interpretation, or implementation of these
designs. The client has reviewed and approved all design elements,
and assumes full responsibility for their use in construction,
permitting, or any related activities.

"ROJeECT NAME:
MUNO/Z RESIDENCE

LOCA TION:

/426 CONCORD AVE
DALLAS, X /2255

~REVISIONS

No. Description Date

MAIN STRUCTURE PROPOSED:
- FIRST FLOOR: 1,650 SQ-FT
- SECOND FLOOR: 681 SQ-FT

ACCESSORY STRUCTURE: EXISTING:
- FIRST FLOOR: 822 SQ-FT
- SECOND FLOOR: 355 SQ-FT

ALLOWABLE FLOOR AREA
- 25% MAXIMUM: 582.75 SQ-FT
- 50% MAXIMUM: 1,165 SQ-FT

PROPOSED FLOOR AREA COVERAGE:
- 50.5% (25% MAXIMUM PERMITTED- ADDITIONAL DWELLING UNIT- NOT FOR RENT)
- 57% (50% MAXIMUM PERMITTED ACCESSORY STRUCTURE IN TOTAL)

SPECIAL EXCEPTION REQUEST:
- REQUEST A 25.5% SPECIAL EXCEPTION TO THE FLOOR AREA REGULATION
- REQUEST A 7% SPECIAL EXCEPTION TO THE FLOOR AREA REGULATION

ADDITIONAL DWELLING UNIT: 25% MAX ALLOWED, (584 SQ-FT)
ADDITIONAL DWELING UNIT: 50.39 % PROPOSED, (1,177 SQ-FT)
ACCESSORY STRUCTURE: 25% MAX ALLOWED (584 SQ-FT)

TOTAL ACCESSORY STRUCTURE: 50% MAX ALLOWED (1,168 SQ-FT)
TOTAL ACCESSORY STRUCTURE: 56.85% PROPOSED (1,328 SQ-FT)

OWNER
MARCOS MUNO/Z

DATE:03 /13 /2025
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ELECTRICAL PANEL

ELECTRICAL METER

LED FIXTURE SURFACE MOUNTED

RECESSED LIGTH FIXTURE 5" O 6" (WET=SUITABLE FOR WET LOCATION,

AK=ANGLE KIT, IC=INSUL CONTACT, DAMP=SUITABLE FOR DAMP
LOCATION)

WALL MOUNTED LIGTH FIXTURE . WALL MOUNTED FIXTURES
SHOWN OFF CENTER FROM LAVATORIES ARE INTENDED TO BE
WALL SCONCES. COORDINATE SCONCE HEIGHT AND LOCATION
WITH OWNER FOR MIRROR TYPE AND LOCATION.

CEILING SURFACE MOUNTED LIGHT FIXTURES

PENDANT OR HANGING FIXTURE

EXHAUST FAN (#=CFM, LT=WITH LIGHT, H=WITH HEATER)

PADDLE CEILING FAN OR BOX FOR FUTURE CEILING FAN-VERIFY
WITH OWNER (LK-WITH LIGHT KIT, EXT=FOR EXTERIOR
LOCATION)

SMOKE ,CARBON MONOXIDE OR HEAT DETECTOR.HARDWIRE AND
INTERCONNECT WITH SMOKE DETECTORS WHEN POSSIBLE.

RG6 QUAD CABLE/TELEVISION JACK

CAT-6 DATA/PHONE JACK

120V GROUNDED DUPLEX RECEPTACLE

240 RECEPTABLE

DEVICE SWITCH (JS=JAMB SWITCH, AS=AIR SWITCH,
3=3-WAY)

ELECTRIAL LOCATION PLAN GENERAL NOTES

COORDINATE THE EXACT LOCATION AND HEIGHT FOR
RECEPTACLES AND CABLE TV JACKS WITH HOMEOWNER
PRIOR TO SETTING BOXES OR PULLING WIRE.

CONFIRM FUEL SOURCE FOR ALL APPLIANCES,INCLUDING
BUT NOT LIMITED TO DOUBLE OVENS AND CLOTHES DRYER.
COORDINATE ALL FLOOR RECEPTACLES AND SWITCHED
OUTLETS WITH OWNER PRIOR TO SETTING BOXES OR
PULLING WIRE.

COORDINATE ANY OUTLETS UNDER ROOF EAVES FOR
CHRISTMAS LIGHTS WITH HOMEOWNER.

VERIFY ALL LOCATIONS FOR POWER AT APPLIANCES WITH
CUT SHEETS FOR SPECIFIED APPLIANCES BEFORE VOLTAGE
AND AMPERAGE REQUIREMENTS FOR ALL APPLIANCES
PRIOR TO PULLING CABLE.

CONTRACTOR SHALL VERIFY ALL LOCATIONS FOR DEVICES
(INCLUDING SWITCHES, POWER AND LIGHTING) WITH HOME
OWNER ON A WALK THROUGH PRIOR TO SETTING BOXES.
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Due to variations in construction methods and diversity in
construction materials, all dimensions and elevations are approximate
and may vary per plan.Builder accepts full responsibility for checking
plans to assure conformity with local codes. Should any changes be
made to these plans by Builder or his representatives, Builder
assumes full liability for amended plans and specifications.

These drawings represent the final design documents as agreed upon
by the client. Per the terms of our agreement, 3454 Designs shall
not be held liable for any issues, modifications, or consequences
arising from the use, interpretation, or implementation of these
designs. The client has reviewed and approved all design elements,
and assumes full responsibility for their use in construction,
permitting, or any related activities.
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2ND FLOOR PLAN

SCALE 1/4"=1"-0"

ELECTRICAL SYMBOL LEGEND

240V

ELECTRICAL PANEL

ELECTRICAL METER

LED FIXTURE SURFACE MOUNTED

RECESSED LIGTH FIXTURE 5" O 6" (WET=SUITABLE FOR WET LOCATION,

AK=ANGLE KIT, IC=INSUL CONTACT, DAMP=SUITABLE FOR DAMP
LOCATION)

WALL MOUNTED LIGTH FIXTURE . WALL MOUNTED FIXTURES
SHOWN OFF CENTER FROM LAVATORIES ARE INTENDED TO BE
WALL SCONCES. COORDINATE SCONCE HEIGHT AND LOCATION
WITH OWNER FOR MIRROR TYPE AND LOCATION.

CEILING SURFACE MOUNTED LIGHT FIXTURES

PENDANT OR HANGING FIXTURE

EXHAUST FAN (#=CFM, LT=WITH LIGHT, H=WITH HEATER)

PADDLE CEILING FAN OR BOX FOR FUTURE CEILING FAN-VERIFY
WITH OWNER (LK-WITH LIGHT KIT, EXT=FOR EXTERIOR
LOCATION)

SMOKE ,CARBON MONOXIDE OR HEAT DETECTOR.HARDWIRE AND
INTERCONNECT WITH SMOKE DETECTORS WHEN POSSIBLE.

RG6 QUAD CABLE/TELEVISION JACK

CAT-6 DATA/PHONE JACK

120V GROUNDED DUPLEX RECEPTACLE

240 RECEPTABLE

DEVICE SWITCH (JS=JAMB SWITCH, AS=AIR SWITCH,
3=3-WAY)

ELECTRIAL LOCATION PLAN GENERAL NOTES

COORDINATE THE EXACT LOCATION AND HEIGHT FOR
RECEPTACLES AND CABLE TV JACKS WITH HOMEOWNER
PRIOR TO SETTING BOXES OR PULLING WIRE.

CONFIRM FUEL SOURCE FOR ALL APPLIANCES,INCLUDING
BUT NOT LIMITED TO DOUBLE OVENS AND CLOTHES DRYER.
COORDINATE ALL FLOOR RECEPTACLES AND SWITCHED
OUTLETS WITH OWNER PRIOR TO SETTING BOXES OR
PULLING WIRE.

COORDINATE ANY OUTLETS UNDER ROOF EAVES FOR
CHRISTMAS LIGHTS WITH HOMEOWNER.

VERIFY ALL LOCATIONS FOR POWER AT APPLIANCES WITH
CUT SHEETS FOR SPECIFIED APPLIANCES BEFORE VOLTAGE
AND AMPERAGE REQUIREMENTS FOR ALL APPLIANCES
PRIOR TO PULLING CABLE.

CONTRACTOR SHALL VERIFY ALL LOCATIONS FOR DEVICES
(INCLUDING SWITCHES, POWER AND LIGHTING) WITH HOME
OWNER ON A WALK THROUGH PRIOR TO SETTING BOXES.
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Due to variations in construction methods and diversity in
construction materials, all dimensions and elevations are approximate
and may vary per plan.Builder accepts full responsibility for checking
plans to assure conformity with local codes. Should any changes be
made to these plans by Builder or his representatives, Builder
assumes full liability for amended plans and specifications.

These drawings represent the final design documents as agreed upon
by the client. Per the terms of our agreement, 3454 Designs shall
not be held liable for any issues, modifications, or consequences
arising from the use, interpretation, or implementation of these
designs. The client has reviewed and approved all design elements,
and assumes full responsibility for their use in construction,
permitting, or any related activities.
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TOP OR BOTTOM STEEL

= / 7/

[ X
(2) #5 CORNER BARS/
TOP & BOTTOM
2[_6"
©
N

DESIGN:

1.

4" THICK, 3000 PSI, CONCRETE SLAB.

2. ALL PERIMETER & INTERIOR BEAMS SHALL BE:

10"w. x 28" D. WITH (2) #5'S TOP & BOTTOM.

3. REINFORCESLABWITH# 4 's@ 12" 0.C.EW.

NOTES:

1.

2.

3.

EXTERIOR BEAMS SHALL BE 12" MIN INTO UNDISTURBED
COMPACTED SOIL.

PLANS CAN BE REVISED ON LOT AT BUILDER'S
DISCRETION.

PLANS ARE FOR BEAM PLACEMENT ONLY. VERIFIED SET
FORMS AND LOCATE DROPS IN SLABS PER
ARCHITECTURAL FLOOR PLANS.

BUILDER TO VERIFY ALL DROPS IN SLAB PRIOR TO
POURING CONCRETE ANY DROPS THAT EXCEED 12" DEEP
THAT WERE NOT ON THE ORIGINAL PLAN. THE DESIGNER
MUST BE NOTIFIED AND THE PLAN MUST BE REVISED.
THE DESIGN OF THE FOUNDATION IS BASED ON US
GEOLOGICAL MAPS AND IN ACCORDANCE WITH THE
DESIGN AND CONSTRUCTION OF POST-TENSION
SLABS-ON-GRADE. PER AGREEMENT WITH CLIENT, A
SITE-SPECIFIC REPORT IS NOT BEING USED.
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FOUNDATION PLAN

TOTAL SQUARE FOOTAGE OF

SLAB = 1,530

SQ. FT.

TOP OR BOTTOM STEEL7\
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TOP & BOTTOM
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2!_6"

(2) #5 CORNER BARSAL

g

TYPICAL INTERSECTION BAR DTL

GENERAL NOTES:

-_———_——_——_—_—_—_—_—_ e ——— —

1. CONCRETE

1. CONCRETE WORK SHALL BE
EXECUTED IN STRICT ACCORDANCE WITH THE
LATEST AMERICAN CONCRETE INSTITUTE
BUILDING CODE A.C.I. 318.

2. CONCRETE SPECIFICATIONS SHALL BE
AS FOLLOWS:

A) LOCATIONS = ALL

B) 28 DAY STRENGTH = 3000 P.S.I.
C) AGGREGATE = HARD ROCK

D) SLUMP TEST = 3" TO 5"

3. JOB SITE CONDITIONS SHALL BE
VERIFIED BY THE CONTRACTOR PRIOR TO THE
FABRICATION OF MATERIALS.

4. ALL CONCRETE EXPOSED TO THE
WEATHER SHALL HAVE A 5% TO 6% AIR
ENTRAINMENT.

5. CONSTRUCTION JOINTS, WHEN
NECESSARY, SHALL OCCUR NEAR THE MIDDLE
OF THE SPAN UNLESS A BEAM INTERSECTS AT
THIS POINT, IN WHICH CASE THE JOINT SHALL
BE OFFSET A DISTANCE EQUAL TO TWICE THE
WIDTH OF THE BEAM. THE ENGINEER SHALL
APPROVE PROVISIONS FOR TRANSFER OF
SHEAR AND OTHER FORCES THROUGH THE
JOINT. NT101A

2. REINFORCEMENT

1. ALL REINFORCEMENT SHALL CONFORM
TO ASTM A-615 GRADE 60.

2. REINFORCING STEEL SHALL BE
DESIGNED, DETAILED, FABRICATED AND
PLACED IN ACCORDANCE WITH THE LATEST
A.C.l. "MANUAL OF STANDARD PRACTICE FOR
DETAILING REINFORCED CONCRETE
STRUCTURES" (A.C.1.-315) AND THE CRISI
"RECOMMENDED PRACTICE FOR PLACING
REINFORCING BARS", LATEST EDITION.

3. SPLICES IN REINFORCMENT SHALL
OCCUR AT POINTS OF MINIMUM STRESS AND
LAP 30 BAR DIAMETERS MINIMUM UNLESS
NOTED OTHERWISE.

4. MINIMUM CONCRETE COVER FOR
REINFORCEMENT SHALL BE
AS FOLLOWS:
GRADE BEAMS ..3" FROM BOTTOM
...2" FROM TOP AND SIDES

SLABS ON GRADE ...1-1/2" FROM TOP

5. PROVIDE CORNER BARS AT ALL
CORNERS AND INTERSECTIONS SAME SIZE AND
SPACING AS LARGER REINFORCEMENT.

6. SUBMIT SHOP DRAWINGS TO ENGINEER
FOR APPROVAL PRIOR TO FABRICATION OF
MATERIALS. NT108A

3. FOUNDATION

1. THIS FOUNDATION HAS BEEN
DESIGNED BASED ON THE INFORMATION BASED
ON U.S. GEOLOGICAL MAPS.

4. SAND

1. AFOURINCH (4") LAYER OF SAND
SHALL BE PLACED UNDER ALL SLABS.

2. 10 MIL. POLY REQUIRED PER 2021
IRC OTHERWISE 6 MIL POLY REQUIRED.
INSTALL POLY WITH 6" LAP JOINTS.
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1 ) section 2) SECTION 3 ) SECTION SECTION 5) SECTION A
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SAND CUSHION. bl #4'S @ 16" 0.C.E.W. > <7 Z
/\ < #4 HORIZ— | - | #4 VERT. =
-7 -"_ _ ..- R . < Aﬁ —__—7--;5;" ‘{ -.q);\ S - - : ‘ N ,' .q... — . _E @12" O.C. Z_&-(?." . @12 O.C. Eo
: : 1o RN —% > 17T el NG < SRS =
2 ) : . x‘ 24" Aﬁ < .“4 A & :;;i N '.4"‘ -. 4 . | m
= h HERE T \ < =11 | = = " S ‘ b #4'S@16" 0.CEW. =
|n__ ; L #4'S '|"|0R|Z. = = "’L_r/ — =L k= - .' SEE NOTES ON SHEET S1. = 1 1/2 CLR; a l: SEE NOTES ON SHEET S1 S '. .47 o
L « @12"0.C : x| ==L o p ._ . <
) % BEAM BEYOND G L % NSRRI 4 SAND 2. FOR POLY & 4" z (TYP.) N 4. SAND 2. FOR POLY & 4" e (2)-#5 TOP >
s N R P #4'S @ 12" < o ﬂ:m:_ * Ny SAND CUSHION. o ., | ": ) H SAND CUSHION. *A a /—
o #5"S BOTTOM ol 0.CEW. < IR R = | BRICKS ORSTONE— [ |} . @ - " e S L
m / BEYOND RS A ey S KSR " = '—_m%!-.. N \ o4 { | BYOTHERS I _L#ss VERT. @ 18"0.C. & ﬁ % ﬁ ﬁ ﬁ'
_ Av Fo————=—=—=——p—=—=—=—=——Sc—=————=—=—=—=——=—=—=—=—=—=—=—=—==-= |4 :. '.::" "‘ —OI =t A, o 2 4. b .' (=) o E E E E E :_
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CEILING FRAMING NOTES:

: U.N.O. ALL CEILING JOIST TO BE
2x6 Y.P. @ 24" 0.C. NO ATTIC
STORAGE UNLESS NOTED.

: U.N.O. ALL BEAMS TO BE #2 GRADE
MATERIAL.

: U.N.O. ALL EXTERIOR DECK
FRAMING MATERIAL TO BE
TREATED.

: FRAMER IS TO TRANSFER BEARING
POINTS TO FOUNDATION. U.N.O.
ALL INTERIOR WALLS OF TWO
STORY PLANS TO BE LOAD
BEARING.

: FRAMING CONTRACTOR TO
COMPARE ANY FRAMING PLANS
FROM STRUCTURAL ENGINEER OR
TRUSS MANUFACTURER TO THIS
LAYOUT. ANY DISCREPANCY TO BE
REPORTED TO THE BUILDER
IMMEDIATELY.

: SUB-CONTRACTORS SHALL NOT CUT
OR OTHERWISE ALTER ANY
PRE-FABRICATED OR ENGINEERED
FRAMING MEMBER WITHOUT
APPROVAL OF BUILDER.

: USE BLOCKING WHERE REQUIRED
BY IRC.

: ALL CONNECTIONS TO BE
PROPERLY HANGERED WHERE
REQUIRED ACCORDING TO IRC.

: BUILDER ACCEPTS FULL
RESPONSIBILITY FOR CHECKING
LAYOUT TO ASSURE CURRENT
CONFORMITY TO LOCAL BUILDING
CODES. SHOULD ANY CHANGES BE
MADE TO THIS LAYOUT BY BUILDER
OR HIS REPRESENTATIVES,
BUILDER ACCEPTS FULL LIABILITY
FOR AMENDED LAYOUT.

Loading Criteria: 40 Ibs LL - 10 Ibs DL / Deflection Criteria: L/480 LL - L/240 DL

7/9”

Designed for COMP ROOF loading
Trusses are for layout purposes only

Trusses and profile design by truss manufacturer
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1ST FLOOR FRAME PLAN

SCALE 1/4"=1'-0"

2—4'(2x12)

FRAMING COMPONENTS

DESCRIPTION

WALLS (NO PLUMBING PIPES INSIDE)

ILL PLATE
4 TOP PLATE

WALLS (W/ PLUMBING PIPES INSIDE)

ILL PLATE
6 TOP PLATE

*STUDS NOT TO EXCEED 16" O.C.

WALLS (W/ PLUMBING PIPES INSIDE)
7/16" 0SB ON ALL EXTERIOR WALL SURFACE

NOTE: PROPOSED WOOD - DOUGLAS FIR #2'S

IRC 2021 TABLE R802.4(2)
40 PSF LIVE LOAD, 10 PSF DEAD

5404
DESIGNS

Design And Remodeling

Residential & Commercia |

"ROJeECT NAME:
MUNO/Z RESIDENCE

LOCA TION:

/426 CONCORD AVE
DALLAS, X /2255

~REVISIONS

No. Description Date

FLOOR JOIST
MAX SPAN
SPACING | SPECIES AND GRADE| 2X6 | 2X8 | 2X10 | 2X12
12|| DOUGLAS FIR # 2 101_3|| 13"'6" 16"2" 19|_1||
16" DOUGLAS FIR # 2 9'-4" 111'-10"1 14'-0"| 16-6"
19.2" DOUGLAS FIR # 2 8'-6" 110'-10"1 12-10"| 15-1"
24" DOUGLAS FIR # 2 r-7" | 9-8" | 11'-5" |13'-6"

NOTE:
MIN.2-2x6 HEADERS AT DOORS / WINDOWS U.N.O.

NOTE:
ALL LOAD BEARING HEADERS TO BE 2-2x12's, U.N.O.

NOTE:
FLOOR SYSTEM MUST BE INSTALLED & BRACED PER
MANUFACTURERS SPECIFICATIONS

HA\Framinhg\Blocks\TJI Details\Structual_Framer_Pocket_Guide.gif

OWNER
MARCOS MUNO/Z

DATE:03 /13 /2025

SCALE:

SHEET NO.:

S51.03
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https://www.weyerhaeuser.com/woodproducts/document-library/document_library_detail/tj-9001/#download

CEILING FRAMING NOTES:

: U.N.O. ALL CEILING JOIST TO BE
2x6 Y.P. @ 24" 0.C. NO ATTIC
STORAGE UNLESS NOTED.

: U.N.O. ALL BEAMS TO BE #2 GRADE
MATERIAL.

: U.N.O. ALL EXTERIOR DECK
FRAMING MATERIAL TO BE
TREATED.

: FRAMER IS TO TRANSFER BEARING
POINTS TO FOUNDATION. U.N.O.
ALL INTERIOR WALLS OF TWO
STORY PLANS TO BE LOAD
BEARING.

: FRAMING CONTRACTOR TO
COMPARE ANY FRAMING PLANS
FROM STRUCTURAL ENGINEER OR
TRUSS MANUFACTURER TO THIS
LAYOUT. ANY DISCREPANCY TO BE
REPORTED TO THE BUILDER
IMMEDIATELY.

: SUB-CONTRACTORS SHALL NOT CUT

OR OTHERWISE ALTER ANY
PRE-FABRICATED OR ENGINEERED
FRAMING MEMBER WITHOUT
APPROVAL OF BUILDER.

: USE BLOCKING WHERE REQUIRED
BY IRC.

: ALL CONNECTIONS TO BE
PROPERLY HANGERED WHERE
REQUIRED ACCORDING TO IRC.

: BUILDER ACCEPTS FULL
RESPONSIBILITY FOR CHECKING
LAYOUT TO ASSURE CURRENT
CONFORMITY TO LOCAL BUILDING
CODES. SHOULD ANY CHANGES BE
MADE TO THIS LAYOUT BY BUILDER
OR HIS REPRESENTATIVES,
BUILDER ACCEPTS FULL LIABILITY
FOR AMENDED LAYOUT.
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NOTE:
MIN.2-2x6 HEADERS AT DOORS / WINDOWS U.N.O.

NOTE:
ALL LOAD BEARING HEADERS TO BE 2-2x12's, U.N.O.

NOTE:
FLOOR SYSTEM MUST BE INSTALLED & BRACED PER
MANUFACTURERS SPECIFICATIONS

FRAMING COMPONENTS

DESCRIPTION

WALLS (NO PLUMBING PIPES INSIDE)

WALLS (W/ PLUMBING PIPES INSIDE)

*STUDS NOT TO EXCEED 16" O.C.

WALLS (W/ PLUMBING PIPES INSIDE)
7/16" 0SB ON ALL EXTERIOR WALL SURFACE

NOTE: PROPOSED WOOD - DOUGLAS FIR #2'S

IRC 2021 TABLE R802.4(2)
20 PSF LIVE LOAD, 10 PSF DEAD

5404
DESIGNS

Design And Remodeling

Residential & Commercia |

"ROJECT NAME:
MUNO/Z RESIDENCE

LOCA TTON:

/426 CONCORD AVE
DALLAS, X /2255

~REVISIONS

No. Description Date

CEILING JOIST
MAX SPAN
SPACING | SPECIES AND GRADE| 2X6 | 2X8 | 2X10
12" DOUGLAS FIR#2 | 18-8"| 24-7"| -
16" DOUGLAS FIR#2 [16-11" 21-7"| 25-7"
19.2" DOUGLAS FIR#2 | 15-7"| 19-8"| 23-5"
24" DOUGLAS FIR#2  [13-11"[ 13-3" [20™-11"

2ND FLOOR FRAME PLAN

SCALE 1/4"=1'-Q"

OWNER
MARCOS MUNO/Z

DATE:03 /13 /2025

SCALE:

SHEET NO.:

S51.04

77




GENERAL ROOF NOTES:

SLOPE DOWN IN DIRECTION
OF ARROWS.

VERIFY GUTTER &
DOWNSPOUT LOCATIONS WITH

OWNERAND /OR CONTRACTOR

ROOFING MATERIAL SHALL BE
MINIMUM 30 YEARS
COMPOSITION SHINGLES

PREFINISHED GAL. METAL
FLASHING AND DRIP EDGE
SHALL BE USED AT LL
APPLICABLE LOCATIONS

METAL VENTS STACKS SHALL
Bt PRE—FINISHED OR
PAINTED TO MATCH ROOF.

ROOF SLOPES SHALL Br
NOTED ON ROOF PLAN

PROPER ATTIC VENTILATION
RERQUIRES THAT THE RATIO
OF TOTAL NET FREE
VENTALATING AREA TO THE
AREA OF THE CEILING SHALL

BE NO LESS THAN 1 /300
PROVIDED THAT A VAPOR
RETARDER HAVING A
PERMEANCE NOT EXCITING
ONE PERM IS INTALLED ON
THE WARM SIDE OF THE
CEILING OR AT LEAST 507%
OF THE REQUIRED
VENTIALTING AREA 15
PROVIDED BY VENTILATORS
LOCATED IN THE UPPER
PORTION OF THE SPACE TO

BE VENTILATED (AT LEAST &
ABOVE BEAVE OR CORNICE
VENTS.) VERIFY VENTILATION

REQUIREMENTS WITH ROOF
SYSTEM MANUFACTURER.

30'-0" T.0. PARAPET

30'-0" T.0. PARAPET

ROOF PLAN

SCALE 1/4"=1'-0"

30'-0" T.0. PARAPET

5404
DESIGNS

Design And Remodeling

Residential & Commercia |

DALLAS, TEXAS

All rights reserved

The arrangements depicted Herein are the sole property of
3454 Designs LLC, and may not be reproduced in any
form without its written permission. This copyright notice
and use restrictions are "Copyright Management
Information”under the Digital Millennium Copyright Act. It is
included to detect and deter copyright infringement, and
as such must not be modified or omitted.

"ROJeECT NAME:
MUNO/Z RESIDENCE

LOCA TION:

/426 CONCORD AVE
DALLAS, X /2255

~REVISIONS

No. Description Date

OWNER
MARCOS MUNO/Z

DATE:03 /13 /2025

SCALE:

SHEET NO.:

S1.06
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5404

T HEADERS SCHEDULE (RC 2021 2021 IR.C. R703.8.3.1 LINTEL SCHEDULE O SITGN'S
BUILDING WIDTH OF 24’ OR LESS SI7E OF STEEL ANGLE MIN —
(MEASURED PERPENDICULAR TO MAIN RIDGE OF HOUSE) (inches) NO STORY ABOVE ONE STORY ABOVE TWO STORY ABOVE SEARING
FOR EXTERIOR LOAD BEARING WALLS 3x3x1 /4 50" £-6" 30" 4
b ” b ” b ” » D i A R |.
R00F and ROOF, CEILING and ROOF, CEILING and ROOF, CEILING and 4x 3 x1/4 8'—0 6'—0 4'—6 6 es'i:den:f& Cemr:Odel ing
CELING ONE CENTER ONE CLEAR TWO CENTER 53172 % 516 00 e o P~ -
BEARING FLOOR SPAN FLOOR BEARING FLOORS DALLAS, TEXAS
2_2)(4 3:_1’:’ 2,—6” 2,—3" 2,_1” 6 X 3 1/2 X 5/16 14_0 9 _6 7_0 6 All rights reserved .
2-2x6 | 4-7 3-9 34" ¥ 3-2" 2-6 x 3 1/2 x 5/16 200" 12-0" 9'-6" 9" Ths Sengements dofted s et st propery o
2-2x8 | 59 4-10" * 43"+ 40" + o i s o s, e oyt e
2-2x10 | 610" * 58" * 50" §-9" * NOTE: 1. ALL LINTELS INDICATED ARE LONG LEG VERTICAL (LLV) AND SHOULD BF A36 STFFL U.N.O. informationunder the Digc Milannium. Cepyioht Act. It i
2—9x12 8'—1" 6'—8" * 511" * 5_7" % os such must not be modified of omitted.
FOR INTERIOR LOAD BEARING WALLS
ONE_STORY TWO STORY THREE_STORY ALTERNATE LINTEL SCHEDULE R M s e, P iy
o o o i CLEAR SPAN (FEET) r-0"  |e-0"|8-0"| 10-0" | 12-0" | 14-0" | 160" ot i B U L S
2-2x8 5_9" 5_5" 3-8 * STEEL ANGLE SIZE (INCH) 3 1/2x5x1/4 | 6x4x5/16 6x4x3/8 | 6x4x1/2 8x4x1/2 e permitine: o ony retted eeftes
2_2)(']0 6’_10” X 6’_6” 4’—4” X ” 9 9 » 1
o o i o MIN. BEARING (INCH) 3 4 6 8 9
NOTE: 1. ALL LINTELS INDICATED ARE LONG LEG VERTICAL (LLV) AND SHOULD BF A36 STFFL U.N.O. PROJFCT NAME:
FOR NON—LOADBEARING WALLS A SINGLE 2x4 HEADER MAY BE USED ON .
: 2. ALL LINTELS OVER 16'=0" SPAN NEED TO BE CALCULATED.
OPENINGS NOT EXCEEDING 8 IN WIDTH IF THE VERTICAL NAILING DISTANCE e -
e PARALLEL NALING SURFACE DOES NOT EXCERD 24° 3. MAX MASONRY HEIGHT TO BE NO MORE THAN: 5'—0” for BRICK OR 30" for STONE, MUNOZ RESIDENCE
: OTHERWISE REFER TO APPROPRIATE LINTEL DETAIL PER PLAN.
* DENOTES 2 JACK STUDS REQUIRED TO SUPPORT EACH END
# DENOTES 3 JACK STUDS REQUIRED TO SUPPORT EACH END
ALTERNATE WOOD BEARING WALL STUD SIZE, HEIGHT AND SPACING "LOOR SAEATRING: \ :
! APA RATED SHEATHING, SPANNING A MAXIMUM OF 24” 0.C.. THE MATERIAL MAY BE EITHER PLYWOOD OR OSB. LOCATION:
(IRC 2021) TABLE R602.3(6) THE MINIMUM THICKNESS SHALL BE 3/4” AND THE EDGES SHALL BE TONGUE AND GROOVE”. THE SHEATHING 7496 CONCORD AVE
SHALL BE ATTACHED TO THE FLOOR JOISTS WITH A MINIMUM OF 8d NAILS (OR FQUIVALENT) SPACED AT 6” O.C. GALLAS. TX 75035
ULTIMATE DESIGN WIND SPEED AT EDGE AND AT 12" 0.C. AT INTERMEDIATE SUPPORTS. THE SHEATHING SHALL BE APPLIED WITH THE LONG :
b b DIRECTION PERPENDICULAR TO THE FLOOR JOISTS, AND WITH EACH END NAILED TO A FLOOR JOIST OR SAME
ST | < pporTiNG | ST o~ T1o mph o 10 mp o o 140mp ¢ | | DEPTH BLOCKING. IT IS RECOMMENDED THAT, IN ADDITION TO THE NAILS, THE SHEATHING BE ATTACHED WITH 1
HEIGHT SPACING ~| Maximum roof / floor span” | Maximum roof / floor span” | Maximum roof / floor span 1/4” (MIN.) SCREWS AND WOOD GLUE. ROOF BRACING SCHEDULE REVISIONS
O> HEIGHT REQUIREMENTS SECTION
_ 12 ft. 24 ft. 12 ft. 24 ft. 12 ft. 24 ft. ROOF SHEATHING / DECKING: =11 "0 F1 oxe "7 sracis ok B o
oot On 12 in. 2x4 2x4 2x4 2x4 2x4 2x4 LUMBER SHEATHING USED AS ROOF DECKING SHALL BE APA RATED SHEATHING, SPANNING A MAXIMUM OF 24” ROOF 11 = 20 FT. [2X6/2X4 T BRACING x4 B= 2x6
y 16 in. 2x4 2x4 2x4 2x6 2x4 2x6 0.C.. THE MATERIAL MAY BE EITHER PLYWOOD OR OSB, WITH A MINIMUM THICKNESS OF 7/16”. THE SHEATHING BRACING |21 — 30 FT. |2X8/2X6 "T" BRACING 2x6 = 2x8
- 24 in. 2x6 2x6 2x6 2x6 2x6 2x6 SHALL BE ATTACHED TO THE RAFTERS WITH A MINIMUM OF 8d NAILS SPACED AT 6" 0.C. AT THE EDGES AND AT
' 19 in. Dyd 946 Dyd 946 Dyd 946 12" 0.C. AT INTERMEDIATE SUPPORTS. THE SHEATHING SHALL BE APPLIED WITH THE LONG DIRECTION NOTE: No. Description Date
Roof and One ™= = o6 o6 o6 o6 o6 o6 PERPENDICULAR TO THE RAFTERS, WITH EACH END NAILED TO THE RAFTER. THE EDGES MAY BE "TONGUE AND NU I,
Floor — GROOVE” OR FLAT. IF FLAT, A METAL "CLIP” SHALL BE ADDED ALONG THE LONGITUDINAL EDGES BETWEEN EACH ALL MULTIPLE PLY BEAMS SHALL INCLUDE 3 ROWS OF 16D NAILS @
24 in. 2x6 2x6 2x6 2x6 2x6 2x6 RAFTER. 1270.C., BEAMS WITH 3 to 4 LAYERS SHALL HAVE NAILING PATTERN
12 in. 2x4 2x4 x4 2x6 x4 2x6 ON BOTH SIDES.
Roof Only -
16 |.n. 2x4 2x6 2x6 2x6 2x6 2x6 NOTE 0 ; Rafter Span Adjustment
12 ft. 2. 20 28 20 20 2k 2k THE TABULATED RAFTER SPANS ASSUME THAT CEILING JOISTS ARE i Factor WINDOW FALl PROTECTION:
Roof and One —2-0: 2x4 2x6 2x6 2x6 2x6 2x6 LOCATED AT THE BOTTOM OF THE ATTIC SPACE OR THAT SOME OTHER :
i 16 in. 26 26 26 26 26 26 METHOD OF RESISTING THE OUTWARD PUSH OF THE RAFTERS ON THE 1/3 0.67 2021 I.R.C. R312.2.1 WINDOW OPENING HEIGHT. IN DWELLING UNITS, WHERE THE BOTTOM OF THE CLEAR OPENING
oor OF AN OPERABLE WINDOW OPENING IS LOCATED LESS THAN 24 INCHES ABOVE THE FINISHED FLOOR AND
ot e e e e e R BEARING WALLS, IS PROVIDED AT THAT LOCATION. WHERE CEILING 1 /4 0.76
JOISTS OR RAFTER TIES ARE LOCATED HIGHER IN THE ATTIC SPACE, s e GREATER THAN 72 INCHES ABOVE THE FINISH GRADE OR SURFACE BELOWON THE EXTERIOR OF THE BUILDING,
a. WALL STUDS NOT EXCEEDING 16” ON CENTER SHALL BE SHEATHED WITH MINIMUM 3 —INCH GYPSUM BOARD ON THE INTERIOR THE RAFTER SPANS SHALL BE MULTIPLIED BY THE ADJUSTMENT : THE OPERABLE WINDOW SHALL COMPLY WITH ONE OF THE FOLLOWING.
AND 2 —INCH WOOD STRUCTURAL PANEL SHEATHING ON THE EXTERIOR. WOOD STRUCTURAL PANEL SHEATHING SHALL BE FACTORS AS FOLLOW: 1/6 0.90
8 h ) 1. OPERABLE WINDOW OPENINGS WILL NOT ALLOW A 4—INCH-DIAMETER SPHERE TO PASS THROUGH WHERE THE
ATTACHED WITH 8d (2.5” x 0.131”) NAILS NOT GREATER THAN 6 INCHES ON CENTER ALONG PANEL EDGES AND 12 INCHES ON 1/7.5 or less 1.00 CPENING. ARE IN THEIR LARGEST OPENED POSITION. 9. OPERABLE WINDOWS ARE PROVIDED WITH WINDOW OPENING
CENTER AT INTERMEDIATE SUPPORTS, AND ALL PANEL JOINTS SHALL OCCUR OVER STUDS OR BLOCKING. CONTROL DEVICES OR FALL PROTECSION DEVICES, THAT COMPLY WITH ASTUF 2690
b. WHERE THE ULTIMATE DESIGN WIND SPEED EXCEEDS 115 MPH, STUDS SHALL BE ATTACHED TO TOP AND BOTTOM PLATES WITH WHERE: :
CONNECTORS HAVING A MINIMUM 300—POUND LATERAL CAPACITY. e
¢. THE MAXIMUM SPAN IS APPLICABLE TO BOTH SINGLE— AND MULTIPLE-SPAN ROOF AND FLOOR CONDITIONS. THE ROOF ASSEMBLY | 1€ = \TVE\@T OF CEILING JOISTS OR RAFTER TIES MEASURED VERTICALLY ABOVE THE TOP OF THE RAFTER SUPPORT
SHALL NOT CONTAIN A HABITABLE ATTIC. Hr = HEIGHT OF ROOF RIDGE MEASURED VERTICALLY ABOVE THE TOP OF THE RAFTER SUPPORT WALLS.

(IRC 2021) BEARING WALLS NON—BEARING WALLS || CEILING JOIST AND RAFTER CONNECTIONS:
THE FOLLOWING BRACING REQUIREMENTS MAY BE USED TO STRENGTHEN THE RIDGE RAFTERS AND. PROVIDE
ATERALLY MAXIMUM SPACING WHERE “éﬁﬁ'ySQAT|§ZA8'NNEG FVLV(H)(E)EE g@é%%NSGPA%GFXV;oEgsE MAXIMUM SPACING| 1o |y RESISTANCE TO RAFTER THRUST WHEN CEILING JOISTS ARE NOT PARALLEL TO THE RAFTERS, AS OUTLINED IN
STUD S7E | UNSUPPORTED | SUPPORTING A ROOF—CEILING SLUS A ROOE-CHLING SLUS A ROOL-CELING. WHERE UNSUPPORTED  MAXIMUM SPACING| | SECTION R802.5.2 OF THE 2021 INTERNATIONAL RESIDENTIAL CODE (IRC). RAFTERS MAY BE BRACED TO A WALL
ASSEMBLY OR A HABITABLE SUPPORTING ONE . OR TO A STRUCTURAL BEAM.
(unuw) | STUD HEIGHT T o B A ASSEMBLY OR A HABITABLE | ASSEMBLY OR A HABITABLE | 2P0 e ONEl STUD HEIGHT (inches) OWNER
(feet) s} ATTIC ASSEMBLY ATTIC ASSEMBLY o) (feet)
(inches) (inches) BRACING FOR RIDGE RAF TERS: MARCOS MUNO7Y
SIZE OF RIDGE BEAM MAX. SPAN BETWEEN BRACES
2%8 5-8’
2%10 85’
2%12 104
2-2x12 14-3
1 3/4x12 LWL 179"
S 3 - - 3 - - 0 5 THE ABOVE REQUIREMENTS APPLY ONLY TO RIDGE RAFTERS, NOT HIP OR VALLEY RAFTERS. BRACING THE RIDGE
—~ - e e - ” o ” RAFTER IN THIS MANNER ELIMINATES THE NEED FOR ADDITIONAL METAL OR WOOD RAFTER TIES, DATE:03 /13 /2025
3 x 4 10 24 24 16 24 14 24 X RIDGE MEMBERS FOR EXISTING STRUCTURES MAY BE STRENGTHENED BY ADDING ADDITIONAL BRACING TO
- 0 ” ” ~ ” 5 ” REDUCE THE SPAN LENGTHS OR BY PLACING ADDITIONAL DOUBLE 2x12 MEMBERS DIRECTLY UNDER THE
EXISTING RIDGE MEMBERS. SCA|F:
2 x 6 10 24 24 16 24 20 24
a. LISTED HEIGHTS ARE DISTANCES BETWEEN POINTS OF LATERAL SUPPORT PLACED PERPENDICULAR TO THE PLANE OF THE WALL. BEARING WALLS SHALL BE SHEATHED ON NOT THE BRACING NOTES ABOVE, SATISFY ALL THE REQUIREMENTS OF SECTION IRC — R802.5.2 RAFTER TIES
LESS THAN ONE SIDE OR BRIDGING SHALL BE INSTALLED NOT GREATER THAN 4 FEET APART MEASURED VERTICALLY FROM EITHER END OF THE STUD. INCREASES IN UNSUPPORTED
HEIGHT ARE PERMITTED WHERE IN COMPLIANCE WITH EXCEPTION 2 OF SECTION R602.3.1 OR DESIGNED IN ACCORDANCE WITH ACCEPTED ENGINEERING PRACTICE. SHEET NO.:

b. SHALL NOT BE USED IN EXTERIOR WALLS.
c. A HABITABLE ATTIC ASSEMBLY SUPPORTED BY 2X4 STUDS IS LIMITED TO A ROOF SPAN OF 32 FEET. WHERE THE ROOF SPAN EXCEEDS 32 FEET, THE WALL STUDS SHALL BE
INCREASED TO 2x6 OR THE STUDS SHALL BE DESIGNED IN ACCORDANCE WITH ACCEPTED ENGINEERING PRACTICE.
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FLOOR JOISTS
Maximum clear span for FLOOR JOIST
30 LBS LIVE, 10 LBS DEAD, 360 DEFLECTION
(SLEEPING AREAS)
size  Seachaln No. 1 No. 2 No. 3
12 11'-10" 11'-3" 9-2"
2x6 16 10'-9" 10'-3" 711"
19.2 101" 9'-6" 7-3"
24 94" 86" 6'-5"
12 15-7" 14'-11" 11'-6"
2x8 16 14'-2" 13'-3" 10'-0"
19.2 13'-4" 12'-1" 91"
24 12'-4" 10'-10" 8-2"
12 19'-10" 181" 14'-0"
2x10 16 18'-0" 15'-8" 111"
19.2 16'-5" 14'-4" 11'-0"
24 14'-8" 12'-10" 9'-10"
12 24'-2" 21'-4" 16'-6"
2x12 16 21'-4" 18'-6" 14'-4"
19.2 19'-6" 16'-10" 131"
24 17'-5" 151" 11'-8"
Southern Pine (IRC 2021)
Maximum clear span for FLOOR JOIST
40 LBS LIVE, 10 LBS DEAD, 360 DEFLECTION
(LIVING AREAS)
size  Seacingln. No. 1 No. 2 No. 3
O.C.
12 10-9" 10-3" 82"
2x6 16 9'-9" 9'-4" 7-1"
19.2 9-2" 8'-6" 6'-5"
24 8'-6" 7-7" 5'-9"
12 14'-2" 13'-6" 10'-3"
2x8 16 12'-10" 11'-10" 8-11"
19.2 12'-1" 10'-10" 8'-2"
24 11'-3" 9'-8" 7'-3"
12 18'-0" 16'-2" 12'-6"
2x10 16 16'-1" 14'-0" 10'-10"
19.2 14'-8" 12'-10" 9'-10"
24 13-1" 11'-5" 8'-10"
12 21-11" 19'-1" 14'-9"
2x12 16 19'-1" 16'-6" 12'-10"
19.2 17'-5" 15'-1" 11'-8"
24 15'-7" 13'-6" 10'-5"
Southern Pine (IRC 2021)

FLOOR FRAMING NOTES:

: UN.O. ALL FLOOR JOIST TO BE 2x12's #2 YP. @"  0.C. w/MIN. 3/4" PLYWOOD
SUBFLOOR.

: ALL EXTERIOR OPENINGS TO BE LOAD BEARING.

: UN.O. ALL BEAMS TO BE #2 GRADE MATERIAL.

: UN.O. ALL EXTERIOR DECK FRAMING MATERIAL TO BE TREATED.

: SEE D.0.M.'s FOR ADDITIONAL FRAMING INFORMATION.

: BUILDER ACCEPTS FULL RESPONSIBILITY FOR CHECKING LAYOUT TO ASSURE CURRENT
CONFORMITY TO LOCAL BUILDING CODES. SHOULD ANY CHANGES BE MADE TO THIS
LAYOUT BY BUILDER OR HIS REPRESENTATIVES, BUILDER ACCEPTS FULL LIABILITY FOR
AMENDED LAYOUT.

: FRAMING CONTRACTOR TO COMPARE ANY FRAMING PLANS FROM STRUCTURAL ENGINEER
OR TRUSS MANUFACTURER TO THIS LAYOUT. ANY DISCREPANCY TO BE REPORTED TO
THE BUILDER IMMEDIATELY.

: SUB—CONTRACTORS SHALL NOT CUT OR OTHERWISE ALTER ANY PRE-FABRICATED OR
ENGINEERED FRAMING MEMBER WITHOUT APPROVAL OF BUILDER.

CEILING JOISTS
Maximum clear span for CEILING JOIST - w/ Gypsum Clg.
10 LBS LIVE, 5 LBS DEAD, 240 DEFLECTION
(NO ATTIC STORAGE)
size  Seachain No. 1 No. 2 No. 3
12 12'-5" 11'-10" 101"
2x4 16 11'-3" 10'-9" 8-9"
19.2 10-7" 10'-2" 8'-0"
24 9'-10" 9'-3" 7'-2"
12 19'-6" 18'-8" 14'-11"
2x6 16 17'-8" 16'-11" 12'-11"
19.2 16'-8" 15'-7" 11'-9"
24 15'-6" 13-11" 10'-6"
12 25'-8" 24'-7" 18'-9"
2x8 16 23-10" 21-7" 16'-3"
19.2 22'-0" 19'-8" 14'-10"
24 20'-5" 17'-7" 13'-3"
12 *NOTE *NOTE 22'-9"
2x10 16 *NOTE 25-7" 19'-9"
19.2 *NOTE 23-5" 18'-0"
24 24'-Q" 20-11" 16'-1"
Southern Pine * NOTE: span exceeds 26' in length (IRC 2021)
12 26'-0" 26'-0" 26'-0"
2x12 16 26'-0" 26'-0" 234 1/2"
19.2 26'-0" 26'-0" 21'-4"
24 26'-0" 24'-6" 19'-1"
Southern Pine (AWC)
Maximum clear span for CEILING JOIST - w/ Gypsum Clg.
20 LBS LIVE, 10 LBS DEAD, 240 DEFLECTION
(ATTIC STORAGE)
SIZE Spacing In. No. 1 No. 2 No. 3
O.C.
12 9'-10" 9-3" 7-2"
2x4 16 8-11" 8-0" 6'-2"
19.2 8-5" 7'-4" 5'-8"
24 7'-8" 6-7" 5-1"
12 15'-6" 13-11" 10'-6"
2x6 16 14'-0" 12'-0" 9-2"
19.2 12'-9" 11'-0" 8'-4"
24 11'-5" 9'-10" 7'-5"
12 20'-5" 17'-7" 13'-3"
2x8 16 17'-9" 15'-3" 11-6'
19.2 16'-2" 13-11" 10'-6"
24 14'-6" 12'-6" 9-5"
12 24'-Q" 20-11" 16'-1"
2x10 16 20'-9" 18'-1" 14'-0"
19.2 18-11" 16'-6" 12'-9"
24 16'-11" 14'-9" 11'-5"
Southern Pine (IRC 2021)
12 26'-0" 247" 19'-1"
2x12 16 247" 21'-4" 16'-6"
19.2 22'-4" 19'-4" 14'-2"
24 20'-1" 17'-4" 13'-5"
Southern Pine (AWC)

CEILING FRAMING NOTES:

: U.N.O. ALL CEILING JOIST TO BE 2x6's #2  Y.P. B’ 0.C. NO ATTIC STORAGE
UNLESS NOTED.

: U.N.O. FRAMING UNDER HVAC TO COMPLY w/ATTIC STORAGE (L.A.S.) SPAN CHARTS.
: UN.O. ALL BEAMS TO BE #2 GRADE MATERIAL.

: UN.O. ALL EXTERIOR DECK FRAMING MATERIAL TO BE TREATED.

: SEE D.O.M.'s FOR ADDITIONAL FRAMING INFORMATION.

: FRAMER IS TO TRANSFER BEARING POINTS TO FOUNDATION. U.N.O. ALL INTERIOR WALLS
OF ONE STORY PLANS TO BE LOAD BEARING.

: BUILDER ACCEPTS FULL RESPONSIBILITY FOR CHECKING LAYOUT TO ASSURE CURRENT
CONFORMITY TO LOCAL BUILDING CODES. SHOULD ANY CHANGES BE MADE TO THIS
LAYOUT BY BUILDER OR HIS REPRESENTATIVES, BUILDER ACCEPTS FULL LIABILITY FOR
AMENDED LAYOUT.

: FRAMING CONTRACTOR TO COMPARE ANY FRAMING PLANS FROM STRUCTURAL ENGINEER
OR TRUSS MANUFACTURER TO THIS LAYOUT. ANY DISCREPANCY TO BE REPORTED TO
THE BUILDER IMMEDIATELY.

: SUB—CONTRACTORS SHALL NOT CUT OR OTHERWISE ALTER ANY PRE-FABRICATED OR
ENGINEERED FRAMING MEMBER WITHOUT APPROVAL OF BUILDER.

: USE BLOCKING WHERE REQUIRED BY IRC.
: ALL CONNECTIONS TO BE PROPERLY HANGERED WHERE REQUIRED ACCORDING TO IRC.
: ALL CAT—-WALKS TO BE 24" WIDE AND NO LONGER THAN 20 FEET WHEN MEASURED

ALONG CENTERLINE OF CAT—WALK. WORKING AREAS TO BE 30" DEEP IN FRONT OF
APPLIANCES, RUNNING THE LENGTH OF THE APPLIANCE.

ROOF RAFTERS
Maximum clear span for RAFTERS - Standard roof covering
20 LBS LIVE, 10 LBS DEAD, 240 DEFLECTION,
(CEILING NOT ATTACHED TO RAFTERS)
size  Seachain No. 1 No. 2 No. 3
12 15'-6" 14'-9" 11'-9"
2x6 16 14'-1" 13'-5" 10'-2"
19.2 13'-3" 12'-3" 9'-4"
24 12'-3" 11'-0" 8'-4"
12 20'-5" 19'-6" 14'-10"
2x8 16 18'-6" 171" 12'-10"
19.2 17'-5" 15'-7" 11'-9"
24 16'-2" 13-11" 10'-6"
12 *NOTE 23-5" 18'-0"
2x10 16 23-2" 20'-3" 15'-7"
19.2 21-2" 18'-6" 14'-3"
24 18-11" 16'-6" 12'-9"
12 *NOTE *NOTE 21'-4"
2x12 16 *NOTE 23-10" 18'-6"
19.2 25'-2" 21'-9" 16'-10"
24 22'-6" 19'-6" 151"
Southern Pine * NOTE: span exceeds 26" in length (IRC 2021)
Maximum clear span for RAFTERS - Standard roof covering
20 LBS LIVE, 20 LBS DEAD, 240 DEFLECTION,
(W/CEILING ATTACHED TO RAFTERS)
size  Seacingln. No. 1 No. 2 No. 3
O.C.
12 15'-6" 13'-6" 10"-2"
2x6 16 13-7" 11'-8" 8'-10"
19.2 12'-4" 10'-8" 8-1"
24 111" 9'-6" 7-3"
12 19'-10" 17'-1" 12'-10"
2x8 16 17'-2" 14'-9" 11'-2"
19.2 15'-8" 13'-6" 10'-2"
24 14'-0" 12'-1" 9'-1"
12 23'-2" 20'-3" 15-7"
2x10 16 20-1" 17'-6" 13'-6"
19.2 18'-4" 16'-0" 12'-4"
24 16'-5" 14'-4" 11'-0"
12 *NOTE 23-10" 18'-6"
2x12 16 23'-10" 20'-8" 16'-0"
19.2 21'-9" 18'-10" 14'-7"
24 19-6" 16'-10" 131"
Southern Pine *NOTE: span exceeds 26' in length (IRC 2021)

ROOF FRAMING NOTES:

: UN.O. ALL RAFTERS TO BE 2x6's #2  Y.P24 0.C2x8/ HIPS & VALLEYS,
AMB0 RIDGE RAFTERS.

: SEE D.O.M.’'s FOR ADDITIONAL FRAMING INFORMATION.
: ALL EXTERIOR OPENINGS TO BE LOAD BEARING.
: PROVIDE COLLAR TIES AT 4'-0" 0.C. ON ALL RIDGES.

: FRAMER IS TO TRANSFER BEARING POINTS TO FOUNDATION. U.N.O. ALL INTERIOR WALLS
OF ONE STORY PLANS TO BE LOAD BEARING.

: BUILDER ACCEPTS FULL RESPONSIBILITY FOR CHECKING LAYOUT TO ASSURE CURRENT
CONFORMITY TO LOCAL BUILDING CODES. SHOULD ANY CHANGES BE MADE TO THIS
LAYOUT BY BUILDER OR HIS REPRESENTATIVES, BUILDER ACCEPTS FULL LIABILITY FOR
AMENDED LAYOUT.

: FRAMING CONTRACTOR TO COMPARE ANY FRAMING PLANS FROM STRUCTURAL ENGINEER
OR TRUSS MANUFACTURER TO THIS LAYOUT. ANY DISCREPANCY TO BE REPORTED TO
THE BUILDER IMMEDIATELY.

: SUB—CONTRACTORS SHALL NOT CUT OR OTHERWISE ALTER ANY PRE-FABRICATED OR
ENGINEERED FRAMING MEMBER WITHOUT APPROVAL OF BUILDER.

: PURLIN BRACING AS REQUIRED TO BE IN ACCORDANCE WITH IRC.
: NAIL ALL CONNECTIONS IN ACCORDANCE WITH IRC.

: PROVIDE 2x4 RAFTER TAILS AS NEEDED.

INDICATES A SPLICE

(Q_——— INDICATES A STRUT

ROOF RAFTERS w/TILE
Maximum clear span for RAFTERS - Standard roof covering
20 LBS LIVE, 20 LBS DEAD, 240 DEFLECTION
size  Spacingln. No. 1 No. 2 No. 3
O.C.
12 15'-6" 13'-6" 10'-2"
2x6 16 13-7" 11'-8" 8'-10"
19.2 12'-4" 10'-8" 8-1"
24 111" 9'-6" 7'-3"
12 19'-10" 171" 12'-10"
2x8 16 17'-2" 14'-9" 11'-2"
19.2 15'-8" 13'-6" 10'-2"
24 14'-0" 12'-1" 9'-1"
12 23-2" 20'-3" 15'-7"
2x10 16 201" 17'-6" 13'-6"
19.2 18'-4" 16'-0" 12'-4"
24 16'-5" 14'-4" 11'-0"
12 *NOTE 23-10" 18'-6"
2x12 16 23-10" 20'-8" 16'-0"
19.2 21'-9" 18'-10" 14'-7"
24 19'-6" 16'-10" 131"
Southern Pine * NOTE: span exceeds 26' in length (IRC 2021)

ROOF FRAMING NOTES:

: UN.O. ALL RAFTERS TO BE 2x8's #2 Y. 0.C2Y HIPS & VALLEYS,
AND2 RIDGE RAFTERS.

: SEE D.O.M.’'s FOR ADDITIONAL FRAMING INFORMATION.
: ALL EXTERIOR OPENINGS TO BE LOAD BEARING.
: PROVIDE COLLAR TIES AT 4’0" 0.C. ON ALL RIDGES.

: FRAMER IS TO TRANSFER BEARING POINTS TO FOUNDATION. U.N.O. ALL INTERIOR WALLS
OF ONE STORY PLANS TO BE LOAD BEARING.

: BUILDER ACCEPTS FULL RESPONSIBILITY FOR CHECKING LAYOUT TO ASSURE CURRENT
CONFORMITY TO LOCAL BUILDING CODES. SHOULD ANY CHANGES BE MADE TO THIS
LAYOUT BY BUILDER OR HIS REPRESENTATIVES, BUILDER ACCEPTS FULL LIABILITY FOR
AMENDED LAYOUT.

: FRAMING CONTRACTOR TO COMPARE ANY FRAMING PLANS FROM STRUCTURAL ENGINEER
OR TRUSS MANUFACTURER TO THIS LAYOUT. ANY DISCREPANCY TO BE REPORTED TO
THE BUILDER IMMEDIATELY.

: SUB—CONTRACTORS SHALL NOT CUT OR OTHERWISE ALTER ANY PRE-FABRICATED OR
ENGINEERED FRAMING MEMBER WITHOUT APPROVAL OF BUILDER.

: PURLIN BRACING AS REQUIRED TO BE IN ACCORDANCE WITH IRC.
: NAIL ALL CONNECTIONS IN ACCORDANCE WITH IRC.

: PROVIDE 2x4 RAFTER TAILS AS NEEDED.

INDICATES A SPLICE

(Q_——— INDICATES A STRUT
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All rights reserved

The arrangements depicted Herein are the sole property of
3454 Designs LLC, and may not be reproduced in any
form without its written permission. This copyright notice
and use restrictions are "Copyright Management
Information”under the Digital Millennium Copyright Act. It is
included to detect and deter copyright infringement, and
as such must not be modified or omitted.

Due to variations in construction methods and diversity in
construction materials, all dimensions and elevations are approximate
and may vary per plan.Builder accepts full responsibility for checking
plans to assure conformity with local codes. Should any changes be
made to these plans by Builder or his representatives, Builder
assumes full liability for amended plans and specifications.

These drawings represent the final design documents as agreed upon
by the client. Per the terms of our agreement, 3454 Designs shall
not be held liable for any issues, modifications, or consequences
arising from the use, interpretation, or implementation of these
designs. The client has reviewed and approved all design elements,
and assumes full responsibility for their use in construction,
permitting, or any related activities.

NOTE:
IF MATERIAL CHANGE

OCCURS, REFER TO IRC 2021

SPAN CHARTS.

"ROJeECT NAME:
MUNO/Z RESIDENCE

LOCA TION:

/426 CONCORD AVE
DALLAS, X /2255

~REVISIONS

No. Description Date

OWNER
MARCOS MUNO/Z

DATE:03 /13 /2025

SCALE:

SHEET NO.:
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SHEATHING ———

— BRICK VENEER

/]

STUD —|

L

B

CONTINUOUS

NAILER

/

FLOOR SYSTEM

VENEER TE
4x4x1 /4" —
STEEL ANGLE PLACED % — FLASHING
DIRECTLY ON TOP OF — WEEP HOLE
ROOF CONSTRUCTION —_| A —
\ COUNTERFLASHING
ANCHOR FIRST w0
MEMBER TO EACH BASE FLASHING D
STUD w/ (3) 5/8 I -
X 5" LAG SCREWS—— o o
NOTE: AA ADDITIONAL ROOF MEMBER
3x3x1 /4" SHALL BE NAILED w/ (2) 10d
STEEL PLATE STOPS ARE WELDED NAILS @ EACH STUD SPACING
T0 THE ANGLE @ 24” 0.C. ON
ROOF PITCH GREATER THAN 7:12
. TRIPLE RAFTERS =
BUT NO MORE THAN 12:12 ATTAGHED. T STUDS
EXTERIOR MASONARY VENEER SUPPORT BY ROOF MEMBERS E
2021 I.R.C. R703.8.2.2
SHEATHING T # /|/ BRICK VENEER

MIN. 6x4x5/16"

STEEL ANGLE ATTACHED TO
STUD w/ (2) 7/16x4" LAG
SCREWS @ EVERY STUD —

NOTE:
3x3x1/4”

STEEL PLATE STOPS ARE WELDED
TO THE ANGLE @ 24" 0.C. ON
ROOF PITCH GREATER THAN 7:12
BUT NO MORE THAN 12:12

7

T

DBL. STUD @ 16" 0.C—_

VENEER TIE

7

| |
=TT\ \

FLASHING
WEEP HOLE

COUNTERFLASHING

BASE FLASHING

\ROOF FRAMING

EXTERIOR MASONARY VENEER SUPPORT BY STEEL ANGLE

RIDGE MEMBER
NOMINAL
CEILING JOIST NOTCH RAFTER - UNSUPPORTED RAFTER
g——JOIST \Q> FOR LOOK—OUT LOOKOUT AT 48" O.C.
\BLOCKING 2
(DEADWOOD) &E/ — .y NAIL FLUSH WITH
i TOP EDGE OF RAFTER
/ NOTE:  OPTIONAL NAIL FLUSH WITH
%o PLATE BEARING LEDGER SUPPORT %o TOP EDGE OF
N RECOMMENDED > RAFTER ———(2) 16d NAILS BOTH SIDES
- W|FOR 26 & Ix8 ~ OF CONNECTION
N {REQUIRED FOR 2x LEDGER N
2 ‘I— 2x10 & 2x12 BOARD = 1st PLATE
*NOTE: ® BEARING RAFTER
REFER TO LEDGER
SUPPORT DETAIL ——SUB FACIA
FOR ADJACENT
WALL CONNECTIONS METAL
HANGER TYPICAL
L ke L L WALL SECTION
FLOOR SYSTEM
l ._/\\\
E E E LOOK—=0OUT DETAIL FOR RAFTER SUPPORT

PARALLEL CEILING JOIST/WALL

PONY WALL DETAIL

MULTIPLE CEILING HEIGHT

RAFTER SPAN _ | PER
| IRC RAFTER = [CHARTS

CONTINUOUS

PURLIN BETWEEN

BRACES

PLATE BEARING

2x6 BRACE

RIDGE RAFTER AS SPEC. (NOTCHED AT

2021

TYP

2021 I.R.C. R703.8.2.1

OP PLATE

CEILING JOIST
PER IRC
CEILING
CHART

BEARING

PARTITIONS

NAIL RAFTER / %§

TOP & BOTTOM)

ROOFING AS SPEC. —__

2x4 COLLAR TIE

2x10
STIFF BACK — |

/2X4

JOIST (BEAM) PER CEILING LAYOUT

TYP. 1/2” GYPSUM BD.

TO JOIST -

TYPICAL
KNEE BRACE :
DOUBLE PER DETAILS =
= TOP PLATE
° TYP. OVERHANG
] AS SPEC.
1| +—r7vp. stub TYPICAL POINT LOAD DETAIL at GAMBREL CEILING

// 12'—6" MAX

BRICK _ON_WOOD CONDITIONS

TYP. EACH CORNER

** x4 BRACE TYP. EACH FACE
SECURE TO STUDS WITH 2-16d
NAILS AT EACH CONNECTION

DOUBLE TOP PLATE

n SECURE DOUBLE TOP PLATE
TO STUDS WITH 2—16d NAILS
TYP. AT EACH CORNER

TYP. EACH CORNER

**1x4 BRACE TYP. EACH FACE
SECURE TO STUDS WITH 2-16d
NAILS AT EACH CONNECTION

DOUBLE TOP PLATE

SIMPSON RPS 18 STRAP.
SECURE TO STUDS WITH
2—16d NAILS AT EACH END.
TYP. AT EACH CORNER

IN LIEU OF 1x4 BRACES, SIMPSON
WB143L STRAPS MAY BE USED.

SECURE TO STUDS WITH

- 36" MAX _
W= =l TWO STUDS
<
=
8 |
. 4
TOP VIEW
1 36" MAX |
| L
m
TWO STUDS
\\>
P
RAFTER (TYP.)
\
i /
AN L
L /
/
/
+*NOTE:
SIDE VIEW

CHIMNEY WIND BRACING DETAIL

3—16d NAILS AT EACH END.

7/16” min. PLYWOOD OR
0SB, GLUED AND
NAILED (min. #10d)

PURLINS TO MATCH
2x SIZE OF RAFTERS

T-BRACE WHEN PURLIN
BRACE SPANS MORE
THAN 8’ LONG

SUB FLOOR

o EARING
.24 FOUNDATION WALL

BRACED RAFTER CONSTRUCTION

7/16” min. PLYWOOD OR
0SB, GLUED AND

NAILED (min. #10d)

PURLINS TO MATCH
2x SIZE OF RAFTERS

T-BRACE WHEN PURLIN
BRACE SPANS MORE

THAN 8’ LONG

LN\
DOUBLED—UP JOIST
BELOW WALL TYP.
OR BEAM AS NOTED

2x12 BLOCKING AT 2’
MAX. SPACING IF WALL DOES
NOT LINE UP OVER JOISTS.

INTERIOR WALLS

GLUED AND
NAILED (min. #10d)

PURLINS TO MATCH
2x SIZE OF RAFTERS

T—-BRACE WHEN PURLIN
BRACE SPANS MORE
THAN 8 LONG

PURLIN BRACES TO PURLIN BRACES TO &qr PURLIN BRACES TO Bar
BE INSTALLED AT A % BE INSTALLED AT A CLG_JOIST Zy BE INSTALLED AT A CLG_JOIST e
MAXIMUM OF 48" ON MAXIMUM OF 48” ON MAXIMUM OF 48” ON
CENTER CENTER CENTER
%
'_
Vp]
- | [ [ |
I 4'_0” I I 4'_0” I 2'_0”
PURLIN ‘ PURLIN ‘ PURLIN
. =l ] rarmr . . | raFmr . RAFTER
PURLIN BRACE PURLIN BRACE PURLIN BRACE/
& T—BRACE & T—BRACE & T—BRACE
7/16” min. PLYWOOD OR 7/16” min. PLYWOOD OR GLUED AND
0SB, GLUED AND 0SB, GLUED AND NAILED (min. #10d)
NAILED (min. #10d NAILED (min. #10d
DOVE CUT (min. #10d) ANGLE CUT (min. #10d) OVERLAP
N CLG. JOIST ) N CLG. JOIST \
MIN. 1x3 BRACE TO N \ MIN. 1x3 BRACE TO N
PREVENT RACKING N o ot PREVENT RACKING N o o

KNEE BRACES SHALL BE NAILED
TO THE SIDE OF THE

RAFTER, WITH A TIGHT CUT
UNDERNEATH THE CEILING JOISTS.

NAIL KNEE BRACE @ 8" O.C.
TO SIDE OF RAFTER WITH SOLID
BEARING ON TOP PLATE.

CLG JOIST and KNEE BRACING TO
CARRY LIMITED ATTIC STORAGE
WHEN REQUIRED.

LOAD IS NOT TO TRANSFER TO RAFTERS
GAMBREL CEILING w/TYP. KNEE BRACE U

N

[ STUD

STUD

Yy
I

DOUBLE
TOP PLATE

STUD

INSTALL 2" FURRING STRIP TO
RAFTER EDGE TO PROVIDE

SUFFICIENT CLEARANCE FOR R—-19

INSULATION AND 1" AIR GAP

FURRING STRIP DETAIL

RECOMMENDED AT ALL
EDGE AND END JOINTS

|

(STUD

STUD

DOUBLE
TOP PLATE

5/16" —

STUD

ROOF DECKING DETAIL

Reinforcement —m=—
must extend

min. 2" past top
of rafter cut

Additional
blocking as
required

\) L\ \)

\)

[\ A Al

Al

SINGLE CEILING JOIST
DOUBLE CEILING JOISTS

KNEK BRAC
KNEK BRAC

<
<—KNEH BRAC

N

TRIPLE CEILING JOISTS

KNEE BRAC
< KNEE BRACE

NOTES:

KNEE BRACES SHALL BE SAME SIZE AS RAFTERS

KNEE BRACES SHALL BE NAILED
THE SIDE OF THE RAFTER

USE A MINIMUM OF 8 NAILS EACH SIDE FOR

DBL. & TRIPLE CEILING JOISTS.

ONLY ONE SIDE FOR SINGLE CLG. JST.)

MIN. 4 NAILS FROM RAFTER TO
JST. & MIN. 4 NAILS FROM
RAFTER TO KNEE BRACE

THRU BOLT OR CARRIAGE
BOLT ONLY FOR

ENGINEERED

LUMBER 0O

KNEK BRAC

TO

(8 NAILS

CLG.

CEILING JOIST <

TYPICAL KNEE BRACE
CONNECTION DETAILS

Roof rafters

3
4

2.

Lateral bracing
at bevel

CDX or OSB

each side of
web. Fasten
with min. 8 —
8d (0.113" x

25"

pneumatic box
nails or larger

in. heel

STANDARD RAFTER CUT DETAIL NOTE:

FOR SLOPES_LESS THAN 6/12, CONTACT
YOUR LOCAL TRUS JOIST REP

STUD PACK CONNECTION DE TAI

=
=
2B
C§ =Z|10
\ END DISTANCE —_},
N T NAL
\ ROW
Q\ AN ROW SPACING — ] A A NAIL
N \\ Y Y ROW
\ \ —tf |
Y = S NAIL
X S EDGE DISTANCE /P/ﬁ/ ROW
N \ A A NAIL
\ X VEN FROM / A ROW
D
J \ OSITE SIDES ,
\ \) /4
N SPACE BETWEEN
H CQLUMNS
1 =
=
\ 1 =3
<< O
=z O
: j /!
ﬁ*f@j—/zm (4)-2x4 | (3)—2x6 | (4)—2x6
1]
# OF NAILS PER ROW 1 1 2 2
NAIL SIZE 30D 30D 50D 50D
END DISTANCE 3.5" 3.75" 3.5" 3.75"
EDGE DISTANCE 1.5" 1.5" 1.5" 1.5"
SPACE BETWEEN ROWS 8 9 8 9
SPACE BETWEEN COLUMNS 0.5" 0.5” 2.5" 2.5"

STUD PACKS

1/2” USE 8d Common nails @2"0o.c.

WHEN ONE NAIL PER ROW IS SPECIFIED, NAILS IN ADJACENT ROWS SHALL BE DRIVEN FROM
OPPOSITE SIDES IN OPPOSITE COLUMNS

4 1/2" SIMPSON SDS SCREWS MAY REPLACE 30D NAILS & 6" SIMPSON SDS SCREWS MAY
REPLACE 50D NAILS

SOLID TIMBER MEMBERS OF EQUAL OR GREATER SIZE MAY BE USED INSTEAD OF SPECIFIED

CUT KNEE BRACE TO FIT
TIGHT ALONG BOTTOM
OF CEILING JOIST

AFTER

D
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The arrangements depicted Herein are the sole property of
3454 Designs LLC, and may not be reproduced in any
form without its written permission. This copyright notice
and use restrictions are "Copyright Management
Information”under the Digital Millennium Copyright Act. It is
included to detect and deter copyright infringement, and
as such must not be modified or omitted.

Due to variations in construction methods and diversity in
construction materials, all dimensions and elevations are approximate
and may vary per plan.Builder accepts full responsibility for checking
plans to assure conformity with local codes. Should any changes be
made to these plans by Builder or his representatives, Builder
assumes full liability for amended plans and specifications.

These drawings represent the final design documents as agreed upon
by the client. Per the terms of our agreement, 3454 Designs shall
not be held liable for any issues, modifications, or consequences
arising from the use, interpretation, or implementation of these
designs. The client has reviewed and approved all design elements,
and assumes full responsibility for their use in construction,
permitting, or any related activities.
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LOCA TION:
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ROOF RAFTERS—RE: FRAMING

RS

VvV

é//\\/— BEAM (2x12's, LVL's,

GLULAM)

\SOLID STUD UNDER

ENTIRE WIDTH OF

i BEAM NO BLOCKS

AT

~—_ .,
NAIL AT 8" 0.C.

(STAGGER) EACH SIDE

111y

WOOD COLUMN BASE DETAIL

WHEN WOOD STRUCTURAL COLUMNS
ARE USED, SIMPSON BASE AB SERIES
(OR EQUIVALENT) TO BE USED TO
PREVENT LATERAL DISPLACEMENT
AND WOOD DECAY.

UNIFORMLY DISTRIBUTED LOAD

d/2

1 11y

5 2” MIN SIDECOVER

d/2

BEAM SUPPORT DETAIL

OUTER TENSION LAMS
(5% OF BEAM DEPTH)

FOOTING DETAIL

LAG SCREW EXTENDS PAST
‘ 1/8 I 1/8 I 1/2 I 1/8 I /8 /" THE NEUTRAL AXIS INTO THE PLAN FOR SIZE AND SPACING
UPPER PORTION OF BEAM
— RE: ELEVATIONAL FOR
d{‘* A Moment critical zone SESSSSSSSRRSs A / ROOFING MATERIAL
d(2 Shear critical zone Shear critical zone 5 ‘ é:I_E,lkli\llN(l-';OkFJQmSSI;SE_EIED I;%ﬁhél}lll;l\l%
D £
(=] £
Iz \ A Moment critical zone V ) _ _%EGUSTRAE - INSULATION AS SPECIFIED
} / 7/16” WATERWOOD DECKING
Bearing critical zone Bearing critical zone Eé 1 TUDS AT 24” 0.C. MAX
o=
e
, ' _ ' h 3 BLOCKING
ones where horizontal holes are Zones where horizontal holes are permitted for W
permitted for passage of wires, conduit,etc. load—carrying fasteners or for passage of wires, conduit, etc. o “ \—POTENTIAL CRACK ZONE NAILER / FASCIA BD. { N NAILER
II q ”
ZONES WHERE SMALL HORIZONTAL HOLES ARE PERMITTED IN A UNIFORMLY LOAD, SIMPLY SUPPORTED BEAM N WASHER AS NEEDED 3/8_DLYWOOD AS NEEDED
WO USE ONE OR MORE FULLY 2—PLATES 2—PLATES
THREADED LAG SCREWS CONTINUOUS VINYL NAILER FOR
VENT OR (4°x12 BRICK FRIEZE
1 /2" GYP. BOARD ALUMINUM VENT o
: TRIP @ 48” 0.C.) "
: o) {=—1/2" GYP. BOARD
d/3 max. Max. hole diameter, d/3 HEADER AS REQUIRED......SEE FRAMING PLAN 1x4 FRIEZE BOARD o)
|Min. bearing 3” v ”I ‘ I‘ d/4 max, B B o
! WOOD ~—
. | | (b — 1s)E)4FF|T E SIDING W.P. SHEATHING
gtin ‘d/G max. g Actual depth, d Notch Min. bearing 3" FLUSH W/HEADER ' M - EXTERIOR SIDING
Y — Hole Y | - (LOW SIDE FLUSH SHOWN) RE:  ELEVATION
— Y Q | | STUDS
) ) ) BRICK — — b
ld/4 max. d/4 min, d/6 max. >| L |<< VENEER ,' WOOD SILL AND APRON
d/3 max. SKEW JAMB SIDING BRICK
ANGLE ¢ .. SUB .. SOFFIT DETAIL
L/ L/2 L/4 BRICK SILL
| No notches in middle third of span | ROWLOCK &l TURN VAPOR BARRIER OUT
AT e Holes and Notches geom LOPE L ROVDE 006 PO : /\/
ANGLE PROVIDE .006 POLY. VAPOR BARRIER WATER RESISTIVE
AROUNDSOFENL'NGS BARRIER REQUIRED
Shear Critical Moment Critical Shear Critical _—
Area Area Area BRICK VENEER WOOD FRAME
1/4 depthl GLT/GLTV CONSTRUCTION CONSTRUCTION FACE BRICK W/METAL TIES @
Sloped and Skewed 32" 0.C. HORIZONTALLY
. 24” 0.C. VERTICALLY
o (***Pressure Blocking as SHEE TROCK RE TURNS
1/2 depth s allowed per Municipality***)
2 O)[————— EXTERIOR SIDING
WOOD BASE (AND SHOE RE: ELEVATION WOOD BASE (AND SHOE
| IF VINYL FLOORING) IF VINYL FLOORING)
|
1/4 depth
1/3 SPAN 1/3 SPAN 1/3 SPAN /4 dep 4'x8'x3/4” T&G PLYWOOD7 C 4'x8'x3/4” T&G PLYWOOD
3d Minimum 3d Minimum 3d Minimum SUB_ELOOR SILL PLATE SUB FLOOR
Span \/
Compression Side —— AV Compression Side —— o FLOOR SYSTEM BLOCKING 7 FLOOR SYSTEM
o | _RE: FRAMING PLAN RE: FRAMING PLAN
Critical Areas of a wood beam .
2—PLATES T
‘ ' A Ly o
- - - 1/2” GYP. BD: oo SHEATHING 1/2” GYP. BD.
= fy= = (X AS SPECIFIED
2bd 2bd X0
. . AIR SPACE NOT LESS THAN 1”
(O) Square End Bearing (b) Slope End Bearing o AND NOT GREATER THAN 4 1/2”
3d ¢
d/3 max. 3d B maximum -
€
maximum ——— ——
i 0.44 i
max
4/3 d © WALLS TIE @ OPENING
. e > 16" » 36" 0.C.» 12" OPENING EDGE
s ' ! |
- 3V _ 3v
V" 2bd fv=
pe or ) 2 |o- ()| BRICK BRIGK
o 7. FLOOR DETAIL
condl (c) Sloped End Cut for Roof Drainage (d) Compression—side Notch
— <
2 in. min. from top d (acual depth) “ Where es @
. . e
and bottom of joist /ﬁ maximum  —A
CUTTING, NOTCHING AND DRILLING . . FROTID
0.4d \ \
max - J - BRICK VENEER -
e
d
© Y Y WALL TIES AT 32” O.C. - WALL STUDS
2y HORIZONTALLY 24" 0.C.
V= 2bd f= —Y <—d > VERTICALLY BATT
e
2bd ¢ \de ANCHOR BOLT DETAIL 6 MIL. BLACK POLY. FLASHING INSULATION
Ié Ié Under No Circumstances shouldde be< 0.9d FROM WALL TO UNDER BRICK WOOD BASE (AND SHOE
| | (e) Compression—side Notch — Where e> d (f) Tension—side Notch — Not Recommended ancHor BOLTS ARE TO TREATED SILL PLATE M‘rﬁ [T IF VINYL FLOORING)
fy= shear stress (psi) v = shear force at notch location (Ib) b = width of beam g!': (l)NCST',:“Ale\L;D AEIII/I%RVYVITHIN . 41' o
SECOND STORY ,O.C. - . WEEP HOLES @ 33" 0.C. a - ' :
d = depth of beam de = effective depth as shown (in.) e = length not as shown (in.) EfABSgDESCGINCO;?NFI\TfO ANCHOR BOLTS . / 4_ o
. K R . 7
SHEAR DESIGN EQUATIONS FOR NOTCHED AND TAPERED BEAMS & REQUIRED Wi a4 o» S =
IS REQUIRED WITHIN 4"—12 A : v RE: FOUNDATION PLAN ~, :
OF EACH BUTT JOINT IN L La a4 PR —
THE PLATE. MINIMUM 1/2” R = S :
DIAMETER. T = IR
1/3 SPAN 1/3 SPAN DIM/ ©
3 | | | | M

TYPICAL BOLT PATTERN FOR 4—PLY

TYP. HARDWARE AND PATTERN:

3/8" CARRIAGE BOLTS (STAGGERED) OR THROUGH BOLTS
WITH WASHERS RECESS NO MORE THAN 3/8"

TYP. 3 16d NAILS
THROUGH RAFTER AND
CEILING

TOE NAILTO TOP PLATE
USING (2) 16d NAILS ON

RAFTER SIDE AND (1) 16d
ON  CEILING JOIST SIDE.

H2, H2.5, OR H10 TIE TO BE INSTALLED IF CEILING JOIST IS
PERPENDICULAR TO RAFTER OR DOES NOT MATE WITH
RAFTER AT TOP PLATE. TIES MAY BE INSTALLED TO EITHER
EXTERIOR OR INTERIOR FACE
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5404
ROOF FRAMING NOTES D Z S ‘ G N S

ROOF DECKING AS SPEC

2x6 MIN. RAFTERS
SINGLE PLY MEMBRANE ROOF ON TAPERED INSULATION PERgp A NG AS JOIST

CODE.

2x8 MIN. RIDGE, HIPS, VALLEYS r

INCREASE ONE SIZE LARGER THAN NS 1. DESIGN LOADS:

RAFTER
24 GA. PRE-FIN METAL COPING STIFFBACK @ ROOF LIVE LOAD 20 PSF Design And Remodeling
MID SPAN e ( oxd MIN COLLAR | Residential & Commercial
TOP OF PARAPET i 28 MIN COAR 1ax 2. ALL ROOFS SHALL BE FRAMED 2X6 #2 SYP RAFTERS SPACED @ 16" O.C. AT
ELE\E/E'ﬂo REF.ELEV. ' 24 MIN. BRAGES @ 48" O.C. MAX WITH A MAX SPAN OF 1 7"-1 1 ". ALL RAFTER SPLICES SHALL BE BRACED ’

SLOPE THRU WALL SCUPPER WHERE OCCURS. REF EXTERIOR DOUBLE 2x4'S IF OVER 8'-0" W/PLYWOOD GUSSETS BOTH SIDES #ﬂerlgn'zif_;‘:;eg:’?: depicted Herein are the sole property of

ﬁ ELEVATIONS FOR LOCATIONS 32" 0.C. WINDSTORM AREAS Pl B A Lok o Tt . A

— ‘ 7 Plate nails ormeonimdo e, Dtal o Somaht Act 1
A \ _n ormation unaer e Ligitai I enr]lum | oPyrlg Ct. is

— (2) 11 /2" DIA. VENTILATION HOLES AT EACH JOIST BAY, ALIGN W/ A\ (26 MIN JoIST / for lateral 3. PURLINS ARE TO BE SAME DEPTH AS RAFTERS THEY ARE SUPPORTING. 05 such must met be modined o omitted, oo o

VENTILATION SPACE BELOW. loads only

MY
3 x ROOF FRAMING, REF. STRUCTURAL

Due to variations in construction methods and diversity in
construction materials, all dimensions and elevations are approximate
and may vary per plan.Builder accepts full responsibility for checking
plans to assure conformity with local codes. Should any changes be
made to these plans by Builder or his representatives, Builder

_

2-2x4 TOP PLATES

IVHN1LONYLS

assumes full liability for amended plans and specifications.
These drawings represent the final design documents as agreed upon

4. ALL HIPS, RIDGES AND VALLEYS TO BE AT LEAST ONE MILL SIZE LARGER
Multi . THAN RAFTERS THEY ARE SUPPORTING.
ultiple nail holes et be heid Tiabe for any Teses. modieations, o onocdionces

r
arising from the use, interpretation, or implementation of these
a”OW StUd tO be designs. The client has reviewed and approved all design elements,
in construction,

offset 1" from rafter. 9. PROVIDE COLLAR TIES AR 4'-0" O.C. ON ALL RIDGES. Bermitting, or any reltd actwiten o "

2x4 STUDS @ 1 6" O.C.

ROOF VENTILATION, PER CODE

permitting, or any related activitie:

7

FILE

1 TYPICAL WALL SECTION

SCALE: NTS

2 ROOF FRAMING NOTES & DETAILS
SCALE: NTS

SUPPORTS DIRECTLY BELOW THEM. INSTALL BLOCKING OR STUB
COLUMNS BELOW FLOOR DECKING.

12. ALL ROOF FRAMING DETAILS AND CONNECTIONS SHALL BE IN

ACCORDANCE WITH THE 2021 INTERNATIONAL RESIDENTIAL CODE.

GENERAL

F T3 DOUBLE 2x CONTINUOUS TOP PLATE
= |
ﬁ < UPLIFT CONNECTOR PER d 6. ROOF SYSTEM SHALL BE COMPSITE SHINGLES OVER 30# ROOFING FELT
= o 2 I ENGINEERING OVER 1 /2" CDX PLYWOOD OR OSB STRUCTURAL PANELS. EXPOSURE I. PROJECT NAME:
g § % | INSULATION PER REM RATE BUILDING FILE
2l 2 3 | SHEATHIN@T ,— RAFTER/TRUSS 7. CONTRACTOR SHALL FIELD VERIFY ALL ARCHITECTURAL FEATURES AND MUNO7 RESIDENCE
A g 2 | , . IS RESPONSIBLE FOR FIT AND FINISH.
t 25 |l ) \ 5
588 [ 0 FRAMING GENERAL NOTES
Y 3 iL | a L OCATION:
T — = [o)
: :12 g_ u ‘ ‘ ‘ ‘ ‘ ‘ > SLOGKING @480 1 . ALL LUMBER TO BE NO.2 SYP OR DOUGLAS FUR, 19% M.C. U.O.N. 7496 CONCORD AVE
Zl @ S .C.
A = < CUILDING LENGTH RO ATTAGH W () Tab 2. USE BLOCKING WHERE REQUIRED BY 2021 IBC. DALLAS, TX /0259
. z 2x STUDS AS SPEC NAILS EA. END
> S 3. CONNECTIONS TO BE PROPERLY INSTALLED WHERE REQUIRED PER 2021
> IBC. REVISIONS
2!11 {
g , INSULATION PER REM RATE BUILDING FILE REINFORCED EVERGUARD MEMBRANE 4. NAILS IN CONTACT WITH TREATED WOOD ARE TO BE STAINLESS STEEL OR
= FLOOR SYSTEM, REF. STRUCTURAL HEAT WELD LAP A MIN. G185 HDS HOT DIP GALVANIZED SUCH AS: SIMPSON (AMAX
1 /2" FIBER-REINF. STUCCO w/ 20 GA. MESH ON (2) LAYERS G1 85)
OF 15# ASPH. IMPREG. PAPER OVER SHEATHING. e o EVERGUARD CUT EDGE SEALANT
CEILING FINISH AS SPEC 5. TRANSFER ALL LOAD BEARING POINTS TO FOUNDATION. e 2escrption Jate
"""""""""""""""" 6. SILL PLATES FOR ALL EXTERIOR WALLS SHALL BE OF PRESSURE TREATED
o LUMBER, OR SHALL BE PROVIDED WITH AN APPROVED VAPOR BARRIER
f‘o % FOAM POPOUT, TYP ::: BENEATH THEM.
% ; 8 WINDOW HEADER, REF. STRUCTURAL
ol § = NTERIOR WALL FINISH AS SPEC 7. ALL STUD WALLS SHALL BE S.P.F. #2 OR BETTER, KD (19% M.C.) OR #2
o 3 @ SOUTHERN PINE (U.O.N.)
m g :_E| WINDOW U-FACTOR / SHGC PER REM RATE BUILDING FILE ;
GI) % )<> FLASH & INSTALL PER MANUF. RECOMMENDATIONS _
I ENERGYGUARD ROOF INSULATION 8. ALL EXT. AND LOAD BEARING STUD WALLS: STUD SPACING SHALL NOT
Z om B WINDOW SILL, REF. STRUCTURAL EXCEED 1 6" O.C. FOR 2X4 STUDS AND 24"0.C. FOR 2X6 STUDS U.N.O.
o 2z 7116" OSB ROOF DECK /SUBSTRATE
s ; FOAM POPOUT, TYP 9. EXT. JOINTS IN DOUBLE TOP PLATES SHALL BE OFFSET AT LEAST 48
= ﬁ 2 - 2x STUDS AS SPECIFIED REINFORCED EVERGUARD MEMBRANE INCHES AND SHALL BE NAILED WITH NOT LESS THAN EIGHT 16d FACE
o INSULATION PER REM RATE BUILDING FILE HEAT WELDED LAP NAILS ON EACH SIDE OF THE JOINT. PLATES SHALL BE NOMINAL 2
T EVERGUARD CUT EDGE SEALANT INCHES IN DEPTH AND HAVE A WIDTH AT LEAST EQUAL TO THE WIDTH OF
lg FLOOR FINISH AS SPECIFIED
Z BASE AS SPECIFIED THE STUDS.
; S - 2x P.T. BASE PLATE (MAY OVERHANG 1 1 /2" MAX.); %7
P T ? PROVIDE FOAM SILL SEALER @ EXTERIOR WALLS OF
24 \‘i’.-\i NS GRADE  auDE PO ST SER ENERGYGUARD ROOF INSULATION 10. AT GABLE ENDS, AT LEAST EVERY OTHER GABLE STUD SHALL BE
0 W WEEP SCREED ROOF DECK/SUBSTRATE ATTACHED TO THE DOUBLED TOP PLATE AND THE RAFTER WITH A
‘ : ANCHOR PER CODE SIMPSON H2.5.
REF. FOUNDATION DETAILS; FINISH GRADE TO NOTE:
'fégiEM’?;’VAY FROM FOUNDATION AT 1/4° PER 1. THIS DETAIL IS APPLIED TO TPO AND PVC ONLY. 11 . BUILDER SHALL TAKE EXTRA CARE TO ENSURE THAT UPPER LEVEL LOAD
' 2. EVERGUARD CUT EDGE SEALANT MUST BE USED ON ANY TPO AND BEARING WALLS AND POSTS, CAN TRANSFER THEIR LOADS TO THE
RIGID INSULATION PER REM RATE BUILDING PVC CUT EDGES WITH APPROPRIATE SEALANT. O WN E R

MARCOS MUNO/Z

DATE:03 /13 /2025

SCALE:

FRAMING DETAILS

SHEET NO.:

S1.14

83




. ill
City of Dallas Counoi Chambers, 6t Fioor

Dallas, Texas 75201

Agenda Information Sheet

File #: 26-3580A Iltem #: 2.
AGENDA DATE: November 17, 2026
PANEL.: A

COUNCIL DISTRICT(S): 13
DEPARTMENT: Department of Planning and Development

BUILDING OFFICIAL’'S REPORT

Application of Nicholas Lowe for (1) a special exception to the fence height regulations at 4701
MIRON DRIVE. This property is more fully described as Block A/5554, Lot 2, and is zoned R-1ac(A),
which limits the height of a fence in the front yard to 4-feet. The applicant proposes to construct
and/or maintain a 6-foot high fence within a required front-yard along Miron Drive, which will require
(1) a 2-foot special exception to the fence height regulations.

Location: 4701 MIRON DRIVE

Applicant: Nicholas Lowe

Senior Planner: Bryant Thompson

Request(s): 1) A special exception to the fence height regulations.

Staff Recommendation: No staff recommendation.
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BOARD OF ADJUSTMENT TUESDAY, NOVEMBER 17, 2026
CITY OF DALLAS, TEXAS

FILE NUMBER: BOA-26-000040(BT)

BUILDING OFFICIAL’'S REPORT: Application of Nicholas Lowe for (1) a special exception to the
fence height regulations at 4701 MIRON DRIVE. This property is more fully described as Block
A/5554, Lot 2, and is zoned R-1ac(A), which limits the height of a fence in the front yard to 4-feet.
The applicant proposes to construct and/or maintain a 6-foot-high fence within a required front-
yard along Miron Drive, which will require (1) a 2-foot special exception to the fence height
regulations.

LOCATION: 4701 Miron Drive
APPLICANT: Nicholas Lowe
PROPERTY OWNER: Miron Property LLC
REQUEST:

(1) A special exception to the fence height regulations

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

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

STAFF RECOMMENDATION:

Special Exceptions (1):

No staff recommendation is made on this request.

BACKGROUND INFORMATION:

Zoning:
Site R-1ac(A)
North R-1ac(A)
East: R-1ac(A)
South R-1ac(A)
West R-1ac(A)

Land Use:

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

BDA History:
No BDA history has been found within the last five years.
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GENERAL FACTS/STAFE ANALYSIS:

The application of Nicholas Lowe for the property located at 4701 Miron Drive focuses on
one request relating to the fence height regulations.

The applicant proposes to construct and/or maintain a 6-foot-high fence within a required
front-yard along Miron Drive, which will require a 2-foot special exception to the fence
height regulations.

It is imperative to note neighboring properties provide a mixture of open front yards,
fencing at various heights, and vegetation.

Per staff site visit, the fencing is proposed.

The applicant has the burden of proof in establishing that the special exception to the
fence standard regulations relating to height will not adversely affect the neighboring
properties.

Granting the special exception to the fence 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: BOA-26-000040 at 4701 Miron Dr

Timeline:

July 1, 2026: The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents which have been included as part of
this case report.

July 8, 2026: The Board of Adjustment Administrator postpone until September.

July 29, 2026: The Board of Adjustment Administrator assigned this case to Board of
Adjustment Panel A.

August 13, 2026: The Planning and Development Senior Project Coordinator on behalf of

the Senior Planner emailed the applicant the following information:

. an attachment that provided the public hearing date and panel
that will consider the application; the 1:00 pm, August 21, 2026,
deadline to submit additional evidence for staff to factor into their
analysis; and 1:00 pm, September 3, 2026, deadline to submit
additional evidence to be incorporated into the board’s docket
materials.

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

o the Board of Adjustment Working Rules of Procedure pertaining
to documentary evidence.
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https://youtu.be/STh-DVX8Maw

August 25, 2026:

September 15, 2026:

October 16, 2026:

October 22, 2026:
October 27, 2026:

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

The Board of Adjustment Panel A, at its public hearing held on Tuesday,
September 15, 2026, HELD this request under advisement until
NOVEMBER 17, 2026.

The Planning and Development Senior Planner emailed the applicant the
following information:

. the public hearing date and 1:00 pm, November 6, 2026,
deadline to submit additional evidence to be incorporated into the
board’s docket materials.

Applicant provided revised plans.

The Board of Adjustment staff review team meeting was held regarding
this request and other requests scheduled for the November public
hearings. Review team members in attendance included: The Board of
Adjustment Chief Planner/Board Administrator, the Board of Adjustment
Senior Planner, Project Coordinator, Board Secretary, Conservation
District Chief Planner, Chief Arborists, Zoning Senior Planner, and
Transportation Engineer.
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Caseno: BOA-26-000040

Date: 07/07/2026
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NOTICE OF PUBLIC HEARING

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

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

DATE: TUESDAY, NOVEMBER 17, 2026

BRIEFING: 10:00 a.m. via Videoconference and in 6ES COUNCIL BRIEFING at Dallas
City Hall, 1500 Marilla Street https://bit.ly/boa111726

HEARING: 1:00 p.m. Videoconference and in 6ES COUNCIL BRIEFING at Dallas City
Hall, 1500 Marilla Street https://bit.ly/boa111726

The purpose of the hearing is to consider the following appeal(s) now pending before the Board of
Adjustment: This case was held under advisement on September 15, 2026.

BOA-26-000040(BT) Application of Nicholas Lowe for (1) a special exception to the fence height
regulations at 4701 MIRON DRIVE. This property is more fully described as Block A/5554, Lot 2, and is
zoned R-1ac(A), which limits the height of a fence in the front yard to 4-feet. The applicant proposes to
construct and/or maintain a 6-foot high fence within a required front-yard along Miron Drive, which will
require (1) a 2-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 at 6ES Council Briefing.
Individuals who wish to speak in accordance with the Board of Adjustment Rules of Procedure by
joining the meeting virtually, must register online at https://bit.ly/BDA-A-Reqister by the 5 p.m. on
Monday, November 16, 2026. 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/CityofDallasCityHall

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

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

PLEASE SEND REPLIES TO:
BDAreply@dallas.qov
Letters will be received until 9:00 am
the day of the hearing.
PLEASE REGISTER AT:
https://bit.ly/BDA-A-Reqister

Board of Adjustment
Planning and Development Department
1500 Marilla Street 5CN, Dallas TX 75201
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A notice was added to this record on 2026-05-22.
Condition: Severity: Notice
Total conditions: 2 (Notice: 2)

View notice

Reports Help

File Date: 05/22/2026
Application Status: Document Received
Assigned To: Bryant Thompson

Description of Work: BOARD OF ADJUSTMENT CITY OF DALLAS, TEXAS FILE NUMBER: BOA-26-000040 BUILDING OFFICIAL'S REPORT: Application of Nicholas Lowe for (1) a special exception to the fence height regulations at
4701 MIRON DRIVE. This property is more fully described as Block A/5554, Lot 2, and is zoned R-1ac(A), which limits the height of a fence in the front yard to 4-feet. The applicant proposes to construct and/or
maintain a 6-foot-high fence within a required front-yard along Miron Drive, which will require (1) a 2-foot special exception to the fence height regulations. LOCATION: 4701 MIRON DRIVE APPLICANT: Nicholas
Lowe REQUEST: (1) Special exception to the fence height regulations

Application Detail: Detalil
Application Name:

Application Type: Board of Adjustments

Documents: File Name Document Group Category Description Type Document Status Document Status Date
4701 Miron - Property, ... BLDG_BDA Certificate - Tax application/pdf Uploaded 05/22/2026
4701 Miron - Warranty ... BLDG_BDA Certificate - W... application/pdf Uploaded 05/22/2026
4701 Miron - Official ... BLDG_BDA Plat - Certifie... application/pdf Uploaded 05/22/2026
4701 Miron - Official ... BLDG_BDA Legal Descripti... application/pdf Uploaded 05/22/2026
4701 Miron - BOA Affid... BLDG_BDA Affidavit - Pro... application/pdf Uploaded 05/22/2026
4701 Miron - COD Lien ... BLDG_BDA Statement - Lien application/pdf Uploaded 05/22/2026
4701 Miron - Zoning Ma... BLDG_BDA Maps - Zoning L... application/pdf Uploaded 05/22/2026
4701 Miron - Block Map... BLDG_BDA Maps - Block application/pdf Uploaded 05/22/2026
Miron Property Authori... BLDG_BDA Other Support D... application/pdf Uploaded 06/25/2026
BOA-26-000040_report.docx BLDG_BDA Other Support D... application/msword Uploaded 07/07/2026
BOA26000040a.jpg BLDG_BDA Other Support D... image/jpeg Uploaded 07/07/2026
BOA26000040mva.jpg BLDG_BDA Other Support D... image/jpeg Uploaded 07/07/2026
BOA-26-000040 labels.docx BLDG_BDA Other Support D... application/msword Uploaded 07/07/2026
BOA26000040z.jpg BLDG_BDA Other Support D... image/jpeg Uploaded 07/07/2026
BOA26000040n.jpg BLDG_BDA Other Support D... image/jpeg Uploaded 07/07/2026
4701 Miron - Site Plan... BLDG_BDA Plans - Site Plan Revised per email r... application/pdf Uploaded 07/08/2026
4701 Miron - Site Plan... BLDG_BDA Plans - Site Plan Revised with additi... application/pdf Uploaded 07/14/2026
4701 Miron - Lot 2 Sit... BLDG_BDA Plans - Site Plan application/pdf Uploaded 08/13/2026
BOA-26-000040 Panel A ... BLDG_BDA Letter - Outcome Held under adviseme... application/pdf Uploaded 09/16/2026
2026 10 23-NH_RESIDENC... BLDG_BDA Plans - Site Plan Site Plan and eleva... application/pdf Uploaded 10/22/2026
2026 10 23-NH RESIDENC... BLDG_BDA Plans - Site Plan Site Plan and Eleva... application/pdf Uploaded 10/22/2026
2026 10 23-NH_RESIDENC... BLDG_BDA Plans - Site Plan Site plan and eleva... application/pdf Uploaded 10/22/2026
Show all

Address: 4701 MIRON DR, Dallas, TX 75220

Owner N MIRON PROPERTY LLC

Owner Address: 8080 N CENTRAL EXPY STE 1100, DALLAS, TEXAS 752061807
Parcel No: 005554000A0020000
Contact Info: Name Organization Name Contact Type Contact Primary Address Status

Nicholas Lowe Texas Land Care Applicant Mailing, 1922 Anson Rd... Active
MIRON PROPERTY LLC MIRON PROPERTY LLC ~ Property Owner Mailing, 8080 N. Centr... Active
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Total Fee Assessed
Total Fee Invoiced

Balance!

Custom Fields:

Info:

Primary Registration Number License Type Name Business Name Business License #
- $1,355.00
- $1,355.00
= $0.00
Property Details
Existing Zoning Lot Number Lot Size (Acres)
R-1ac(A) 2 4.87
Block Number Lot Size (Sq. Ft) How many streets abut the property?
A/5554 211879 1
Land Use Is the property platted? Status of Project
Residential Yes Under Construction
Status of Property Previous Board of Adjustment case filed on this property Accommodation for someone with disabilities
Vacant Land No No

File Date

l_\re you applying for a fee waiver?
No

Referred by

Self

Internal Use Only
Source of Request
Self

Lot Acreage

4.87

PDox Information

PDox Number
blocked

Board of Adjustment Request

Type of Request Request Description Application Type

Special Exception Fence standards

Seleccione si necesitara un interprete Case Number
Have the standards for variance and or special exception been discussed?Has the Notification Sign Acknowledgement Form been discussed?
Yes Yes

Fee Waiver Granted Number of Parking Spaces

Other Affirm that an appeal has been made for Application is made to BOA to grant the described appeal Outcome

Single Family/Duplex Variance or  fence height  fence/gate ranges from 6-8 ft tall Special Exception will not adversely affect neighboring

Special Exception along Miron property.
Street Frontage Information
Street Frontage Linear Feet (Sq. Ft) (Number)
Eront 521.69
Case Information
Full Request Brief Request Zoning Requirements Relevant History BOA History BOA History Details
The applicant proposes to construct and/or maintain a 6-foot-high fence within a (1) a special exception to the ), which limits the height of a fence in  NA No
required front-yard along_Miron Drive, which will require (1) a 2-foot special exception fence height regulations the front yard to 4-feet.
to the fence height regulations.
Board of Adjustment Meeting
Hearing Type Action Date Time Room Panel Presiding Officer BOA Administrator BOA Secretary BOA Code Specialist Case Assigned to Notes Outcome Filing Date
Individual 09/15/2026 13:00 6EN A David A. Neumann Kameka Miller- Mary Williams ~ Diana Barkume Bryant Thompson  fence along Miron Held Under 09/15/2026
Hoskins Drive Advisement

GIS Information

Parcel Number (Number) Service Layer Attribute Value Census Tract Number (Number) Council District

School District Escarpment Floodplain

8.47 13-Gay Donnell Willis
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https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoForm.do?mode=view&fromTab=Y&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=016CL&fromTreeGrid=Y
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https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoForm.do?mode=view&fromTab=Y&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=016CL&fromTreeGrid=Y
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https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoForm.do?mode=view&fromTab=Y&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=016CL&fromTreeGrid=Y
https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoForm.do?mode=view&fromTab=Y&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=016CL&fromTreeGrid=Y
https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoForm.do?mode=view&fromTab=Y&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=016CL&fromTreeGrid=Y
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https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoForm.do?mode=view&fromTab=Y&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=016CL&fromTreeGrid=Y
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Workflow Status: Task Assigned To Status Status Date Action By

Application Intake Diana Barkume Intake Complete 07/01/2026 Accela Administ...
GIS AOR Review Elham Elbadawi Review Complete 07/07/2026 Elham Elbadawi
Case Assignment Bryant Thompson Case Manager... 07/20/2026 Kameka Miller-H...
Site Inspection Site Inspect... 07/20/2026 Kameka Miller-H...
Plans Distribution Accepted - P... 07/20/2026 Kameka Miller-H...
Subdivision Review Not Required 07/20/2026 Kameka Miller-H...
Q Team Review Not Required 07/20/2026 Kameka Miller-H...
Arborist Review Not Required 07/20/2026 Kameka Miller-H...
Building_Code Review Not Required 07/20/2026 Kameka Miller-H...
Zoning Review Not Required 07/20/2026 Kameka Miller-H...
Electrical Review Not Required 07/20/2026 Kameka Miller-H...
Eng_Water and Wastewat... Not Required 07/20/2026 Kameka Miller-H...
Historic Preservation ... Not Required 07/20/2026 Kameka Miller-H...
Eng_Paving_ and Drainag... Not Required 07/20/2026 Kameka Miller-H...
Eng_Flood Plain Review Not Required 07/20/2026 Kameka Miller-H...
Board of Adjustment Re... Approved 07/20/2026 Kameka Miller-H...
Conservation Review Not Required 07/20/2026 Kameka Miller-H...
Traffic Review Not Required 07/20/2026 Kameka Miller-H...
GIS Review Not Required 07/20/2026 Kameka Miller-H...
Residential Team Review Not Required 07/20/2026 Kameka Miller-H...
Signs Review Not Required 07/20/2026 Kameka Miller-H...
Plans Coordination Review Complete 07/20/2026 Kameka Miller-H...
Board of Adjustment He... Held Under A... 09/15/2026 Mary Williams

Two-Year Waiver Period

Condition Status: Name Short Comments Status Apply Date Severity Action By
BOA History, This will display in t... Applied 05/22/2026 Notice
Flood Zone Flood Zone Applied 05/22/2026 Notice Accela Administ...
Flood Zone Flood Zone Applied 05/22/2026 Notice Accela Administ...
General Facts/Staff An... This will display in t... Applied 05/22/2026 Notice
Land Use This will display in t... Applied 05/22/2026 Notice
Staff Recommendation Staff Recommendation Applied 05/22/2026 Notice
Standard of Review This will display in t... Applied 05/22/2026 Notice
Timeline This will display in t... Applied 05/22/2026 Notice
Zoning This will display in t... Applied 05/22/2026 Notice
Application C ts: View ID Comment Date

Initiated by Product: ACA

Scheduled/Pending Inspections: Inspection Type Scheduled Date Inspector Status Comments
Site Visit Inspection 08/03/2026 Scheduled Scheduled via Script
Progress Check 06/26/2026 Scheduled Scheduled via Script

Resulted Inspections: Inspection Type Inspection Date Inspector Status Comments


https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Application+Intake&module=Building&mode=view&processID=19932&stepNum=1&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=GIS+AOR+Review&module=Building&mode=view&processID=19932&stepNum=39&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Case+Assignment&module=Building&mode=view&processID=19932&stepNum=41&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Site+Inspection&module=Building&mode=view&processID=19932&stepNum=40&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Plans+Distribution&module=Building&mode=edit&processID=19932&stepNum=2&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Subdivision+Review&module=Building&mode=view&processID=19932&stepNum=5&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Q+Team+Review&module=Building&mode=view&processID=19932&stepNum=6&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Arborist+Review&module=Building&mode=view&processID=19932&stepNum=7&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Building+Code+Review&module=Building&mode=view&processID=19932&stepNum=12&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Zoning+Review&module=Building&mode=view&processID=19932&stepNum=19&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Electrical+Review&module=Building&mode=view&processID=19932&stepNum=20&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Eng+Water+and+Wastewater+Review&module=Building&mode=view&processID=19932&stepNum=22&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Historic+Preservation+Review&module=Building&mode=view&processID=19932&stepNum=26&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Eng+Paving+and+Drainage+Review&module=Building&mode=view&processID=19932&stepNum=28&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Eng+Flood+Plain+Review&module=Building&mode=view&processID=19932&stepNum=29&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Board+of+Adjustment+Review&module=Building&mode=view&processID=19932&stepNum=30&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Conservation+Review&module=Building&mode=view&processID=19932&stepNum=31&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Traffic+Review&module=Building&mode=view&processID=19932&stepNum=33&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=GIS+Review&module=Building&mode=view&processID=19932&stepNum=35&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Residential+Team+Review&module=Building&mode=view&processID=19932&stepNum=42&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Signs+Review&module=Building&mode=view&processID=19932&stepNum=43&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Plans+Coordination&module=Building&mode=view&processID=19932&stepNum=14&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Board+of+Adjustment+Hearing&module=Building&mode=view&processID=19932&stepNum=15&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=819852&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=819922&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=819929&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=819856&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=819918&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=819854&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=819853&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=819855&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=819917&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000040
https://dallastx-prod-av.accela.com/portlets/inspection/inspectionDetailCapSpecific.do?mode=view&fromPage=inspectionDailyList&isCapFrame=Y&spaceName=spaces.dallastx.boa26000040&serviceProviderCode=DALLASTX&capID1=REC26&capID2=00000&capID3=016CL&inspectionID=3267003&inspectionType=Site+Visit+Inspection&scheduledDate=08-03-2026&module=Building
https://dallastx-prod-av.accela.com/portlets/inspection/inspectionDetailCapSpecific.do?mode=view&fromPage=inspectionDailyList&isCapFrame=Y&spaceName=spaces.dallastx.boa26000040&serviceProviderCode=DALLASTX&capID1=REC26&capID2=00000&capID3=016CL&inspectionID=3224659&inspectionType=Progress+Check&scheduledDate=06-26-2026&module=Building
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City of Dallas Counoi Chambers, 6t Fioor

Dallas, Texas 75201

Agenda Information Sheet

File #: 26-3287A Item #: 3.
AGENDA DATE: November 17, 2026
PANEL.: A

COUNCIL DISTRICT(S): 13
DEPARTMENT: Department of Planning and Development

BUILDING OFFICIAL'S REPORT

Application of Santos Martinez for (1) a variance to the front yard setback regulations, (2) a variance
to the side yard setback regulations, (3) a special exception to the fence height regulations, (4) a
special exception to the fence opacity regulations, and (5) a special exception to the visibility triangle
regulations at the driveway approach at 5336 ROCK CLIFF PLACE. This property is more fully
described as Block 6/5579, Lot 3B, and is zoned R-1ac(A), which requires a front yard setback of 40-
foot, requires a side yard setback of 10 feet, 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 be located at least 5
feet from the front lot line, and requires a 20-foot visibility triangle at the driveway or alley edge and
the street curb line. The applicant proposes to construct and/or maintain an emergency generator as
a single-family residential accessory structure and provide a 1-foot front yard setback, which will
require (1) a 39-foot variance to the front yard setback regulations, to construct and/or maintain an
emergency generator as a single-family residential accessory structure and provide a 1-foot side
yard setback, which will require (2) a 9-foot variance to the side yard setback regulations, to construct
and/or maintain a 6-foot 10 and 1/4-inch-high fence in a required front yard, which will require (3) a 2-
foot 10 and 1/4-inch special exception to the fence height regulations, 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 (4) a special exception to the fence
opacity regulations, and to construct and/or maintain a single-family residential fence structure within
a required visibility obstruction triangle at the driveway approach along Rock Cliff Place, which will
require (5) a special exception to the visibility obstruction regulations at the driveway approach.
Location: 5336 ROCK CLIFF PLACE

Applicant: Santos Martinez

Senior Planner: Jamie Miller

Request(s): (1) A variance to the front yard setback regulations, (2) A variance to the side yard
setback regulations, (3) A special exception to the fence height regulations, (4) A special exception to
the fence opacity regulations, (5) A special exception to the visibility obstruction regulation at the
driveway approach.

Staff Recommendation: (1) Denial, (2) Denial, (3) No Staff recommendation, (4) No Staff
recommendation, (5) No Staff recommendation.
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BOARD OF ADJUSTMENT TUESDAY, NOVEMBER 17, 2026
CITY OF DALLAS, TEXAS

FILE NUMBER: BOA-26-000071(JM)

BUILDING OFFICIAL'S REPORT: Application of Santos Martinez for (1) a variance to the front
yard setback regulations, (2) a variance to the side yard setback regulations, (3) a special
exception to the fence height regulations, (4) a special exception to the fence opacity regulations,
and (5) a special exception to the visibility triangle regulations at the driveway approach at 5336
ROCK CLIFF PLACE. This property is more fully described as Block 6/5579, Lot 3B, and is zoned
R-1ac(A), which requires a front yard setback of 40-foot, requires a side yard setback of 10 feet,
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 be located at least 5 feet from the front lot line, and requires
a 20-foot visibility triangle at the driveway or alley edge and the street curb line. The applicant
proposes to construct and/or maintain an emergency generator as a single-family residential
accessory structure and provide a 1-foot front yard setback, which will require (1) a 39-foot
variance to the front yard setback regulations, to construct and/or maintain an emergency
generator as a single-family residential accessory structure and provide a 1-foot side yard
setback, which will require (2) a 9-foot variance to the side yard setback regulations, to construct
and/or maintain a 6-foot 10 and 1/4-inch-high fence in a required front yard, which will require (3)
a 2-foot 10 and 1/4-inch special exception to the fence height regulations, 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 (4) a special
exception to the fence opacity regulations, and to construct and/or maintain a single-family
residential fence structure within a required visibility obstruction triangle at the driveway approach
along Rock CIliff Place, which will require (5) a special exception to the visibility obstruction
regulations at the driveway approach.

LOCATION: 5336 Rock Cliff Place

APPLICANT: Santos Martinez

PROPERTY OWNER: Dennis Shanahan

REQUEST:

(1) A variance to the front yard setback regulations.

(2) A variance to the side yard setback regulations.

(3) A special exception to the fence height regulations.

(4) A special exception to the fence opacity regulations.

(5) A special exception to the visibility obstruction regulations at the driveway approach.

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 for structures accessory to single-
family uses, minimum sidewalks, off-street parking or off-street loading, or landscape regulations
provided that the variance is:
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(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.

SECTION 51A-3.102(d)(10)(B):

Dallas Development Code § 51A-3.102(d)(10)(B), allows for the board to use their discretion and
consider the following as grounds to determine whether the portion of the variance standard of
compliance with the ordinance as applied to a structure would result in unnecessary hardship:

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

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

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

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

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

Variance to the front yard setback regulations:

Denial

Rationale: Based upon evidence presented and provided by the applicant, staff concluded that
the site is:

A. Contrary to the public interest. A 39-foot variance removes 97.5 percent of the required
40-foot front yard and places a mechanical accessory structure 1 foot from the front
property line, next to the driveway approach at the end of the cul-de-sac. That runs counter
to the open front yard character the R-1ac(A) district is meant to preserve, so the spirit of
the ordinance would not be observed.

B. Not necessary to permit development of a parcel restrictive in area, shape, or slope. The
subject site has a lot size of approximately 73,400 square feet, well above the R-1ac(A)
minimum of 43,560 square feet. It already accommodates a single-family residence and
accessory amenities within the buildable area. The applicant provided no analysis of
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C.

alternative generator locations that meet the 10-foot side yard setback, and no evidence
that service access requires the proposed location. Therefore, the site can be developed
in @ manner commensurate with the development on other parcels of land in the same
zoning district. No evidence was provided that any of the factors in Section 51A-
3.102(d)(B) apply

A self-created and personal hardship. The need for the variance results from the owner's
site layout and choice of generator placement, not from a condition of the land. Granting
the variance would give the owner a privilege not permitted to other parcels in the R-1ac(A)
district.

Variance to the side yard setback requlations:

Denial

Rationale: Based upon evidence presented and provided by the applicant, staff concluded that
the site is:

A

Contrary to the public interest. A 9-foot variance removes 90 percent of the required 10-
foot side yard and places an emergency generator 1 foot from the side property line. That
exposes the abutting property to noise and exhaust from the generator's operation and
routine test cycles, which the side yard setback is intended to buffer.

Not necessary to permit development of a parcel restrictive in area, shape, or slope. The
subject site has a lot size of approximately 73,400 square feet, well above the R-1ac(A)
minimum of 43,560 square feet. It already accommodates a single-family residence and
accessory amenities within the buildable area. The applicant provided no analysis of
alternative generator locations that meet the 10-foot side yard setback, and no evidence
that service access requires the proposed location. Therefore, the site can be developed
in a manner commensurate with the development on other parcels of land in the same
zoning district. No evidence was provided that any of the factors in Section 51A-
3.102(d)(B) apply

A self-created and personal hardship. The need for the variance results from the owner's
site layout and choice of generator placement, not from a condition of the land. Granting
the variance would give the owner a privilege not permitted to other parcels in the R-1ac(A)
district.

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

Section 51A-4.602(a)(11) of the Dallas Development Code states that the board may grant a
special exception to the fence 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:
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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):

No staff recommendation is made on these requests.

BACKGROUND INFORMATION:

Zoning:
Site: R-1ac(A)
North: R-1ac(A)
East: R-16(A)

South: R-1ac(A)
West: R-1ac(A)

Land Use:

The subject site is developed with a single-family residence with surrounding properties sharing
the same type of development.

BDA History:
No BDA history has been found within the last five years.

GENERAL FACTS/STAFE ANALYSIS:

The application of Santos Martinez for the property located at 5336 Rock Cliff Place
focuses on five requests relating to the front yard setback, side yard setback, fence height
regulations, fence opacity regulations, and visual obstruction regulations.

The applicant proposes to construct and/or maintain an emergency generator as a single-
family residential accessory structure and provide a 1-foot front yard setback, which will
require a 39-foot variance to the front yard setback regulations.

The applicant proposes to construct and/or maintain an emergency generator as a single-
family residential accessory structure and provide a 1-foot side yard setback, which will
require a 9-foot variance to the side yard setback regulations.

The applicant proposes to construct and/or maintain a 6-foot 10 and 1/4-inch-high fence
in a required front yard, which will require a 2-foot 10 and 1/4-inch special exception to the
fence height regulations.

The applicant proposes 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 opacity regulations,
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The applicant proposes to construct and/or maintain a single-family residential fence
structure within a required visibility obstruction triangle at the driveway approach along
Rock CIiff Place, which will require a special exception to the visibility obstruction
regulations at the driveway approach.

The subject site’s front yard setback along Rock Cliff Place is 40 feet.
The subject site’s side yard setback is 10 feet.
The applicant has the burden of proof in establishing the following:

1) That granting the variance to the front yard and side-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.

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

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

SECTION 51A-3.102(d)(10)(B):

Dallas Development Code § 51A-3.102(d)(10)(B), allows for the board to use their
discretion and consider the following as grounds to determine whether the portion of the
variance standard of compliance with the ordinance as applied to a structure would result
in unnecessary hardship:

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

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

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

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

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

Granting the variance to the front yard and side-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.

106



e The applicant has the burden of proof in establishing the special exception to the fence
height regulations will not adversely affect neighboring properties.

¢ Granting the special exceptions to the fence height regulations, with the condition that the
applicant complies with the with the submitted site plan and elevations, would require the
proposal to be constructed as shown on the submitted documents.

e 200’ Radius Video: BOA-26-000071 5336 Rock Cliff Pl

Timeline:

August 28, 2026:

September 8, 2026:

September 18, 2026:

September 23, 2026:

September 29, 2026:

October 7, 2026:

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

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

The Planning and Development Senior Planner emailed the applicant the
following information:

. an attachment that provided the public hearing date and panel
that will consider the application; the September 25, 2026,
deadline to submit additional evidence for staff to factor into their
analysis; and October 7, 2026, deadline to submit additional
evidence to be incorporated into the board’s docket materials.

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

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

The Planning and Development Senior Project Coordinator emailed the
applicant the revised assignment of the case to Board of Adjustment Panel
A.

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

The applicant emailed staff requesting the case be held until November.
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NOTICE OF PUBLIC HEARING

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

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

DATE: TUESDAY, NOVEMBER 17, 2026

BRIEFING: 10:00 a.m. via Videoconference and in 6ES COUNCIL BRIEFING at Dallas City Hall,
1500 Marilla Street  hitps://bit. ly/boa111726

HEARING: 1:00 p.m. Videoconference and in 6ES COUNCIL BRIEFING at Dallas City Hall, 1500
Marilla Street  https://bit. ly/boa111726

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

BOA-26-000071(BT) Application of Santos Martinez for (1) a variance to the front yard setback regulations, (2) a
variance to the side yard setback regulations, (3) a special exception to the fence height regulations, (4) a special
exception to the fence opacity regulations, and (5) a special exception to the visibility triangle regulations at the
driveway approach at 5336 ROCK CLIFF PLACE. This property is more fully described as Block 6/5579, Lot 3B,
and is zoned R-1ac(A), which requires a front yard setback of 40-foot, requires a side yard setback of 10 feet,
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
80 percent open to be located at least 5 feet from the front lot line, and requires a 20-foot visibility triangle at the
driveway or alley edge and the street curb line. The applicant proposes to construct and/or maintain an
emergency generator as a single-family residential accessory structure and provide a 1-foot front yard setback,
which will require (1) a 338-foct variance to the front yard setback regulations, to construct and/or maintain an
emergency generator as a single-family residential accessory structure and provide a 1-foot side yard setback,
which will require (2) a 9-foot variance to the side yard setback regulations, to construct andfor maintain a 6-foot
10 and 1/4-inch-high fence in a required front yard, which will require (3) a 2-foot 10 and 1/4-inch special
exception to the fence height regulations, to construct andfor maintain a fence in a required front yard with a fence
panel having less than 50 percent open surface area located less than § feet from the front lot line, which will
require (4) a special exception to the fence opacity regulations, and to construct and/or maintain a single-family
residential fence structure within a required visibility obstruction triangle at the driveway approach along Rock CIiff
Place, which will require (8) a special exception to the visibility obstruction regulations at the driveway approach.

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
appllcatlor‘l You may also contact the Board of Adjustment by email to BDAreply@dallas.gov. Lefters will be

epted until 9:00 ] aring. If you are unable to attend the hearing. If you choose to respond it
is |mportant that you et the Board know your reasons for being in favor of or in opposition to the application. The
Board members are very interested in your opinion.

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

The Board of Adjustment hearing will be held by videoconference and at 6ES Council Briefing. Individuals who
wish to speak in accordance with the Board of Adjustment Rules of Procedure by joining the meeting virtually,
must register online at https //bit Iv/BDA-A-Reaister by the 5 p.m. on Monday, November 16, 2026. All virtual
speakers will be required to show their video in order to address the board. In Person speakers can
register at the hearing. Public Affairs and Cutreach will also stream the public hearing on Spectrum Cable
Channel 96 or 99; and bit ly/cityofdallastv or YouTube com/CitvofDallasCityHall

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

Additional information regarding the application may be obtained by calling Jamie Miller, Senior Planner (214)
948-4069, or Mary Williams, Board Secretary at (214) 670-4127. Si desea informacion en espafiol, favor de
llamar al teléfono a Mary Williams al (214) 670-4127.

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

Board of Adjustment the day of the hearing.

Planning and Development Department PLEASE REGISTER AT:
1500 Marilla Street SCN, Dallas TX 75201 https://bit. lv/BDA-A-Register
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BOA-26-000071

A notice was added to this record on 2026-08-31.
Condition: Severity: Notice
Total conditions: 2 (Notice: 2)

View notice

Reports Help

File Date: 08/31/2026
Application Status: Plan Review

Assigned To: Jamie Miller

Description of Work: FILE NUMBER: BOA-26-000071 BUILDING OFFICIAL'S REPORT: Application of Santos Martinez for (1) a variance to the front yard setback regulations, (2)_a variance to the side yard setback regulations, (3)a

which will require (2)_a 9-foot variance to the side yard setback regulations, to construct and/or maintain a 6-foot 10 and 1/4-inch-high fence in a required front yard, which will require (3)_a 2-foot 10 and 1/4-inch

special exception to the fence height regulations, 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

Application Detail: Detail
Application Name:
Application Type: Board of Adjustments
Documents: File Name

5336 Rock Cliff BDA au...
5336 Rock Cliff tax ce...
5336 Rock Cliff certif...

5336 Rock Cliff tax pl...
5336 Rock Cliff BDA si...
5336 Rock Cliff lien s....

5336 Rock Cliff P leg...
5336 Rock Cliff tax pl...
5336 Rock Cliff PL zon....
5336 Rock Cliff certif...
BOA26000071z.jpg
BOA-26-000071_Submissi...
BOA26000071n.jpg
BOA26000071a.jpg
BOA26000071mva.jng
BOA-26-000071_labels.docx
BOA-26-000071_report.docx
5336 Rock Cliff-Elevat...
5336 Rock Cliff-Applic...
5336 Rock Cliff.pdf

5336 Rock Cliff-Site P...
5336 Rock Cliff BDA fe...
5336 Rock Cliff staff ...

Show all

Document Group

BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA

Address: 5336 ROCK CLIFF PL, Dallas, TX 75209

Category
Affidavit - Pro...
Certificate - Tax
Certificate - W...
Maps - Block
Plans - Site Plan
Statement - Lien
Legal Descripti...
Plat - Certifie...

Maps - Zoning L...

Plat - Certifie...

Other Support D...
Other Support D...
Other Support D...
Other Support D...
Other Support D...
Other Support D...
Other Support D...

Plans - Elevation
Affidavit - BDA...

Other Support D...

Plans - Site Plan
Plans - Other
Plans - Other

Description

certified tax plat

Elevation
Application
permit approval
Site plan

revised fence detai...
updated staff memo ...

Type
application/pdf
application/pdf
application/pdf
application/pdf
application/pdf
application/pdf
application/pdf
application/pdf
application/pdf
application/pdf
image/jpeg
application/pdf
image/jpeg
image/jpeg
image/jpeg
application/msword
application/msword
application/pdf
application/pdf
application/pdf
application/pdf
application/pdf
application/pdf

Document Status

Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded

Document Status Date

08/31/2026
08/31/2026
08/31/2026
08/31/2026
08/31/2026
08/31/2026
08/31/2026
08/31/2026
08/31/2026
09/09/2026
09/10/2026
09/10/2026
09/10/2026
09/10/2026
09/10/2026
09/10/2026
09/10/2026
09/21/2026
09/21/2026
09/21/2026
09/21/2026
09/23/2026
09/23/2026
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Owner Name:
Owner Address:
Parcel No:

Contact Info:

L d Prof : 1

Pr Info:

Total Fee Assessed:
Total Fee Invoiced:
Balance:

Custom Fields:

00000420763000000

Name Organization Name Contact Type
Santos Martinez La Sierra Plann... Applicant
Santos Martinez La Sierra Plann... Authorized Agent
Dennis Shanahan Dennis Shanahan... Property Owner
Primary Registration Number License Type Name
$3,125.00

$3,125.00

$0.00

Property Details
Existing Zoning
R-1ac(A)

Block Number
6/5579

Land Use

single family use
Status of Property
Non-Owner Occupied
File Date

08/28/2026

Are you applying for a fee waiver?
No

Referred by

Self

Internal Use Only
Source of Request
Self

Lot Acreage

1.68

PDox Information
PDox Number
BLOCKED

Board of Adjustment Request

Lot Number

3B

Lot Size (Sq. Ft)
73180.8

Is the property platted?
Yes

Previous Board of Adjustment case filed on this property

No
Seleccione si necesitara un interprete

Contact Primary Address Status
Mailing, 2489 Camino P... Active
Mailing, 2489 Camino P... Active
Mailing, 757 Massachus... Active

Business Name Business License #

Lot Size (Acres)

1.68

How many streets abut the property?

1

Status of Project

Proposed

Accommodation for someone with disabilities
No

Case Number

Have the standards for variance and or special exception been discussed?Has the Notification Sign Acknowledgement Form been discussed?

Yes

Fee Waiver Granted

Yes

Number of Parking Spaces
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https://dallastx-prod-av.accela.com/portlets/parcel/parcelList.do?mode=list&entityType=PARCEL_DAILY&module=Building&spaceName=spaces.dallastx.boa26000071
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https://dallastx-prod-av.accela.com/portlets/contact/contactDetail.do?value(mode)=view&&value%28contactType%29=Property%20Owner&value%28syncFlag%29=Yes&value%28serviceProviderCode%29=DALLASTX&value%28addressID%29=918523&module=Building&value%28refContactNumber%29=&value%28contactSeqNumber%29=4075222&isShowAddressDetail=true
https://dallastx-prod-av.accela.com/portlets/fee/feeList.do?mode=list&module=Building&spaceName=spaces.dallastx.boa26000071
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https://dallastx-prod-av.accela.com/portlets/appspecinfo/appSpecInfoForm.do?mode=view&fromTab=Y&module=Building&serviceProviderCode=DALLASTX&ID1=REC26&ID2=00000&ID3=022Q2&fromTreeGrid=Y
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Type of Request Request Description Application Type Other Affirm that an appeal has been

Variance Front-yard Single Family/Duplex Accesso 30' variance to the required front
Variance or Special ry
Exception structure
generato
r
Variance Side-yard Single Family/Duplex Accesso 5' to the required side yard setba
Variance or Special ry
Exception structure
generato

r

Special Exception Fence standards Single Family/Duplex
Variance or Special

Exception

2' special exception to the height

Special Exception Fence standards Single Family/Duplex
Variance or Special

Exception

within the required front yard

Special Exception Visual obstruction (20-  Single Family/Duplex

foot visibility triangle)  Variance or Special obstruction
Exception
Street Frontage Information
Street Frontage Linear Feet (Sq. Ft) (Number)
Front 30
Case Information
Full Request Brief Request

D Dro| (1) a variance to the front yard
generator as a single-family residential accessory structure and provide a 1- setback regulations

foot front yard setback, which will require (1) a 39-foot variance to the front

yard setback regulations

to construct and/or maintain an emergency generator as a single-family_
residential accessory structure and provide a 1-foot side yard setback,_
which will require (2) a 9-foot variance to the side yard setback regulations

(2) a variance to the side yard
setback regulations,

to construct and/or maintain a 6-foot 10 and 1/4-inch-high fence in a
required front yard, which will require (3)_a 2-foot 10 and 1/4-inch special
exception to the fence height regulations

(3) a special exception to the
fence height regulations

to construct a fence in a required front-yard with a fence panel having less (4) a special exception to the
than 50 percent open surface area located less than 5 feet from the front lot fence opacity regulations, and

regulations

and to construct and/or maintain a single-family residential fence structure  (5) a special exception to the
within a required visibility obstruction triangle at the driveway approach visibility triangle regulations at
along_Rock Cliff Place, which will require (5) a special exception to the the driveway approach
visibility obstruction regulations at the driveway approach.

Board of Adjustment Meeting

Hearing Type Action Date Time Room Panel Presiding Officer BOA Administrator BOA Secretary BOA Code Specialist Case Assigned to

6ES Kameka Miller- Mary Williams
Hoskins

6ES Kameka Miller- Mary Williams
Hoskins

6ES Kameka Miller- Mary Williams
Hoskins

6ES Kameka Miller- Mary Williams
Hoskins

6ES Kameka Miller- Mary Williams

Hoskins

GIS Information

for a fence in a required front yard

special exception to maintain a solid fence

special exception to the visibility triangle

made for Application is made to BOA to grant the described appeal Outcome

yard setback The property is irregularly shaped and has over 40' of fall from south to the
north of the property. The property crosses a creek. Over 14% of the property
is within a required setback or 100 year floodplain

ck The property is irregularly shaped and has over 40' of fall from south to north.
There is a creek that runs across the property and over 14% of the property is

within a required setback or 100 year floodplain

The property is at the end of a cul-de-sac. The adjacent lot maintains a fence
greater than 4' as it is listed as a rear yard. Another 6' fence exists on the cul-
de-sac.

regulations

Existing solid fences greater than 4' are along the cul-de-sac. This property is
at the end of the cul-de-sac and will have vehicular lights shining onto the
property.

Due to the irregular shape of the property, a portion of the new gate will be
within the visibility triangle. However, no pedestrian activity or vehicular traffic
will be negatively impacted by this portion of the gate within this visibility
triangle as the property is along a cul-de-sac

Zoning Requirements Relevant History BOA History BOA History Details

which requires a front yard setback of 40-foot ~ NA No
requires a side yard setback of 10 feet NA No
limits the height of a fence in the front yard to 4 NA No
feet
requires a fence panel with a surface area that NA No
is less than 50 percent open to be located at
least 5 feet from the front lot line
and requires a 20-foot visibility triangle atthe ~ NA No
driveway or alley edge and the street curb line.
Notes Outcome Filing Date
Diana Barkume Kameka Miller- Variance to the front yard Scheduled
Hoskins setback
Diana Barkume Kameka Miller- Variance to the side yard Scheduled
Hoskins setback
Diana Barkume Kameka Miller- special exception to the fence  Scheduled
Hoskins height
Diana Barkume Kameka Miller- special exception to the opacity Scheduled
Hoskins
Diana Barkume Jason Pool special exception to the visibility Scheduled

triangle at the drive approach
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08/31/2026
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https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Application+Intake&module=Building&mode=view&processID=19932&stepNum=1&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=GIS+AOR+Review&module=Building&mode=view&processID=19932&stepNum=39&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Case+Assignment&module=Building&mode=view&processID=19932&stepNum=41&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Site+Inspection&module=Building&mode=view&processID=19932&stepNum=40&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Plans+Distribution&module=Building&mode=view&processID=19932&stepNum=2&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Subdivision+Review&module=Building&mode=view&processID=19932&stepNum=5&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Q+Team+Review&module=Building&mode=view&processID=19932&stepNum=6&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Arborist+Review&module=Building&mode=view&processID=19932&stepNum=7&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Building+Code+Review&module=Building&mode=view&processID=19932&stepNum=12&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Zoning+Review&module=Building&mode=view&processID=19932&stepNum=19&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Electrical+Review&module=Building&mode=view&processID=19932&stepNum=20&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Eng+Water+and+Wastewater+Review&module=Building&mode=view&processID=19932&stepNum=22&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Historic+Preservation+Review&module=Building&mode=view&processID=19932&stepNum=26&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Eng+Paving+and+Drainage+Review&module=Building&mode=view&processID=19932&stepNum=28&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Eng+Flood+Plain+Review&module=Building&mode=view&processID=19932&stepNum=29&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Board+of+Adjustment+Review&module=Building&mode=view&processID=19932&stepNum=30&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Conservation+Review&module=Building&mode=view&processID=19932&stepNum=31&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Traffic+Review&module=Building&mode=view&processID=19932&stepNum=33&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=GIS+Review&module=Building&mode=view&processID=19932&stepNum=35&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Residential+Team+Review&module=Building&mode=view&processID=19932&stepNum=42&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Signs+Review&module=Building&mode=view&processID=19932&stepNum=43&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Plans+Coordination&module=Building&mode=view&processID=19932&stepNum=14&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Board+of+Adjustment+Hearing&module=Building&mode=edit&processID=19932&stepNum=15&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=938639&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=938669&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=938676&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=938643&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=938645&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=938641&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=938640&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=938642&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=938644&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000071
https://dallastx-prod-av.accela.com/portlets/inspection/inspectionDetailCapSpecific.do?mode=view&fromPage=inspectionDailyList&isCapFrame=Y&spaceName=spaces.dallastx.boa26000071&serviceProviderCode=DALLASTX&capID1=REC26&capID2=00000&capID3=022Q2&inspectionID=3369131&inspectionType=Site+Visit+Inspection&scheduledDate=09-30-2026&module=Building
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September 22, 2026

Ms. Kameka Miller-Hoskins, PhD.
Board Administrator

City of Dallas, Board of Adjustment
1500 Marilla, 5CN

Dallas, TX 75201

Dear Ms. Miller-Hoskins, PhD,

The property owner is seeking to install a new fence, gate, and emergency generator at 5336 Rock Cliff.
The new emergency generator is proposed within a required front and side yard setback. The proposed
gate encroaches approximately 3 1/2’ into the visibility triangle. There are no support structures for the
gate that encroach into the visibility triangle. The property owner proposes a solid fence along the
required front yard. The new fence and gate are six feet in height, with the exception of one area that is
6’ 10 %4” due to a storm drain clearance.

5336 Rock Cliff is at the end of a cul-de-sac. The front yard setback standards of this cul-de-sac are not
uniform among the residential properties. The adjacent property to the west of this site is addressed
5323 Surrey Circle. It’s frontage along Rock Cliff is used as a rear yard and its fence exceeds four feet in
height. There is a six-foot fence in the required front yard of 5323 Rock Cliff. The properties at 5310
and 5315 Rock Cliff can access their lots from Inwood Road. The property owner seeks to construct a
new six foot fence and gate, with one portion of the fence at 6” 10 %4” due to a grade change that
accommodates a storm drain clearance.

The property owner seeks a solid fence as it is at the end of the cul-de-sac. All vehicle headlights that
enter onto Rock Cliff Place will shine directly into this property. The property owners request for a solid
fence in the required front yard will not create an adverse effect on neighboring properties. The
adjacent property maintains a solid fence along Rock Cliff Place.

The installation of an emergency generator is limited to an area within the required front and side yard.
The property is split by a creek and does not have alley service. It has an unusual shape and substantial
slope across the property. Emergency generators must have access to service vehicles, and the property
has limited options for its location and service.

Exhibit A identifies the area encumbered by front, side, and rear setbacks. It also delineates the 100-
year floodplain across the property. In total, over 15,935 square feet (or 21.7%) of the property is
located within a required setback. The portion of the property within the 100-year floodplain total
31,109.8 square feet (or 42.5%). Additionally, there is a 10’ sanitary sewer easement within the
northern portions of the property. This accounts for 3114 square feet of area (4%) within the northern
half of the property. Overall, 68% of the property is encumbered by setbacks, floodplain, or easements.

Exhibit B demonstrates the topography of the property. There is a 42’ elevation drop from the southern

property line to the creek. The site plan identifies the topography across the buildable area of the
property. There is a cliff identified on the site plan that shows how it touches the northern edge of the
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pool. There is an 18-foot drop from the top of this cliff to the center of the creek. It also shows the
entire northern portion of the property within the 100-year floodplain.

The property slope, shape, required setbacks, floodplain, and easements limit the placement of this
generator. They also impact the placement of a new fence and gate.

The proposed gate encroaches approximately 3 %’ into the visibility triangle of the drive approach. This
encroachment only exists when the gate is closed. The placement of the property at the end of the cul-
de-sac indicates that oncoming traffic will be from the south of the drive approach. Drivers will be able
to identify oncoming vehicles and pedestrians before entering the driving path of Rock Cliff without any
visibility obstructions.

The fence and gate elevations (Exhibit C) demonstrate that a solid fence would not be contrary to the
public interest or create an adverse effect on neighboring properties. The proposed fence holds a
uniform level with the exception of one area due to a change in grade for a storm water clearance.
Exhibits A and B demonstrate the property hardship that impacts the placement of an emergency
generator due to the area encumbered by required setbacks and the topography of the property. The
property shape and slope are such that a literal interpretation of the required setbacks creates
unnecessary hardship for this owner. These are hardships that are not self-created and make it
challenging to develop in a commensurate manner with the other single-family residences within this
zoning district.

Please contact my office if you have any questions about these exhibits or need any further information.

Sincerely,

Santos T. Martinez
Authorized representative
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September 21, 2026

Ms. Kameka Miller-Hoskins, PhD.
Board Administrator

City of Dallas, Board of Adjustment
1500 Marilla, 5CN

Dallas, TX 75201

Dear Ms. Miller-Hoskins, PhD,

The property owner is seeking to install a new fence, gate, and emergency generator at 5336 Rock Cliff.
The new fence is proposed to be six feet in height (including the new gate). The new emergency
generator is proposed within a required front and side yard setback. The proposed gate encroaches
approximately 3 1/2’ into the visibility triangle. There are no support structures for the gate that
encroach into the visibility triangle. The property owner proposes a solid six-foot fence along the
required front yard.

5336 Rock Cliff is at the end of a cul-de-sac. The front yard setback standards of this cul-de-sac are not
uniform among the residential properties. The adjacent property to the west of this site is addressed
5323 Surrey Circle. It’s frontage along Rock Cliff is used as a rear yard and its fence exceeds four feet in
height. There is a six-foot fence in the required front yard of 5323 Rock Cliff. The properties at 5310
and 5315 Rock Cliff can access their lots from Inwood Road.

The property owner seeks a solid six-foot fence as it is at the end of the cul-de-sac. All vehicle
headlights that enter onto Rock Cliff will shine directly into this property. The property owners request
for a six-foot solid fence in the required front yard will not create an adverse effect on neighboring
properties.

The installation of an emergency generator is limited to an area within the required front and side yard.
The property is split by a creek and does not have alley service. It has an unusual shape and substantial
slope across the property. Emergency generators must have access to service vehicles, and the property
has limited options for its location and service.

Exhibit A identifies the area encumbered by front, side, and rear setbacks. It also delineates the 100-
year floodplain across the property. In total, over 15,935 square feet (or 21.7%) of the property is
located within a required setback. The portion of the property within the 100-year floodplain total
31,109.8 square feet (or 42.5%). Additionally, there is a 10’ sanitary sewer easement within the
northern portions of the property. This accounts for 3114 square feet of area (4%) within the northern
half of the property. Overall, 68% of the property is encumbered by setbacks, floodplain, or easements.

Exhibit B demonstrates the topography of the property. There is a 42’ elevation drop from the southern
property line to the creek. The site plan identifies the topography across the buildable area of the
property. There is a cliff identified on the site plan that shows how it touches the northern edge of the
pool. There is an 18-foot drop from the top of this cliff to the center of the creek. It also shows the
entire northern portion of the property within the 100-year floodplain.
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The property slope, shape, required setbacks, floodplain, and easements limit the placement of this
generator. They also impact the placement of a new fence and gate.

The proposed gate encroaches approximately 3 %’ into the visibility triangle of the drive approach. This
encroachment only exists when the gate is closed. The placement of the property at the end of the cul-
de-sac indicates that oncoming traffic will be from the south of the drive approach. Drivers will be able
to identify oncoming vehicles and pedestrians before entering the driving path of Rock Cliff without any
visibility obstructions.

The fence and gate elevations (Exhibit C) demonstrate that a six-foot solid fence would not be contrary
to the public interest or create an adverse effect on neighboring properties. Exhibits A and B
demonstrate the property hardship that impacts the placement of an emergency generator due to the
area encumbered by required setbacks and the topography of the property. The property shape and
slope are such that a literal interpretation of the required setbacks creates unnecessary hardship for this
owner. These are hardships that are not self-created and make it challenging to develop in a
commensurate manner with the other single-family residences within this zoning district.

Please contact my office if you have any questions about these exhibits or need any further information.

Sincerely,

Santos T. Martinez
Authorized representative
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Agenda Information Sheet

File #: 26-3576A Item #: 4.
AGENDA DATE: November 17, 2026

PANEL.: A

COUNCIL DISTRICT(S): 1

DEPARTMENT: Department of Planning and Development

BUILDING OFFICIAL’'S REPORT

Application of Santos Martinez for (1) a variance to the front-yard setback regulations at 1403
EASTUS DRIVE. This property is more fully described as Block A/4788-1/2, Lot E, and is zoned R-
7.5(A), which requires a front-yard setback of 25-feet. The applicant proposes to construct and/or
maintain a single-family residential structure and provide a 5-foot front yard setback along Shady
Lane, which will require a (1) 20-foot variance to the front yard setback regulations.

Location: 1403 EASTUS DRIVE

Applicant: Santos Martinez

Senior Planner: Bryant Thompson

Request(s): (1) A variance to the front yard setback regulations.

Staff Recommendation: (1) Approval.
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BOARD OF ADJUSTMENT TUESDAY, NOVEMBER 17, 2026
CITY OF DALLAS, TEXAS

FILE NUMBER: BOA-26-000074(BT)

BUILDING OFFICIAL'S REPORT: Application of Santos Martinez for (1) a variance to the front-
yard setback regulations at 1403 EASTUS DRIVE. This property is more fully described as Block
A/4788-1/2, Lot E, and is zoned R-7.5(A), which requires a front-yard setback of 25-feet. The
applicant proposes to construct and/or maintain a single-family residential structure and provide
a 5-foot front yard setback along Shady Lane, which will require (1) a 20-foot variance to the front
yard setback regulations.

LOCATION: 1403 Eastus Drive
APPLICANT: Santos Martinez
PROPERTY OWNER: Santos Martinez
REQUEST:

(1) A request for a variance to the front yard setback 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 for structures accessory to single-
family uses, 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.

SECTION 51A-3.102(d)(10)(B):

Dallas Development Code § 51A-3.102(d)(10)(B), allows for the board to use their discretion and
consider the following as grounds to determine whether the portion of the variance standard of
compliance with the ordinance as applied to a structure would result in unnecessary hardship:
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(i) the financial cost of compliance is greater than 50 percent of the appraised value of the
structure as shown on the most recent appraisal roll certified to the assessor for the municipality
under Section 26.01 of the Texas Tax Code.

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

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

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

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

STAFF RECOMMENDATION:

Variance to the front yard setback regulations:

Approval

Rationale: Based upon evidence presented and provided by the applicant, staff concluded that
the site is:

A. Not contrary to the public interest 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 but shape, or slope. The subject site is relatively
flat, a corner lot with front-yard setbacks facing both Eastus Drive and Shady Lane,
reducing the buildable area due to the continuity of the established setback along both
street frontage. The subject site has a lot size of 8,243 square feet with a buildable area
of 3,695 square feet (typical R-7.5(A) buildable are 4,800 square feet); therefore, 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.

BACKGROUND INFORMATION:

Zoning:
Site: R-7.5(A)
North: R-7.5(A)
East: R-7.5(A)

South: R-7.5(A)
West: R-7.5(A)
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Land Use:

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

BDA History:

No BDA history was found within the last five years.

GENERAL FACTS/STAFE ANALYSIS:

The application of Santos Martinez for the property located at 1403 Eastus Drive focuses
on one request relating to the front-yard setback regulations.

The applicant is proposing to construct and maintain a single-family residential structure
and provide a 5-foot front-yard setback along Shady Lane, which will require a 20-foot
variance to the front-yard setback regulations.

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

It is imperative to note that the subject site is a corner lot, having a 25-foot front-yard
setback along Eastus Drive and a 25-foot front-yard setback along Shady Lane.

Per staff’s review of the subject site, it has been confirmed that the single-family structure
is proposed upon demolition of existing structure.

Due to continuity of the blockface along Shady Drive, the subject site would be reduced
significantly when compared with development upon other parcels of land in the same
zoning district.

The subject site lot information:

Lot size: R-7.5(A) minimum lot size of 7,500 square feet
Lot size: 8,274 square feet

Buildable area: R-7.5(A) typical 4,800 square feet
Buildable area without variance: 3,201 square feet
Buildable area with variance: 5,401 square feet

Lot coverage: 45 percent max allowed (3,375 square feet)

O O O O O o o

Lot coverage: 45 percent proposed (3,723.3 square feet)
The applicant has the burden of proof in establishing the following:

1) 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.

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

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

SECTION 51A-3.102(d)(10)(B):

Dallas Development Code § 51A-3.102(d)(10)(B), allows for the board to use their
discretion and consider the following as grounds to determine whether the portion of the
variance standard of compliance with the ordinance as applied to a structure would result
in unnecessary hardship:

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

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

(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.

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.

200’ Radius Video: BOA-26-000074 at 1403 Eastus Dr

Timeline:

August 23, 2026: The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents which have been included as part of
this case report.

October 6, 2026: The Board of Adjustment Administrator assigned this case to Board of
Adjustment Panel A.

October 6, 2026: The Board of Adjustment Chief Planner assigned this case to Senior
Planner.

October 16, 2026: The Planning and Development Senior Planner emailed the applicant the

following information:

. an attachment that provided the public hearing date and panel
that will consider the application; the 1:00 pm, October 23, 2026,
deadline to submit additional evidence for staff to factor into their
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https://youtu.be/7nSxf1TE20w
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October 27, 2026:

analysis; and 1:00 pm, November 6, 2026, deadline to submit
additional evidence to be incorporated into the board’s docket
materials.

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

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

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

1

=1 &

os

1403
1412
1316
1414
1410
1406
1400

1307
1418
1421
1444

Notification List of Property Owners

EASTUS DR
SYLVAN AVE
EASTUS DR
EASTUS DR
EASTUS DR
EASTUS DR
EASTUS DR
EASTUS DR
SHADY LIN
SYLVAN AVE
EASTUS DR
SYLVAN AVE
EASTUS DR
EASTUS DR
SYLVAN AVE
SYLVAN AVE
EASTUS DR
SYLVAN AVE
SHADY LN
EASTUS DR
EASTUS DR
EASTUS DR
SYLVAN AVE

BOA-26-000074

23 Property Owners Notified

Owner

KINEE JAEMAR & BRIDGETTE
CLEMENT EARLJII

JOHNS0OMN TEREY D

SFEMNCER ELAKE &

WALTER MARTHA M &
SCHIEE WILLIAMT &
CRUTCHFIELD MACK W
JOHNS0M TERA ALYSE
STEAMNGE WILLIAM EREY AN III
WILLIAMS MATTHEW &
CASASYESENIA

MILLINGTON MARTIN &
DEMANDER GEOFFEEY SHAW &
PLUNEETT JAMES M
CHAFPELL MARCUS & JUDY ANM
NOEL EMANUEL B

ALLMAN FREDERICK C &
ISBELL BETTY

SUN NOEMAN &

KELLY MARTHA

GOEGEL ROEEERT & CHRISTINE
SPANN DAVID C & SUZANNE
WILKING DAVID M
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Route Directions:

Start on W Greenbriar Ln.
Right on Eastus Dr.

Right on Rainbow Dr.
Right on Sylvan Ave.

Left on W Greenbriar Ln.
Left on Shady Ln.

*Subject Site at 0:41 and 3:24.
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NOTICE OF PUBLIC HEARING

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

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

DATE: TUESDAY, NOVEMBER 17, 2026

BRIEFING: 10:00 a.m. via Videoconference and in 6ES COUNCIL BRIEFING at Dallas
City Hall, 1500 Marilla Street https:/bit.ly/boa111726

HEARING: 1:00 p.m. Videoconference and in 6ES COUNCIL BRIEFING at Dallas City
Hall, 1500 Marilla Street https:/bit.ly/boa111726

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

BOA-26-000074(BT) Application of Santos Martinez for (1) a variance to the front-yard setback
regulations at 1403 EASTUS DRIVE. This property is more fully described as Block A/4788-1/2, Lot E,
and is zoned R-7.5(A), which requires a front-yard setback of 25-feet. The applicant proposes to
construct and/or maintain a single-family residential structure and provide a 5-foot front yard setback
along Shady Lane, which will require a (1) 20-foot variance to the front yard setback 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 at 6ES Council Briefing.
Individuals who wish to speak in accordance with the Board of Adjustment Rules of Procedure by
joining the meeting virtually, must register online at https://bit.ly/BDA-A-Reqister by the 5 p.m. on
Monday, November 16, 2026. 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/CityofDallasCityHall.

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

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

PLEASE SEND REPLIES TO:
BDAreply@dallas.qgov

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

https://bit.ly/BDA-A-Register
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1403 EASTUS DRIVE. This property is more fully described as Block A/4788-1/2, Lot E, and is zoned R-7.5(A), which requires a front-yard setback of 25-feet. The applicant proposes to construct and/or maintain a

BOARD OF ADJUSTMENT CITY OF DALLAS, TEXAS FILE NUMBER: BOA-26-000074 BUILDING OFFICIAL'S REPORT: Application of Santos Martinez for (1) a variance to the front-yard setback regulations at

single-family residential structure and provide a 5-foot front yard setback along_Shady Lane, which will require a (1) 20-foot variance to the front yard setback regulations. LOCATION: 1403 EASTUS DRIVE

APPLICANT: Santos Martinez REQUEST: (1) A variance to the front yard setback regulations.
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A/4788 1/2

Land Use

single family use
Status of Property
Non-Owner Occupied
File Date

Are you applying for a fee waiver?
No

Referred by

self

Internal Use Only
Source of Request
Self

Lot Acreage

0.19

PDox Information
PDox Number
BLOCKED

Board of Adjustment Request

Type of Request Request Description

Variance Front-yard

Street Frontage Information

8260 2

Is the property platted? Status of Project

Yes Proposed

Previous Board of Adjustment case filed on this property Accommodation for someone with disabilities
No No

Seleccione si necesitara un interprete Case Number
Have the standards for variance and or special exception been discussed?Has the Notification Sign Acknowledgement Form been discussed?
Yes Yes

Fee Waiver Granted Number of Parking Spaces

Application Type Other Affirm that an appeal has been made for Application is made to BOA to grant the described appeal Outcome
Single Family/Duplex
Variance or Special
Exception

20' variance to required front yard setback Property is a corner lot with 2 required front yards. Over 60% of the property is
within a required setback due to 2 required front yards. These setbacks diminish the
lot size from 8,000 s.f. to approximately 3,000 s.f.

Street Frontage Linear Feet (Sq. Ft) (Number)

Front 59.1

Front 140

Case Information

Full Request

provide a 5-foot front yard setback along_Shady Lane, which will require a (1) 20-foot variance setback regulations.

to the front yard setback regulations.

Board of Adjustment Meeting

Hearing Type Action Date Time Room Panel Presiding Officer BOA Administrator BOA Secretary

6ES

GIS Information

Brief Request Zoning Requirements Relevant History BOA History BOA History Details

variance to the front yard  which requires a front-yard NA

setback of 25-feet.

No

BOA Code Specialist Case Assigned to Notes Outcome Filing Date

A Kameka Miller- Cambria Jordan Scheduled

Hoskins

Kameka Miller-
Hoskins

Cheri Gambow Bryant Thompson variance to the front yard
setback regulations along

Shady Lane.

Parcel Number (Number) Service Layer Attribute Value Census Tract Number (Number) Council District School District Escarpment Floodplain

Workflow Status: Task

43.50 1- Chad West
Assigned To Status Status Date Action By
Application Intake Intake Complete 09/28/2026 Accela Administ...
GIS AOR Review Elham Elbadawi Review Complete 10/02/2026 Elham Elbadawi
Case Assignment Bryant Thompson Case Manager... 10/26/2026 Kameka Miller-H...
Site Inspection Site Inspect... 10/26/2026 Kameka Miller-H...
Plans Distribution 09/28/2026

Subdivision Review
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Task Assigned To Status Status Date Action By

Q Team Review

Arborist Review

Building Code Review
Zoning Review

Electrical Review

Eng Water and Wastewat...
Historic Preservation ...
Eng Paving and Drainag...
Eng Flood Plain Review
Board of Adjustment Re...
Conservation Review
Traffic Review

GIS Review

Residential Team Review
Signs Review

Plans Coordination

Board of Adjustment He...
Two-Year Waiver Period

Condition Status: Name Short Comments Status Apply Date Severity Action By
BOA History, This will display in t... Applied 08/31/2026 Notice
General Facts/Staff An... This will display in t... Applied 08/31/2026 Notice
Land Use This will display in t... Applied 08/31/2026 Notice
Staff Recommendation Staff Recommendation Applied 08/31/2026 Notice
Standard of Review This will display in t... Applied 08/31/2026 Notice
Timeline This will display in t... Applied 08/31/2026 Notice
Zoning This will display in t... Applied 08/31/2026 Notice
Application C ts: View ID Comment Date

Initiated by Product: ACA

Scheduled/Pending Inspecti = Inspection Type Scheduled Date Inspector Status Comments
Site Visit Inspection 11/09/2026 Scheduled Scheduled via Script
Resulted Inspections: Inspection Type Inspection Date Inspector Status Comments
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SUMMARY TABLE

PROPERTY AREA = 8243 SF
BUILDING AREA = 3695 SF
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August 4, 2026

Ms. Kameka Miller-Hoskins, PhD.
Board Administrator

City of Dallas, Board of Adjustment
1500 Marilla, 5CN

Dallas, TX 75201

Dear Ms. Miller-Hoskins, PhD,

The property owner of 1403 Eastus seeks to construct a new single-family home. The property is
located on a corner lot and zoned R-7.5(A).

The continuation of the block face provision of the zoning ordinance creates a second required front
yard setback along Shady Lane. In addition to the required front yard setback of twenty-five (25) feet
along Eastus and required side/rear yard setbacks of five (5) feet, the developable area for this property
is greatly diminished. The total lot area is 8,260 square feet. However, 5,070 square feet of the
property is encumbered by required setbacks. This represents sixty-one (61) percent of the lot within a
required setback. Exhibit A demonstrates the remaining buildable area and the impact of these required
setbacks on the property.

The property owner seeks to construct a single-family home that is commensurate to neighborhood. At
least three homes have been constructed within the 1400 block of Eastus Drive that are two stories.
The new single-family home can comply with the required front yard setback of Eastus Drive. The
property owner seeks relief from the second required front yard setback along Shady Lane.

The properties shape and width hinder the owner’s ability to construct a new single-family home that is
commensurate to the neighborhood. The property hardship is created by the zoning ordinance and the
development of 743 Shady Lane that creates a second front yard setback.

We respectfully request a variance to the required front yard setback of twenty feet to accommodate
the construction of a new single-family home. The property’s shape and width create a hardship to

satisfy two required front yard setbacks.

Please contact my office if you have any questions about these exhibits or need any further information.

Sincerely,

Santos T. Martinez
Authorized representative

www.lasierrapg.com 2489 Camino Plata Loop. NE, Rio Rancho NM 87144 214-684-2¥4%
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Agenda Information Sheet

File #: 26-3577A Item #: 5.
AGENDA DATE: November 17, 2026
PANEL.: A

COUNCIL DISTRICT(S): 14
DEPARTMENT: Department of Planning and Development

BUILDING OFFICIAL’'S REPORT

Application of Santos Martinez for (1) a variance to the minimum front-yard setback regulations at
2107 N HENDERSON AVENUE. This property is more fully described as Block E/1491, Lot 10A, and
Is zoned PD-462 (Subdistrict 5), which requires a minimum front-yard setback of 15-feet except
cantilevered roof eaves and balconies may project up to five feet into the required front yard. The
applicant proposes to construct and/or maintain a nonresidential structure along N. Henderson
Avenue and provide an 8-foot 6-inch front yard, which will require a (1) 1-foot 6-inch variance to the
minimum front-yard setback regulations.

Location: 2107 N HENDERSON AVENUE

Applicant: Santos Martinez

Senior Planner: Bryant Thompson

Request(s): (1) A variance to the front yard setback regulations.

Staff Recommendation: (1) Denial.

BOA-26-000075
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BOARD OF ADJUSTMENT TUESDAY, NOVEMBER 17, 2026
CITY OF DALLAS, TEXAS

FILE NUMBER: BOA-26-000075(BT)

BUILDING OFFICIAL'S REPORT: Application of Santos Martinez for (1) a variance to the front
yard setback regulations at 21207 N HENDERSON AVENUE. This property is more fully described
as Block E/1491, Lot 10A, and is zoned PD-462 (Subdistrict 5), which requires a minimum front-
yard setback of 15-feet except cantilevered roof eaves and balconies may project up to five feet
into the required front yard. The applicant proposes to construct and/or maintain a nonresidential
structure along N. Henderson and provide an 8-foot 6-inch front yard setback, which will require
(1) a 1-foot 6-inch variance to the minimum front-yard setback regulations.

LOCATION: 2107 N Henderson Avenue
APPLICANT: Santos Martinez
PROPERTY OWNER: A.J. Levin

REQUEST:

(1) A variance to the front yard setback 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 for structures accessory to single-
family uses, 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.

SECTION 51A-3.102(d)(10)(B):

Dallas Development Code § 51A-3.102(d)(10)(B), allows for the board to use their discretion and
consider the following as grounds to determine whether the portion of the variance standard of
compliance with the ordinance as applied to a structure would result in unnecessary hardship:
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(i) the financial cost of compliance is greater than 50 percent of the appraised value of the
structure as shown on the most recent appraisal roll certified to the assessor for the municipality
under Section 26.01 of the Texas Tax Code.

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

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

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

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

STAFF RECOMMENDATION:

Variance to the front yard setback regulations:

Denial

Rationale: Based upon evidence presented and provided by the applicant, staff concluded that
the site is:

A. Not contrary to the public interest 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 but shape, or slope. The subject site is relatively
flat, and rectangular in shape. Therefore, it can 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.

BACKGROUND INFORMATION:

Zoning:
Site: PD-462 (Subdistrict 5)
North: PD-462 (Subdistrict 4A) & R-7.5(A)
East: PD-462 (Subdistrict 4A) & R-7.5(A)

South: PD-462 (Subdistrict 5) & MF-2(A)
West: MF-2(A)

Land Use:

The subject site and surrounding properties are developed with various uses allowed within PD-
462 and MF-2(A).
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BDA History:

No BDA history was found within the last five years.

GENERAL FACTS/STAFF ANALYSIS:

The application of Santos Martinez for the property located at 2107 Henderson Avenue
focuses on one request relating to the front-yard setback regulations.

The applicant is proposing to construct and maintain a non-residential structure and
provide a 8-foot 6-inch front-yard setback along N Henderson Avenue, which will require
a 1-foot 6-inch variance to the front-yard setback regulations.

The subject site and surrounding properties are all developed with single-family homes,
multi-family and various uses within PD-462.

Surrounding properties are transitioning to a more modern and market integration area of
mixed uses.

Per staff site visit, some properties provided cantilevered roof eaves but could not confirm
depth due to ongoing construction site.

It is imperative to note that the subject site is a corner lot, having a 15-foot front-yard
setback along N Henderson Avenue and a 15-foot front-yard setback along Fuqua Street.

Per staff’s review of the subject site, it has been confirmed that the nonresidential structure
is proposed upon on a vacant lot.

The subject site lot information:
0 Lot size: no minimum lot size
0 Lot size: 22,089.27 square feet

o0 Cantilevered roof eaves projection into the required front yard: without variance:
5-feet O0-inches

0 Cantilevered roof eaves projection into the required front yard: with variance 1-feet
6-inches

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

1) 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.

2) The variance is necessary to permit development of a specific parcel of land that differs
from other parcels of land by being of such restrictive area, shape, or slope, that it
cannot be developed in a manner commensurate with the development upon other
parcels of land with the same zoning; and
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3) The variance would not be granted to relieve a self-created or personal hardship, nor
for financial reasons only, nor to permit any person a privilege in developing a parcel
of land not permitted by this chapter to other parcels of land with the same zoning.

SECTION 51A-3.102(d)(10)(B):

Dallas Development Code § 51A-3.102(d)(10)(B), allows for the board to use their
discretion and consider the following as grounds to determine whether the portion of the
variance standard of compliance with the ordinance as applied to a structure would result
in unnecessary hardship:

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

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

(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.

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.

200’ Radius Video: BOA-26-000075 at 2107 N Henderson Ave

Timeline:

September 28, 2026: The applicant submitted an “Application/Appeal to the Board of

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

October 6, 2026: The Board of Adjustment Administrator assigned this case to Board of
Adjustment Panel A.

October 6, 2026: The Board of Adjustment Chief Planner assigned this case to Senior
Planner.

October 16, 2026: The Planning and Development Senior Planner emailed the applicant the

following information:

. an attachment that provided the public hearing date and panel
that will consider the application; the 1:00 pm, October 23, 2026,
deadline to submit additional evidence for staff to factor into their
analysis; and 1:00 pm, November 6, 2026, deadline to submit
additional evidence to be incorporated into the board’s docket
materials.
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https://youtu.be/XFPd1XLBlVs

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

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

October 27, 2026: The Board of Adjustment staff review team meeting was held regarding
this request and other requests scheduled for the November public
hearings. Review team members in attendance included: The Board of
Adjustment Chief Planner/Board Administrator, the Board of Adjustment
Senior Planner, Project Coordinator, Board Secretary, Conservation
District Chief Planner, Chief Arborists, Zoning Senior Planner, and
Transportation Engineer.

October 29, 2026: Applicant provided updated information related to the request.
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I The number ' indicates City of Dallas Ownership

1:1,200

NOTIFICATION

200'| AREA OF NOTIFICATION

NUMBER OF PROPERTY
OWNERS NOTIFIED

cosor: BOA-26-000075

Date: 10/2/2026
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Label # Address

1

2107
5206
2023
2ms
211
2117
2115
2202
2114
2026
2005
2ms
2110
2202

Route Directions:

Start on Fuqua St.

Right on Moser Ave.
Right on Capitol Ave.

Notification List of Property Owners

BOA-26-000075

14 Property Owners Notified

N HENDEESON AVE
FUQUIA ST

N HENDEESON AVE
N HENDERSON AVE
N HENDEESON AVE
N HENDEESON AVE
N HENDEESOMN AVE
N HENDEESON AVE
N HENDEESON AVE
N HENDEESON AVE
N HENDEESON AVE
MOSER AVE

MOSERE AVE

MOSER AVE

Right on N Henderson Ave.

Right on Monarch St.
Right on Moser Ave.
Right on Fuqua St.

*Subject Site at 0:00 and 2:06.

Owner

HENDERSON AVE DEV 2 OWNER LLC
Taxpayer at

HENDERSON AVE DEV 2 OWNER LLC
Taxpaver at

HENDERSON AVE DEV 2 OWNER
2117 HENDEESON AVE OWNEER LLC
2107 & 2115 HENDERS0ON AVE
HENDERSON AVEDEV 2
HENDERSON AVE DEV 2 OWNER LLC
HENDERSON AVE DEV 2 OWNER LLC
HENDERSON AVEDEV 2

Taxpaver at

21002103 MOSEE AVENUE LP

AHC COLLECTIONILF
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NOTICE OF PUBLIC HEARING

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

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

DATE: TUESDAY, NOVEMBER 17, 2026

BRIEFING: 10:00 a.m. via Videoconference and in 6ES COUNCIL BRIEFING at Dallas
City Hall, 1500 Marilla Street https://bit.ly/boa111726

HEARING: 1:00 p.m. Videoconference and in 6ES COUNCIL BRIEFING at Dallas City
Hall, 1500 Marilla Street https://bit.ly/boa111726

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

BOA-26-000075(BT) Application of Santos Martinez for (1) a variance to the minimum front-yard
setback regulations at 2107 N HENDERSON AVENUE. This property is more fully described as Block
E/1491, Lot 10A, and is zoned PD-462 (Subdistrict 5), which requires a minimum front-yard setback of
15-feet except cantilevered roof eaves and balconies may project up to five feet into the required front
yard. The applicant proposes to construct and/or maintain a nonresidential structure along N.
Henderson Avenue and provide an 8-foot 6-inch front yard, which will require a (1) 1-foot 6-inch
variance to the minimum front-yard setback 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 at 6ES Council Briefing.
Individuals who wish to speak in accordance with the Board of Adjustment Rules of Procedure by
joining the meeting virtually, must register online at https://bit.ly/BDA-A-Reqister by the 5 p.m. on
Monday, November 16, 2026. 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/CityofDallasCityHall.

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

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

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

Board of Adjustment the day of the hearing.
Planning and Development Department PLEAS_E REGISTER AT:
1500 Marilla Street 5CN, Dallas TX 75201 https://bit.ly/BDA-A-Reqister.
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BOA-26-000075 - BOARD OF ADJUSTMENT

A notice was added to this record on 2026-08-31.
Condition: Severity: Notice
Total conditions: 2 (Notice: 2)

View notice

Reports Help

File Date: 08/31/2026
Application Status: Plan Review
Assigned To: Bryant Thompson

Description of Work: BOARD OF ADJUSTMENT CITY OF DALLAS, TEXAS FILE NUMBER: BOA-26-000075 BUILDING OFFICIAL'S REPORT: Application of Santos Martinez for (1) a variance to the minimum front-yard setback
regulations at 2107 N HENDERSON AVENUE. This property is more fully described as Block E/1491, Lot 10A, and is zoned PD-462 (Subdistrict 5), which requires a minimum front-yard setback of 15-feet except

an 8-foot 6-inch front yard, which will require a (1) 1-foot 6-inch variance to the minimum front-yard setback regulations. LOCATION: 2107 N HENDERSON AVENUE APPLICANT: Santos Martinez REQUEST: (1) A
variance to the minimum front yard setback regulations.

Application Detail: Detail

Application N BOARD OF ADJUSTMENT

Application Type: Board of Adjustments

Documents: File Name Document Group Category Description Type Document Status Document Status Date
2107 N Henderson BDA a... BLDG_BDA Affidavit - Pro... application/pdf Uploaded 08/31/2026
2107 N Henderson tax c... BLDG_BDA Certificate - Tax application/pdf Uploaded 08/31/2026
2107 N Henderson certi... BLDG_BDA Certificate - W... application/pdf Uploaded 08/31/2026
2107 N Henderson legal... BLDG_BDA Legal Descripti... application/pdf Uploaded 08/31/2026
2107 N Henderson tax p... BLDG_BDA Maps - Block application/pdf Uploaded 08/31/2026
2107 N. Henderson Zoni... BLDG_BDA Maps - Zoning L... application/pdf Uploaded 08/31/2026
2107 N Henderson BDA s... BLDG_BDA Plans - Site Plan application/pdf Uploaded 08/31/2026
2107 N Henderson tax p... BLDG_BDA Plat - Certifie... application/pdf Uploaded 08/31/2026
2107 N Henderson lien ... BLDG_BDA Statement - Lien application/pdf Uploaded 08/31/2026
2107 N Henderson certf. BLDG_BDA Plat - Certifie... highlighted certifi... application/pdf Uploaded 09/09/2026
2107 N Henderson certi... BLDG_BDA Plat - Certifie... overall certified plat application/pdf Uploaded 09/09/2026
BOA26000075a.jpg BLDG_BDA Other Support D... image/jpeg Uploaded 10/02/2026
BOA-26-000075 labels.docx BLDG_BDA Other Support D... application/msword Uploaded 10/02/2026
BOA-26-000075 Submissi... BLDG_BDA Other Support D... application/pdf Uploaded 10/02/2026
BOA-26-000075_report.docx BLDG_BDA Other Support D... application/msword Uploaded 10/02/2026
BOA26000075mva.jpg BLDG_BDA Other Support D... image/jpeg Uploaded 10/02/2026
BOA26000075n.jpg BLDG_BDA Other Support D... image/jpeg Uploaded 10/02/2026
BOA26000075z.jpg BLDG_BDA Other Support D... image/jpeg Uploaded 10/02/2026

Show all

Address: 2107 N HENDERSON AVE, Dallas, TX 75206

Owner N Henderson AVE DEV 2 Owner, LLC

Owner Address: 411 Theodore Fremd Ave, Suite 300, Rye NY 10580

Parcel No: 001491000E10A0000

Contact Info: Name Organization Name Contact Type Contact Primary Address Status
Santos Martinez La Sierra Plann... Applicant Mailing, 2489 Camino P... Active
Santos Martinez La Sierra Plann... Authorized Agent Mailing, 2489 Camino P... Active
A.J. Levin Henderson Ave D... Property Owner Mailing, 411 Theodore ... Active
Li d Professi Is Info: Primary Registration Number License Type Name Business Name Business License #

Total Fee Assessed: $1.060.00
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Total Fee Invoiced: $1,060.00
Balance: $0.00

Custom Fields: Property Details

Existing Zoning Lot Number Lot Size (Acres)

PD 10A 0.56

Block Number Lot Size (Sq. Ft) How many streets abut the property?

E/1491 24702.876 2

Land Use Is the property platted? Status of Project

commercial Yes Proposed

Status of Property Previous Board of Adjustment case filed on this property Accommodation for someone with disabilities
Vacant Land No No

File Date Seleccione si necesitara un interprete Case Number

08/28/2026 _

Are you applying for a fee waiver? Have the standards for variance and or special exception been discussed?Has the Notification Sign Acknowledgement Form been discussed?
No Yes No

Referred by

Self

Internal Use Only

Source of Request Fee Waiver Granted Number of Parking Spaces
Self

Lot Acreage
0.56

PDox Information
PDox Number
BLOCKED

Board of Adjustment Request

Type of Request Request Description Application Type Other Affirm that an appeal has been made for Application is made to BOA to grant the described appeal Outcome
Variance Front-yard Multifamily or PD 462 8.6 variance to the required front yard property has 2 required front yards and a required 10' landscape buffer. The
nonresidential Subdistric setback 21,000 sf lot is reduced to 16,000 sf due to setbacks and buffers.
variance t5

Street Frontage Information
Street Frontage Linear Feet (Sq. Ft) (Number)

Front 140
Eront 165

Case Information

Full Request Brief Request Zoning Requirements Relevant History BOA History BOA History Details
The applicant proposes to construct and/or maintain a nonresidential 1) a variance to the which requires a minimum front-yard setback of 15-feet NA No

structure along_ N. Henderson Avenue and provide an 8-foot 6-inch minimum front-yard except cantilevered roof eaves and balconies may project

front yard, which will require a (1)_1-foot 6-inch variance to the setback regulations up to five feet into the required front yard.

minimum front-yard setback regulations.

Board of Adjustment Meeting

Hearing Type Action Date Time Room Panel Presiding Officer BOA Administrator BOA Secretary BOA Code Specialist Case Assigned to Notes Outcome Filing Date
6ES A David A. Neumann Kameka Miller- Mary Williams  Diana Barkume Bryant Thompson  Variance to the front yard Scheduled
Hoskins setback

GIS Information
Parcel Number (Number) Service Layer Attribute Value Census Tract Number (Number) Council District School District Escarpment Floodplain

27.17 14-Paul Ridley
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Workflow Status: Task Assigned To Status Status Date Action By

Application Intake Intake Complete 09/28/2026 Accela Administ...
GIS AOR Review Elham Elbadawi Review Complete 10/02/2026 Elham Elbadawi

Case Assignment Bryant Thompson Case Manager... 10/26/2026 Kameka Miller-H...
Site Inspection Site Inspect... 10/26/2026 Kameka Miller-H...
Plans Distribution Accepted - P... 11/02/2026 Kameka Miller-H...
Subdivision Review Not Required 11/02/2026 Kameka Miller-H...
Q Team Review Not Required 11/02/2026 Kameka Miller-H...
Arborist Review Not Required 11/02/2026 Kameka Miller-H...
Building_Code Review Not Required 11/02/2026 Kameka Miller-H...
Zoning Review Not Required 11/02/2026 Kameka Miller-H...
Electrical Review Not Required 11/02/2026 Kameka Miller-H...
Eng_Water and Wastewat... Not Required 11/02/2026 Kameka Miller-H...
Historic Preservation ... Not Required 11/02/2026 Kameka Miller-H...
Eng_Paving_ and Drainag... Not Required 11/02/2026 Kameka Miller-H...
Eng_Flood Plain Review Not Required 11/02/2026 Kameka Miller-H...
Board of Adjustment Re... Approved 11/02/2026 Kameka Miller-H...
Conservation Review Not Required 11/02/2026 Kameka Miller-H...
Traffic Review Not Required 11/02/2026 Kameka Miller-H...
GIS Review Not Required 11/02/2026 Kameka Miller-H...
Residential Team Review Not Required 11/02/2026 Kameka Miller-H...
Signs Review Not Required 11/02/2026 Kameka Miller-H...
Plans Coordination Review Complete 11/02/2026 Kameka Miller-H...

Board of Adjustment He...
Two-Year Waiver Period

Condition Status: Name Short Comments Status Apply Date Severity Action By
BOA History, This will display in t... Applied 08/31/2026 Notice
Flood Zone Flood Zone Applied 08/31/2026 Notice Accela Administ...
Flood Zone Flood Zone Applied 08/31/2026 Notice Accela Administ...
General Facts/Staff An... This will display in t... Applied 08/31/2026 Notice
Land Use This will display in t... Applied 08/31/2026 Notice
Staff Recommendation Staff Recommendation Applied 08/31/2026 Notice
Standard of Review This will display in t... Applied 08/31/2026 Notice
Timeline This will display in t... Applied 08/31/2026 Notice
Zoning This will display in t... Applied 08/31/2026 Notice
Application C ts: View ID Comment Date

Initiated by Product: ACA

Scheduled/Pending Inspections: Inspection Type Scheduled Date Inspector Status Comments
Site Visit Inspection 11/09/2026 Scheduled Scheduled via Script
Resulted Inspections: Inspection Type Inspection Date Inspector Status Comments
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https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Application+Intake&module=Building&mode=view&processID=19932&stepNum=1&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=GIS+AOR+Review&module=Building&mode=view&processID=19932&stepNum=39&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Case+Assignment&module=Building&mode=view&processID=19932&stepNum=41&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Site+Inspection&module=Building&mode=view&processID=19932&stepNum=40&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Plans+Distribution&module=Building&mode=view&processID=19932&stepNum=2&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Subdivision+Review&module=Building&mode=view&processID=19932&stepNum=5&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Q+Team+Review&module=Building&mode=view&processID=19932&stepNum=6&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Arborist+Review&module=Building&mode=view&processID=19932&stepNum=7&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Building+Code+Review&module=Building&mode=view&processID=19932&stepNum=12&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Zoning+Review&module=Building&mode=view&processID=19932&stepNum=19&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Electrical+Review&module=Building&mode=view&processID=19932&stepNum=20&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Eng+Water+and+Wastewater+Review&module=Building&mode=view&processID=19932&stepNum=22&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Historic+Preservation+Review&module=Building&mode=view&processID=19932&stepNum=26&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Eng+Paving+and+Drainage+Review&module=Building&mode=view&processID=19932&stepNum=28&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Eng+Flood+Plain+Review&module=Building&mode=view&processID=19932&stepNum=29&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Board+of+Adjustment+Review&module=Building&mode=view&processID=19932&stepNum=30&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Conservation+Review&module=Building&mode=view&processID=19932&stepNum=31&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Traffic+Review&module=Building&mode=view&processID=19932&stepNum=33&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=GIS+Review&module=Building&mode=view&processID=19932&stepNum=35&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Residential+Team+Review&module=Building&mode=view&processID=19932&stepNum=42&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Signs+Review&module=Building&mode=view&processID=19932&stepNum=43&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Plans+Coordination&module=Building&mode=view&processID=19932&stepNum=14&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/workflow/workflowEdit.do?taskName=Board+of+Adjustment+Hearing&module=Building&mode=edit&processID=19932&stepNum=15&processCode=BLDG_BDA&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=939129&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=939149&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=939156&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=939133&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=939135&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=939131&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=939130&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=939132&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/condition/capConditionEdit.do?value(mode)=edit&isdaily=true&module=Building&value%28conditionNumber%29=939134&value%28objectConditionName%29=CAP&spaceName=spaces.dallastx.boa26000075
https://dallastx-prod-av.accela.com/portlets/inspection/inspectionDetailCapSpecific.do?mode=view&fromPage=inspectionDailyList&isCapFrame=Y&spaceName=spaces.dallastx.boa26000075&serviceProviderCode=DALLASTX&capID1=REC26&capID2=00000&capID3=022TR&inspectionID=3436691&inspectionType=Site+Visit+Inspection&scheduledDate=11-09-2026&module=Building
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October 28, 2026

Ms. Kameka Miller-Hoskins, PhD.
Board Administrator

City of Dallas, Board of Adjustment
1500 Marilla, 5CN

Dallas, TX 75201

Dear Ms. Miller-Hoskins, PhD,
We seek to include additional information regarding our case (BOA-26-000075).

In discussions with our design team, it has been clarified that our request is for an encroachment into
the required front yard setback for a cantilevered roof. Section 51-4.400 provides a five-foot allowance
of a cantilevered roof into a required front yard. As such, we seek to revise our request to reflecta 1’ 6”
encroachment rather than the previously stated 6’ 6”.

| would also like to provide additional information for consideration of this request.

This property is the only parcel zoned PD 462 SD 5 on this entire block face. Exhibit E shows the zoning
classifications for the properties between Capital Avenue and Fuqua Street. Exhibit F identifies the
allowances of architectural features into the required front yard setback (in addition to cantilevered
roofs) of SD 4A. It also identifies the front yard setback is only 10 feet as opposed to 15 feet for our area
of request. All other properties, except one, have only one required front yard. The corner property at
2323 N. Henderson (PD 462 SD 3) does have two required front yards. However, 2323 N. Henderson is
almost 38,000 square feet larger than 2107 N. Henderson.

Exhibit G displays the previous structure and use on the property at 2107 N. Henderson. The last
operator maintained alcoholic beverage service on the third and fourth level patios. The redevelopment
of the property will remove the drive approach along N. Henderson. The required parking for this site
will be located behind the new building. This reduces any conflicts with pedestrians along N.
Henderson.

PD 462 was adopted in 1999. One of the stated goals of its adoption is to create a more desirable
pedestrian environment. As our previous exhibits demonstrate, this request is in conjunction with the
development of properties that were formally vacant along N. Henderson between McMillan Avenue
and Glencoe Street. Creating new synergy along N. Henderson with diverse retail options, restaurants,
and office spaces activates pedestrian usage along this corridor. PD 462 encourages the placement of
shade elements, decorative pavement, and pedestrian seating as design standards along N. Henderson.
This new development provides new sidewalks, landscaping, and pedestrian lighting for public use.

www.lasierrapg.com 2489 Camino Plata Loop. NE, Rio Rancho NM 87144 214-684-2%65



| would like to reiterate that our property still maintains two required front yards and a mandatory
landscape buffer along its southern boundary. These encumbrances reduce the buildable area of the
property by 26%. Other properties along our block maintain only one required front yard or are
substantially larger than our lot. As such, our property maintains more restrictive characteristics related
to area than the remaining properties on this block.

As part of an intentional effort to promote pedestrian activity along N. Henderson Avenue, this request
is not contrary to the public’s interest.

Please contact my office if you have any questions about these new exhibits or need any further
information.

Sincerely,
JaR

=

Santos T. Martinez
Authorized representative
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SEC. 51P-462.109.1. SUBDISTRICT 4A.

(d) Yard, lot and space regulations.

(Note: The yard, lot, and space regulations in this subsection must be read together with
the yard, lot, and space regulations in Division 51A-4.400. If there 1s a conflict between this
subsection and Division 51A-4.400, this subsection controls.)

(2) Front vard.

(A)  Except as provided in this paragraph, minimum front yard 1s 10
feet.

(B) Along Henderson Avenue, maximum front yard 1s 30 feet for at
least 75 percent of any front building facade.

(C)  The following may project to the property line: awnings and
canoples (mimimum clearance of 12 feet above the sidewalk), retaining walls, stoops, stairs, and
underground parking structures.

(D)  In Tract II, buildings may encroach up to five feet into the front

yard only 1n the area shown on the Subdistrict 4A development plan.
EXHIBIT F7
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Dallas, Texas 75201

Agenda Information Sheet

File #: 26-3578A Iltem #: 6.
AGENDA DATE: November 17, 2026
PANEL: A

COUNCIL DISTRICT(S): 14
DEPARTMENT: Department of Planning and Development

BUILDING OFFICIAL'S REPORT

Application of Alberto Basave for (1) a variance to the maximum lot coverage regulations at 6211
LLANO AVENUE. This property is more fully described as Block 2/2158, Lot 15, and is zoned R-7.5
(A), which limits the lot coverage to 45 percent for residential structures. The applicant proposes to
construct and/or maintain a single-family residential structure with 47.43 percent lot coverage (3,700
square feet), which will require (1) a 2.43 percent (190 square feet) variance to the maximum lot
coverage regulations.

Location: 6211 LLANO AVENUE

Applicant: Alberto Basave

Senior Planner: Bryant Thompson

Requesit(s): (1) A variance to the maximum allowed lot coverage.

Staff Recommendation: (1) Denial.

BOA-26-000078
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BOARD OF ADJUSTMENT TUESDAY, NOVEMBER 17, 2026
CITY OF DALLAS, TEXAS

FILE NUMBER: BOA-26-000078(BT)

BUILDING OFFICIAL’'S REPORT: Application of Alberto Basave for (1) a variance to the
maximum lot coverage regulations at 6211 LLANO AVENUE. This property is more fully
described as Block 2/2158, Lot 15, and is zoned R-7.5(A), which limits the lot coverage to 45
percent for residential structures. The applicant proposes to construct and/or maintain a single-
family residential structure with 47.43 percent lot coverage (3,700 square feet), which will require
(1) a 2.43 percent (190 square feet) variance to the maximum lot coverage regulations.

LOCATION: 6211 Llano Avenue
APPLICANT: Ryan Huston
PROPERTY OWNER: Alberto Basave
REQUEST:

(1) A variance to the maximum allowed lot coverage.

STANDARDS OF REVIEW FOR A VARIANCE:

Section 51A-3.102(d)(10) of the Dallas Development Code specifies that the board has the power
to grant variances from the front-yard, side-yard, rear-yard, lot-width, lot-depth, lot-coverage,
floor area for structures accessory to single-family uses, height for structures accessory to single-
family uses, 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.

SECTION 51A-3.102(d)(10)(B):

Dallas Development Code § 51A-3.102(d)(10)(B), allows for the board to use their discretion and
consider the following as grounds to determine whether the portion of the variance standard of
compliance with the ordinance as applied to a structure would result in unnecessary hardship:
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(i) the financial cost of compliance is greater than 50 percent of the appraised value of the
structure as shown on the most recent appraisal roll certified to the assessor for the municipality
under Section 26.01 of the Texas Tax Code.

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

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

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

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

STAFF RECOMMENDATION:

Variance to the maximum allowed lot coverage:

Denial

Rationale: Based upon evidence presented and provided by the applicant, staff concluded that
the site is:

A. Not contrary to the public interest 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 but shape, or slope. The subject site is
rectangular in shape provides a slope, near the front building line and has an
approximately lot size of 7,800 square feet compared to traditional R-7.5(A) lot size of
7,500 square feet. Therefore, it can 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.

BACKGROUND INFORMATION:

Zoning:
Site: R-7.5(A)
North: R-7.5(A)
East: R-7.5(A)

South: R-7.5(A)
West: R-7.5(A)

Land Use:

The subject site and surrounding properties are developed with single-family uses.
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BDA History:

No BDA history was found within the last five years.

GENERAL FACTS/STAFF ANALYSIS:

The application of Alberto Basave for the property located at 6211 Llano Avenue focuses
on one request relating to the maximum allowed lot coverage.

The applicant is proposing to construct and maintain a single-family residential structure
with 47.43 percent lot coverage, which will require a 2.43 percent variance to the maximum
allowed lot coverage.

The subject site and surrounding properties are all developed with single-family homes.
Ongoing retaining wall is allowed by right, per site visit, staff confirm 48 inches or less.

It is imperative to note that the subject site main structure has been constructed, and the
accessory structure is proposed.

Existing main structure (3,380 square feet) permitted at 43.3 percent lot coverage.
The subject site lot information:

Lot size: R-7.5(A) minimum lot size of 7,500 square feet

Lot size: 7,800 square feet

Lot coverage: 45 percent max allowed R-7.5(A) (3,375 square feet)

Lot coverage: 45 percent max allowed subject site (3,510 square feet)

Lot coverage: 47.43 percent proposed (3,700 square feet)

Accessory structure: 25 percent max allowed (1108.5 square feet)

O O O O O o o

Accessory structure: 7 percent proposed (320 square feet)
The applicant has the burden of proof in establishing the following:

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

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

3) The variance would not be granted to relieve a self-created or personal hardship, nor
for financial reasons only, nor to permit any person a privilege in developing a parcel
of land not permitted by this chapter to other parcels of land with the same zoning.
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SECTION 51A-3.102(d)(10)(B):

Dallas Development Code § 51A-3.102(d)(10)(B), allows for the board to use their
discretion and consider the following as grounds to determine whether the portion of the
variance standard of compliance with the ordinance as applied to a structure would result
in unnecessary hardship:

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

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

(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.

Granting the variance to the maximum allowed lot coverage with a condition that the
applicant complies with the submitted site plan and elevations, would require the proposal
to be constructed as shown on the submitted documents.

200’ Radius Video: BOA-26-000078 at 6211 Llano Ave

Timeline:

September 29, 2026: The applicant submitted an “Application/Appeal to the Board of

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

October 6, 2026: The Board of Adjustment Administrator assigned this case to Board of
Adjustment Panel A.

October 6, 2026: The Board of Adjustment Chief Planner assigned this case to Senior
Planner.

October 16, 2026: The Planning and Development Senior Planner emailed the applicant the

following information:

. an attachment that provided the public hearing date and panel
that will consider the application; the 1:00 pm, October 23, 2026,
deadline to submit additional evidence for staff to factor into their
analysis; and 1:00 pm, November 6, 2026, deadline to submit
additional evidence to be incorporated into the board’s docket
materials.
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https://youtu.be/Zm43d1T-4ac

October 27, 2026:

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

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

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

320 E Jefferson Blvd, Dallas TX 75203
(214)948-4480

City of Dallas:

BOARD OF ADJUSTMENT REFERRAL FORM

Referred by: LORENZO VILLA Date: &-11-2026

Depariment: SINGLE FAMILY RESIDENTIAL

Phone/Email: 214-948-£203 leranzo vilag@dallas.gov

Manager signature: Lﬁm m

Consulted with:

B Applicant

O Representative

O Owner

Name: RYAMN HUSTON

Phone/Email: (274} 543-4859  Esialebuildersdiwi@gmail.com

Property Information

Address: 5211 LLANO AVE

Lot: 15

City Block: 2/2158

Zoning Classification: R-T.5(A)

Issues that require Board action

List the City of Dallas Development Codels) this project is non-compliant with:

Check all that apply: B Variance o Special Exception

o Yard setback

Lot Width

oLot Depth

Blot coverage

OFloor area for accessory structures for single-family uses

Height

Minimum width of sidewalk

0Off-street parking

oOff-street loading

Landscape regulations

m fence height and/or standards

0 Visibility triangle obstructions

o Parking demand

Additional dwelling unit (not for rent) Accessory dwelling unit (for rent)

mCarport

oMNon-conforming use or structure

Administrative Official Appeal

oOther;

Description:  The added accessory structure brings coverage to 47%.

Alternative resolutions discussed/offered:
Reduce the unit.

Together we are planning and building a better Dallas for alif

5/3/2025
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VYICKERY BLVD
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R-7.5(A)

el
ASCO AVE

1:4,200

ZONING MAP

Case no:

Date:

BOA-26-000078
10/02/2026
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Label # _Address

1

=] & n

j=c]

10
1
12

14
15
16

18
19
20
|
22

24
25
26

6211
6210
6214
6218
6222
6226
6230
6238
6242
6174
6176

Notification List of Property Owners

LLANDO AVE
LLANO AVE
LLANO AVE
LLANDO AVE
LLANDO AVE
LLANDO AVE
LLANDO AVE
LLANDO AVE
LLANO AVE
VICKEEY ELVD
VICKEERY BLVD
LLANDO AVE
LLANO AVE
VICKERY ELVD
VICKEEY BLVD
VICKEEY BELVD
VICKEEY BELVD
VICKEEY BLVD
VICKERY BLVD
VICKEEY BELVD
LLANO AVE
LLANDO AVE
LLANDO AVE
LLANO AVE
LLAND AVE
LLANDO AVE
LLANDO AVE

BOA-26-000078

27 Property Owners Notified

Owner

GUZMAN ALBERTO ENEIQUEE &
FINCH SUZANMNE & KEWNINETH FINCH
Taxpayer at

ARNOLD MICHAEL & LAURIED
CHECK SAMUEL W &

COLE OLIVIA GRACE

Taxpayer at

KELLY ROBERT W

HOFFMAN NATHAN A & BAYLEE
ROSEN JARED E &

KAVANAGH KYLE

OHNEMILLEE MICHAEL &
GILLEY LUCINDA ANN

PUTMAN JOHIN MICHAEL JE &
MCCALLUM CHAELES ERIC & JOANNA
STOCKARD CONSTRUCTION INC
ENGELLAND JAMES & TARA
MACKE JONATHAN JOSEPH &
Taxpayer at

GONGORA CHEISTIMNA C &
WOMELE JAMES M II
KILFATRICK SUZANNE

VITIELLO STEPHANIE LYNIN

Taxpaver at
MACK ERISTINA AN
THOMPSOMN BREETT W & COURTINEY N

Taxpayer at
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Route Directions:

Start on in alleyway behind Llano Ave.

Right on Alderson St.

Right on Llano Ave.

Right on Norris St.

Right on Vickery Blvd.
*Subject Site at 0:35 and 2:02.
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NOTICE OF CORRECTION OF BOARD OD ADJUSTMENT HEARING

A newspaper notice was published erroneously for the Board of Adjustment of the City of
Dallas, Texas to hold a public hearing at 1:00 p.m., Tuesday, November 17, 2026.

BOA-26-000078(BT) - Application of Alberto Basave for (1) a variance to the maximum
lot coverage regulations at 6211 LLANO AVENUE. This property is more fully described
as Block 2/2158, Lot 15, and is zoned R-7_5(A), which limits the lot coverage to 45 percent
far residential structures. The applicant proposes to construct and/or maintain a single-
family residential structure with 47 43 percent lot coverage (3,700 square feet), which will
require (1) a 2.43 percent (190 square feet) variance to the maximum lot coverage
regulations.

If you have any questions regarding this matter, please call the Planning and Development
Department at (214) 670-4127.
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BOA-26-000078 - BOARD OF ADJUSTMENT

Reports Help

File Date

Application Status:

Assigned To:

Description of Work:

Application Detail:

Application N

= 09/09/2026
In Review

: Bryant Thompson

BOARD OF ADJUSTMENT TUESDAY, NOVEMBER 17, 2026 CITY OF DALLAS, TEXAS FILE NUMBER: BOA-26-000078(BT) BUILDING OFFICIAL'S REPORT: Application of Alberto Basave for (1) a variance to

the maximum lot coverage regulations at 6211 LLANO AVENUE. This property is more fully described as Block 2/2158, Lot 15, and is zoned R-7.5(A), which limits the lot coverage to 45 percent for residential

variance to the maximum lot coverage regulations. LOCATION: 6211 Llano Avenue APPLICANT: Ryan Huston PROPERTY OWNER: Alberto Basave REQUEST: (1) A variance to the maximum allowed lot coverage.

Detail

BOARD OF ADJUSTMENT

Application Type:

Documents:

Address:
Owner Name:
Owner Address:
Parcel No:

Contact Info:

d Praf N 1

Pr Info:

Total Fee Assessed:
Total Fee Invoiced:
Balance:

Custom Fields:

Board of Adjustments
File Name

2026__BOAAPP-611 Llan...
6211 Llano- tax Cert.pdf
6211 Llano_ Warranty d...
2026__BOAAPP-611 Llan...
6211Llanoplatt.pdf
260715_6211 Llano Ave ...
6211Llanoplatt.pdf

6211 Llano_LienLetter.pdf
6211Llanoplatt.pdf
Affidavit.pdf

260930_6211 Llano Ave ...
BOA260000782.jpg
BOA26000078a.jpg
BOA-26-000078_report.docx
BOA26000078n.jpg
BOA-26-000078_labels.docx
BOA-26-000078_Submissi...
BOA26000078mva.jpg

Show all

6211 LLANO AVE, Dallas, TX 75214

6211 Llano, DALLAS
00000203083000000

Name

RYAN HUSTON
Alberto Basave

Primary

$725.00
$725.00
0.00

Property Details
Existing Zoning
R-7.5(A)

Block Number

Registration Number

Document Group

BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA
BLDG_BDA

Alberto Enrique Basave Guzman and Patricia Maria Basave

Organization Name

ESTATE BUILDERS

Lot Number
15

Lot Size (Sq. Ft)

License Type

Category
Affidavit - Pro...
Certificate - Tax
Certificate - W...
Legal Descripti...
Maps - Block
Plans - Site Plan
Plat - Certifie...
Statement - Lien

Maps - Zoning L...

Affidavit - BDA...
Plans - Other

Other Support D...
Other Support D...
Other Support D...
Other Support D...
Other Support D...
Other Support D...
Other Support D...

Contact Type

Authorized Agent

Property Owner

Name

Description

Updated and final p...

Contact Primary Address

Mailing, 4849 Greenvi...
Mailing, 6211 Llano Av...

Business Name

Type
application/pdf
application/pdf
application/pdf
application/pdf
application/pdf
application/pdf
application/pdf
application/pdf
application/pdf
application/pdf
application/pdf
image/jpeg
image/jpeg
application/msword
image/jpeg
application/msword
application/pdf
image/jpeg

Status
Active
Active

Business License #

Lot Size (Acres)

0.179

How many streets abut the property?

Document Status

Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded
Uploaded

Document Status Date

09/09/2026
09/09/2026
09/09/2026
09/09/2026
09/09/2026
09/09/2026
09/09/2026
09/09/2026
09/09/2026
09/29/2026
10/01/2026
10/02/2026
10/02/2026
10/02/2026
10/02/2026
10/02/2026
10/02/2026
10/02/2026
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https://dallastx-prod-av.accela.com/portlets/parcel/parcelList.do?mode=list&entityType=PARCEL_DAILY&module=Building&spaceName=spaces.dallastx.boa26000078
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2/2158 7797 1

Land Use Is the property platted? Status of Project

single family, Yes Proposed

Status of Property Previous Board of Adjustment case filed on this property Accommodation for someone with disabilities
Owner Occupied No No

File Date Seleccione si necesitara un interprete Case Number

Are you applying for a fee waiver? Have the standards for variance and or special exception been discussed?Has the Notification Sign Acknowledgement Form been discussed?

No Yes Yes
Referred by
Residential Building

Internal Use Only

Source of Request Fee Waiver Granted Number of Parking Spaces
In Review - Residential

Lot Acreage

0.179

PDox Information
PDox Number
BLOCKED

Board of Adjustment Request

Type of Request Request Description Application Type Other Affirm that an appeal has been made for Application is made to BOA to grant the described appeal Outcome
Variance Lot coverage Single Family/Duplex Variance to 45% lot coverage to add an Won't cause unnecessary hardship to neighbors and isn't due to self
Variance or Special Exception accessory structure imposed hardships

Street Frontage Information

Street Frontage Linear Feet (Sq. Ft) (Number)

Front 50

Case Information

Full Request Brief Request Zoning Requirements Relevant History BOA History BOA History Details
The applicant proposes to construct and/or maintain a single-family residential ~ which will require (1) a 2.43 percent limits the lot coverage to 45 NA No

structure with 47.43 percent lot coverage (3,700 square feet), which will require  variance (190 square feet) to the percent for residential structures

(1).2 2.43 percent variance (190 square feet) to the maximum lot coverage maximum lot coverage regulations.

regulations.

Board of Adjustment Meeting
Hearing Type Action Date Time Room Panel Presiding Officer BOA Administrator BOA Secretary BOA Code Specialist Case Assigned to Notes

6ES A David A. Neumann Kameka Miller- Mary Williams  Diana Barkume Bryant Thompson variance from the maximum lot
Hoskins coverage regulations.

GIS Information

Parcel Number (Number) Service Layer Attribute Value Census Tract Number (Number) Council District School District Escarpment Floodplain

Outcome Filing Date

Scheduled

11.43 14-Paul Ridley
Workflow Status: Task Assigned To Status Status Date Action By
Application Intake Diana Barkume Intake Complete 09/29/2026 Accela Administ...
GIS AOR Review Elham Elbadawi Review Complete 10/05/2026 Elham Elbadawi
Case Assignment Bryant Thompson Case Manager... 10/26/2026 Kameka Miller-H...
Site Inspection Site Inspect... 10/26/2026 Kameka Miller-H...
Plans Distribution 09/29/2026

Subdivision Review
Q Team Review
Arborist Review
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Condition Status:

Initiated by Product:

Scheduled/Pendi 1 4i

Task

Building Code Review
Zoning Review

Electrical Review

Eng Water and Wastewat...
Historic Preservation ...
Eng Paving and Drainag...
Eng Flood Plain Review
Board of Adjustment Re...
Conservation Review
Traffic Review

GIS Review

Residential Team Review
Signs Review

Plans Coordination

Board of Adjustment He...
Two-Year Waiver Period

Name

BOA History

General Facts/Staff An...
Land Use

Staff Recommendation
Standard of Review
Timeline

Zoning
View ID Comment

ACA

: Inspection Type

9 P

Resulted Inspections:

Site Visit Inspection

Inspection Type

Assigned To

Short Comments

This will display in t...
This will display in t...
This will display in t...

Status

Staff Recommendation

This will display in t...
This will display in t...
This will display in t...

Scheduled Date
11/09/2026

Inspection Date

Inspector

Inspector

Status

Applied
Applied
Applied
Applied
Applied
Applied
Applied

Status Date

Apply Date
09/09/2026
09/09/2026
09/09/2026
09/09/2026
09/09/2026
09/09/2026
09/09/2026

Date

Status
Scheduled

Status

Action By

Severity Action By
Notice
Notice
Notice
Notice
Notice
Notice
Notice

Comments

Scheduled via Script

Comments
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. Planning & Development Department
1 320 E Jefferson Blvd, Dallas TX 75203
. (214) 948-4480
City of Dallas

BOARD OF ADJUSTMENT REFERRAL FORM

Referred by: LORENZO VILLA Date: 8-11-2026

Department: SINGLE FAMILY RESIDENTIAL

Phone/Email: 214-948-4203 lorenzo.villa@dallas.gov

Manager signature:

Consulted with:

Applicant

O Representative

o Owner

Name: RYAN HUSTON

Phone/Email: (214) 543-4959  Estatebuildersdfw@gmail.com

Property Information

Address: 5211 LLANO AVE

Lot: 15

City Block: 2/2158

Zoning Classification: R-7.5(A)

Issues that require Board action

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

Check all that apply: B Variance O Special Exception

o Yard setback

oLot Width

oLot Depth

&Lot coverage

oOFloor area for accessory structures for single-family uses

OHeight

oMinimum width of sidewalk

oOff-street parking

OOff-street loading

olLandscape regulations

o fence height and/or standards

0 Visibility triangle obstructions

o Parking demand

0 Additional dwelling unit (not for rent)  OAccessory dwelling unit (for rent)

oCarport

oNon-conforming use or structure

oAdministrative Official Appeal

oOther:

Description:  The added accessory structure brings coverage to 47%.

Alternative resolutions discussed/offered:
Reduce the unit.

Together we are planning and building a better Dallas for all! 5/3/20381
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