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UNCONTESTED CASES

BDA189-056(OA)

4223 Briar Creek Lane
REQUEST: Application of Jorge Abrev for special
exceptions to the fence standards regulations

1

BDA189-058(OA)

10040 Hollow Way Road
REQUEST: Application of Karl A. Crawley for a special
exception to the minimum front yard setback requirements
to preserve an existing tree

2

BDA189-059(OA)

1949 N. Stemmons Freeway
3
REQUEST: Application of Sharmarr Singleton of TSG
Construction for a special exception to the off-street parking
regulations

BDA189-060(OA)

2634 Al Lipscomb Way
4
REQUEST: Application of Chris D. Lovick, Jr. for a special
exception to the single family use regulations

BDA189-061(OA)

3313 E. Illinois Avenue
REQUEST: Application of Jack Tarrer for a special
exception to the fence standards regulations

5

REGULAR CASE

BDA189-038(OA)

11534 Hillcrest Road
REQUEST: Application of James White III, represented
by Michael R. Coker Company, for a variance to the front
yard setback regulations, special exceptions to the fence
standards regulations, and special exceptions to the
visual obstruction regulations

6

EXECUTIVE SESSION NOTICE
A closed executive session may be held if the discussion of any of the above
agenda items concerns one of the following:
1.

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

2.

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

3.

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

4.

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

5.

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

6.

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

7.

deliberating security assessments or deployments relating to information
resources technology, network security information, or the deployment or
specific occasions for implementations of security personnel, critical
infrastructure, or security devices. [Tex. Govt. Code §551.089]
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BDA189-056(OA)

BUILDING OFFICIAL’S REPORT: Application of Jorge Abrev for special exceptions to
the fence standards regulations at 4223 Briar Creek Lane. This property is more fully
described as Lot 13, Block G/2956, and is zoned R-7.5(A), which limits the height of a
fence in the front yard to 4 feet and requires a fence panel with a surface area that is
less than 50 percent open may not be located less than 5 feet from the front lot line. The
applicant proposes to construct and/or maintain a 7 foot high fence in a required front
yard, which will require a 3 foot special exception to the fence standards regulations,
and to construct and/or maintain a fence in a required front yard with a fence panel
having less than 50 percent open surface area located less than 5 feet from the front lot
line, which will require a special exception to the fence standards regulations.
LOCATION:

4223 Briar Creek Lane

APPLICANT:

Jorge Abrev

REQUESTS:
The following requests have been made on a site that is developed with a single-family
home:
1. A request for a special exception to the fence standards regulations related to the
fence height of 3’ is made to construct and maintain a fence higher than 4’ in height
in both front yard setbacks:
a) Along Briar Creek Lane: – a 7’ solid wood fence; and
b) Along St. Moritz Avenue: – a 7’ solid wood fence.
2. A request for a special exception to the fence standards regulations related to fence
panels with a surface area that is less than 50 percent open less than 5’ from the
front lot line, is made to construct and maintain the aforementioned 7’ high solid
wood fence along Moritz Avenue located less than 5’ from this front lot line.
STANDARD FOR A SPECIAL EXCEPTION TO FENCE STANDARDS:
Section 51A-4.602 of the Dallas Development Code states that the board may grant a
special exception to the fence standards when in the opinion of the board, the special
exception will not adversely affect neighboring property.
STAFF RECOMMENDATION:
No staff recommendation is made on this or any request for a special exception to the
fence standards since the basis for this type of appeal is when in the opinion of the
board, the special exception will not adversely affect neighboring property.
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BACKGROUND INFORMATION:
Zoning:
Site:
North:
South:
East:
West:

R-7.5(A) (Single family district 7,500 square feet)
R-7.5(A) (Single family district 7,500 square feet)
D (A) (Duplex district)
R-7.5(A) (Single family district 7,500 square feet)
R-7.5(A) (Single family district 7,500 square feet) & D (A) (Duplex district)

Land Use:
The subject site is developed with a single-family home. The areas to the north, south,
east, and west are developed with single-family uses.
Zoning/BDA History:
There have not been any recent related board or zoning cases recorded either on or in
the immediate vicinity of the subject site.
GENERAL FACTS/STAFF ANALYSIS:
•

•
•
•
•
•

•

The requests for special exceptions to the fence standards regulations on a site
developed with a single-family home focus on:
1. constructing/maintaining a 7’ solid wood fence in one of the site’s two required
front yards (Briar Creek Lane);
2. constructing/maintaining a 7’ solid wood fence in one of the site’s two required
front yards (St. Moritz Avenue);
3. constructing/maintaining the aforementioned 7’ solid wood fence along Moritz
Avenue located less than 5’ from this front lot line.
The Dallas Development Code states that in all residential districts except
multifamily districts, a fence may not exceed 4’ above grade when located in the
required front yard.
The Dallas Development Code states that no fence panel having less than 50
percent open surface area may be located less than five feet from the front lot line.
The subject site is zoned R-7.5(A) which requires a 25’ front yard setback.
The site is located at the southeast corner of Briar Creek Lane and Moritz Avenue.
Given the single-family zoning and location of the corner lot, the subject site has two
required front yards. The site has a 30’ required front yard caused by a platted
building line along Briar Creek Lane and a 20’ required front yard along Moritz
Avenue.
The applicant has submitted a site plan and elevation of the proposal along Briar
Creek Lane and Moritz Avenue that shows the proposal in these front yard setbacks
reaching a maximum height of 7’ and with fence panels having a surface area less
than 50 percent open less than 5’ from the front lot line along Moritz Avenue.
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•

•

•
•

•

The following additional information was gleaned from the submitted revised site
plan:
− Along Briar Creek Lane: the proposal is represented as being approximately 31’
in length parallel to the street and approximately 30’ perpendicular to the street
on the northeast and northwest side of the site on this required front yard; located
approximately 26’ from the front property line or approximately 36’ from the
pavement line.
− Along Moritz Avenue: the proposal is represented as being approximately 42’ in
length parallel to the street and approximately 18’ perpendicular to the street on
the southwest and northwest side of the site on this required front yard; located
approximately at the front property line or approximately 20’ from the pavement
line.
The Sustainable Development and Construction Department Senior Planner
conducted a field visit of the site and the surrounding area approximately 400 feet
north, south, east, and west of the site and noted no other fences that appeared to
be above 4’ in height and located in a front yard setback.
As of May 10, 2019, no letters have been submitted in support of or in opposition to
the request.
The applicant has the burden of proof in establishing that the special exceptions to
the fence standards regulations related to height 3’ in these front yard setbacks and
related to a fence with panels with surface areas less than 50 percent open less than
5’ from the front lot line along Moritz Avenue will not adversely affect neighboring
property.
Granting these special exceptions with a condition imposed that the applicant
complies with the submitted site plan and elevation would require the proposal
exceeding 3’ in height in the front yard setbacks and with fence panels with surface
areas less than 50 percent open located less than 5’ from the front lot line along
Moritz Avenue to be maintained in the location and of the heights and materials as
shown on these documents.

Timeline:
February 12, 2019:

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

April 9, 2019:

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

April 10, 2019:

The Sustainable Development and Construction Department Senior
Planner, emailed the applicant the following information:
• a copy of the application materials including the Building
Official’s report on the application;
• an attachment that provided the public hearing date and panel
that will consider the application; the May 1st deadline to submit
additional evidence for staff to factor into their analysis; and the
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•
•
May 7, 2019:

May 10th 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 the others scheduled for the May public
hearings. Review team members in attendance included the
Sustainable Development and Construction Assistant Director, the
Building Official, the Board of Adjustment Chief Planner/Board
Administrator, the Building Inspection Chief Planner, the
Sustainable Development and Construction Senior Engineer, the
Chief Arborist, the Sustainable Development and Construction
Department Board of Adjustment Senior Planner, and the Assistant
City Attorney to the Board.
No review comment sheets were submitted in conjunction with this
application.
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04/11/2019

Notification List of Property Owners
BDA189-056
23 Property Owners Notified

Label # Address

Owner

1

4223

BRIAR CREEK LN

FORSYTHE BRIAN

2

6536

RAVENDALE LN

HEART OF HOPE MISSION LLC

3

4243

BRIAR CREEK LN

MCGRANE SUSAN M

4

4235

BRIAR CREEK LN

RICHARDSON RACE & JACLYN

5

6551

ST MORITZ AVE

GIBSON MARION E EST OF

6

6549

ST MORITZ AVE

GIBSON MARION E

7

6545

ST MORITZ AVE

SPECK CECIL T

8

6541

ST MORITZ AVE

BREWER WILLIAM L & LINDSAY D

9

6540

ST MORITZ AVE

MILLER HOBART H JR &

10

6544

ST MORITZ AVE

WILLIAMS JERRY DON

11

6550

ST MORITZ AVE

CLEMENTS RICHARD L

12

6556

ST MORITZ AVE

CAMPAGNA ANTHONY J ET AL

13

4219

BRIAR CREEK LN

CARL NONA

14

4211

BRIAR CREEK LN

MENTZ JOHN &

15

4205

BRIAR CREEK LN

MOORE JON PAUL

16

6627

E MOCKINGBIRD LN

DRAGNA JOHN J JR TRUST

17

6621

E MOCKINGBIRD LN

KENT WILLIAM

18

6617

E MOCKINGBIRD LN

HARPER MAX III & ELLEN DEANE

19

4240

BRIAR CREEK LN

LINDER JEFFREY DON

20

4230

BRIAR CREEK LN

CURRY ALICE E

21

4224

BRIAR CREEK LN

KOPLOW JUSTIN &

22

4220

BRIAR CREEK LN

SMITH STEVEN KENNETH

23

4206

BRIAR CREEK LN

PATTERSON THOMAS J &
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BOARD OF ADJUSTMENT
CITY OF DALLAS, TEXAS
FILE NUMBER:

MONDAY, MAY 20, 2019

BDA189-058(OA)

BUILDING OFFICIAL’S REPORT: Application of Karl A. Crawley for a special
exception to the minimum front yard setback requirements to preserve an existing tree
at 10040 Hollow Way Road. This property is more fully described as Lot 2A, Block
1/5517, and is zoned R-1ac(A), which requires a front yard setback of 40 feet. The
applicant proposes to construct and/or maintain a structure and provide a 15 foot front
yard setback, which will require a 25-foot special exception to the front yard setback
regulations.
LOCATION:

10040 Hollow Way Road

APPLICANT:

Karl A. Crawley

REQUEST:
A request for a special exception to the minimum front yard requirements to preserve
existing trees of 25’ is made to construct/maintain a “gate house” structure to be located
15’ from the front property line or 25’ into this 40’ front yard setback on a site being
developed with a single family home.
STANDARD FOR A SPECIAL EXCEPTION TO THE MINIMUM FRONT YARD
REQUIREMENTS TO PRESERVE AN EXISTING TREE:
Section 51(A)-4.401(d) of the Dallas Development Code specifies that the board may
grant a special exception to the minimum front yard requirements in this section to
preserve an existing tree. In determining whether to grant this special exception, the
board shall consider the following factors:
(A) Whether the requested special exception is compatible with the character of the
neighborhood.
(B) Whether the value of surrounding properties will be adversely affected.
(C) Whether the tree is worthy of preservation.

STAFF RECOMMENDATION:
Approval, subject to the following condition:
• Compliance with the submitted site plan is required.
Rationale:
• Staff concluded that requested special exception was compatible with the character
of the neighborhood; the value of surrounding properties will not be adversely
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affected; and that, according to the City of Dallas Chief Arborist, at least one tree
denoted on the submitted site plan, is worthy of preservation.
BACKGROUND INFORMATION:
Zoning:
Site:
North:
South:
East:
West:

R-1ac (A) (Single family district 1 acre)
R-1ac (A) (Single family district 1 acre)
R-1ac (A) (Single family district 1 acre)
R-1ac (A) (Single family district 1 acre)
R-1ac (A) (Single family district 1 acre)

Land Use:
The subject site is being developed with a single family home. The areas to the north,
south, east, and west are developed with single-family uses.
Zoning/BDA History:
1.

BDA189-024, Property at 10040
Hollow Way Road (the subject site)

On February 21, 2019, the Board of
Adjustment Panel A granted a request for a
special exception to the fence regulations of
2’ 8”: Compliance with submitted site plan
and elevation was required and denied a
request for a variance to the front yard
setback regulations without prejudice.
The case report stated the special
exception to the fence standards was made
to construct and maintain a fence higher
than 4’ in height in the front yard setback (a
6’ high chain-link fence with 6’ 8” high brick
columns, two 6’ high metal rolling gates, a
6’ 6’ high metal louvered fence with 6’ 8”
high brick columns and a 6’ high pedestrian
electronic steel gate) and variance request
to the front yard setback regulations was
made to construct/maintain a “gate house”
structure to be located 7’ 3” from the front
property line or 32’ 9” into this 40’ front yard
setback .
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2.

BDA056-090, Property at 10058
Hollow Way Road (the lot north to
the subject site)

On March 14, 2006, the Board of
Adjustment Panel A granted requests for a
special exception to the fence regulations of
5’ 7”: Compliance with submitted revised
site plan and revised fence elevation was
required.
The case report stated the special
exception to the fence standards was made
to construct and maintain an 8’ 4” high open
wrought iron fence (atop an approximately
1’ 5” limestone base), with 9’ 7” high
limestone columns in the 40’ Hollow Way
Road front yard setback.

3.

BDA990-297, Property at 10058
Hollow Way Road (the lot north to
the subject site)

On June 27, 2000, the Board of Adjustment
Panel A denied a request for a special
exception to the fence height regulations of
5’ 7” with prejudice and denied a special
exception to the single-family regulations for
an additional dwelling unit without prejudice.
The case report states that the fence
special exception was requested in
conjunction
with
constructing
and
maintaining an 8’ high combination
limestone/wrought iron fence and that the
single-family
special
exception
was
requested in conjunction with maintaining
an approximately 576 square foot, 1-story
“guest house”/ dwelling unit.

4. BDA88-009, Property at 10023
Hollow Way Road (The lot
southwest to the subject site)

On December 12, 1988, the Board of
Adjustment granted a 4’ rear yard setback
variance and a 1’ side yard setback
variance to maintain a garage structure
located on the south of the property.

GENERAL FACTS/STAFF ANALYSIS:
•

•

This request for a special exception to the minimum front yard requirements to
preserve existing trees of 25’ focuses on constructing and maintaining a “gate
house” structure to be located 15’ from the front property line or 25’ into this 40’ front
yard setback on a site being developed with a single family home.
The subject site is zoned R-1ac (A) which requires a 40’ front yard setback.
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•
•

•

•

The submitted plan represents that a “gate house” structure is proposed to be
located as close as 15’ from the site’s front property line or 25’ into the 40’ front yard
setback and several trees within the site.
The City of Dallas Chief Arborist has stated the following in a November 28 th email:
“The question before me on this case is whether or not one or more of the trees on
the home site is worthy of preservation. The applicant has represented in the exhibit
that if the combined fence, accessory structure, and driveway, was applied in
accordance with the required setback and according to a conceptual design, five
existing trees would require removal. The item listed in the application is the
residential accessory building and I will address the one tree in proximity of the
proposed structure if constructed within the setback. The magnolia tree in question
is worthy of preservation. The tree which was previously alongside a driveway (to
the south) has been relatively protected from heavy construction activity. It is
uncertain the tree would be compromised due to the location of the accessory
building at the setback line, but the tree would likely be required to be removed
based on the estimated location of a fence at the building setback line. The
combined fence and structure function would impose a removal of the tree”.
The applicant has the burden of proof in establishing the following:
− Whether the requested special exception is compatible with the character of the
neighborhood.
− Whether the value of surrounding properties will be adversely affected.
− Whether the tree is worthy of preservation.
If the Board were to grant the special exception request, and impose the submitted
site plan as a condition, the structure in the side yard setback would be limited to
what is shown on this document – which in this case is a structure that is located 15’
from the site’s side property line or 25’ into this 40’ side yard setback.

Timeline:
March 21, 2019:

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

April 8, 2019:

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

April 10, 2019:

The Sustainable Development and Construction Department Senior
Planner emailed the applicant the following information:
• an attachment that provided the public hearing date and panel
that will consider the application; the May 1st deadline to submit
additional evidence for staff to factor into their analysis; and the
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•
•

May 10th deadline to submit additional evidence to be
incorporated into the Board’s docket materials;
the criteria/standards that the board will use in their decision to
approve or deny the requests; and
the Board of Adjustment Working Rules of Procedure pertaining
to documentary evidence.

April 30, 2019:

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

May 7, 2019:

The Board of Adjustment staff review team meeting was held
regarding this request and the others scheduled for the May public
hearings. Review team members in attendance included the
Sustainable Development and Construction Assistant Director, the
Building Official, the Board of Adjustment Chief Planner/Board
Administrator, the Building Inspection Chief Planner, the
Sustainable Development and Construction Senior Engineer, the
Chief Arborist, the Sustainable Development and Construction
Department Board of Adjustment Senior Planner, and the Assistant
City Attorney to the Board.

May 9, 2019:

The City of Dallas Chief Arborist emailed the Board Administrator
information regarding this application (see Attachment B).
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04/11/2019

Notification List of Property Owners
BDA189-058
8 Property Owners Notified

Label # Address

Owner

1

10040

HOLLOW WAY RD

RAY JOEL & TERRY

2

10300

GAYWOOD RD

PHILLIPS GENE E &

3

10010

HOLLOW WAY RD

WOODWARD STANLEY M &

4

10041

HOLLOW WAY RD

SEALY SCOTT P & DIANE G

5

10033

HOLLOW WAY RD

SALIM MICHAEL D &

6

10023

HOLLOW WAY RD

LECLAIR LEWIS T &

7

10007

HOLLOW WAY RD

SALIM FAMILY ENTERPRISES LTD

8

10000

HOLLOW WAY RD

MM CRESPI ESTATES LLC
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BOARD OF ADJUSTMENT
CITY OF DALLAS, TEXAS
FILE NUMBER:

MONDAY, MAY 20, 2019

BDA189-059(OA)

BUILDING OFFICIAL’S REPORT:
Application of Sharmarr Singleton of TSG
Construction for a special exception to the off-street parking regulations at 1949 N.
Stemmons Freeway. This property is more fully described as a Tract of land, Block
1/1001, and is zoned MU-3, which requires off-street parking to be provided. The
applicant proposes to construct and maintain a structure for a hotel use, and provide
132 of the required 146 parking spaces, which will require a 14 space special exception
to the off-street parking regulations.
LOCATION:

1949 N. Stemmons Freeway

APPLICANT:

Sharmarr Singleton of TSG Construction

REQUEST:
A request for a special exception to the off-street parking regulations of 14 spaces is
made to convert an existing vacant office structure to a 146-room hotel structure and
provide 132 of the 146 off-street parking spaces required by code.
STANDARD FOR A SPECIAL EXCEPTION TO THE OFF-STREET PARKING
REGULATIONS:
Section 51A-4.311 of the Dallas Development Code states the following:
1) The Board of Adjustment may grant a special exception to authorize a reduction in
the number of off-street parking spaces required under this article if the board finds,
after a public hearing, that the parking demand generated by the use does not
warrant the number of off-street parking spaces required, and the special exception
would not create a traffic hazard or increase traffic congestion on adjacent and
nearby streets. The maximum reduction authorized by this section is 25 percent or
one space, whichever is greater, minus the number of parking spaces currently not
provided due to delta credits, as defined in Section 51A-4.704(b)(A). For the
commercial amusement (inside) use and the industrial (inside) use, the maximum
reduction authorized by this section is 75 percent or one space, whichever is
greater, minus the number of parking spaces currently not provided due to delta
credits, as defined in Section 51A-4.704(b)(4)(A). For the office use, the maximum
reduction authorized by this section is 35 percent or one space, whichever is
greater, minus the number of parking spaces currently not provided due to delta
credits, as defined in Section 51A-4.704(b)(4)(A). Applicants may seek a special
exception to the parking requirements under this section and an administrative
parking reduction under Section 51A-4.313. The greater reduction will apply, but the
reduction may not be combined.
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2) In determining whether to grant a special exception, the board shall consider the
following factors:
(A) The extent to which the parking spaces provided will be remote, shared, or
packed parking.
(B) The parking demand and trip generation characteristics of all uses for which the
special exception is requested.
(C) Whether or not the subject property or any property in the general area is part of
a modified delta overlay district.
(D) The current and probable future capacities of adjacent and nearby streets based
on the city’s thoroughfare plan.
(E) The availability of public transit and the likelihood of its use.
(F) The feasibility of parking mitigation measures and the likelihood of their
effectiveness.
3) In granting a special exception, the board shall specify the uses to which the special
exception applies. A special exception granted by the board for a particular use
automatically and immediately terminates if and when that use is changed or
discontinued.
4) In granting a special exception, the board may:
(A) Establish a termination date for the special exception or; otherwise provide for
the reassessment of conditions after a specified period of time;
(B) Impose restrictions on access to or from the subject property; or
(C) Impose any other reasonable conditions that would have the effect of improving
traffic safety or lessening congestion on the streets.
5) The board shall not grant a special exception to reduce the number of off-street
parking spaces required in an ordinance granting or amending a specific use permit.
6) The board shall not grant a special exception to reduce the number of off-street
parking spaces expressly required in the text or development plan of an ordinance
establishing or amending regulations governing a specific planned development
district. This prohibition does not apply when:
(A) the ordinance does not expressly specify a minimum number of spaces, but
instead simply makes references to the existing off-street parking regulations in
Chapter 51 or this chapter; or
(B) the regulations governing that specific district expressly authorize the board to
grant the special exception.
STAFF RECOMMENDATION:
Approval, subject to the following condition:
•

The special exception of 14 spaces shall automatically and immediately terminate if
and when the hotel use is changed or discontinued.

Rationale:
• The Sustainable Development and Construction Department Senior Engineer
indicated that he has no objections to this request.
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BACKGROUND INFORMATION:
Zoning:
Site:
North:
South:
East:
West:

MU-3 (Mixed use district 3)
MU-3 (Mixed use district 3)
PD 621 (Planned Development)
PD 621 (Planned Development)
MU-3 (Mixed use district 3)

Land Use:
The subject site is being developed with a146-room hotel structure. The area to the
north is developed with ROW (Stemmons Freeway) use; and the areas to the east,
west, south are developed with industrial and commercial uses.
Zoning/BDA History:
There has not been any recent related board or zoning cases recorded either on or in
the immediate vicinity of the subject site.
GENERAL FACTS/STAFF ANALYSIS:
•
•

•
•

•

This request for a special exception to the off-street parking regulations of 14 spaces
focuses on converting an an existing vacant office structure to a 146-room hotel
structure and provide 132 of the 146 off-street parking spaces required by code.
Chapter 51A-4.205(1) (C) requires the following off-street parking requirement:
− Hotel: one space for each unit for units 1 to 250; ¾ spaces for each unit 251 to
500; ½ space for all units over 500; plus, one space per 200 square feet of
meeting room.
The Sustainable Development and Construction Department Senior Engineer
submitted a review comment sheet marked “Has no objections”.
The applicant has the burden of proof in establishing the following:
− The parking demand generated by the proposed hotel use does not warrant the
number of off-street parking spaces required, and
− The special exception of 14 spaces (or a 9 percent reduction of the required offstreet parking) would not create a traffic hazard or increase traffic congestion on
adjacent and nearby streets.
If the Board were to grant this request and impose the condition that the special
exception of 14 spaces shall automatically and immediately terminate if and when
the hotel use is changed or discontinued, the applicant could remodel and maintain
the hotel use on the site, and provide 132 of the 146 required off-street parking
spaces.

Timeline:
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March 21, 2019:

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

April 8, 2019:

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

April 10, 2019:

The Board Administrator emailed the applicant the following
information:
• a copy of the application materials including the Building
Official’s report on the application;
• an attachment that provided the public hearing date and panel
that will consider the application; the May 1st deadline to submit
additional evidence for staff to factor into their analysis; and the
May 10th deadline to submit additional evidence to be
incorporated into the Board’s docket materials;
• the criteria/standard that the board will use in their decision to
approve or deny the request; and
• the Board of Adjustment Working Rules of Procedure pertaining
to “documentary evidence.”

May 7, 2019:

The Board of Adjustment staff review team meeting was held
regarding this request and the others scheduled for the May public
hearings. Review team members in attendance included the
Sustainable Development and Construction Assistant Director, the
Building Official, the Board of Adjustment Chief Planner/Board
Administrator, the Building Inspection Chief Planner, the
Sustainable Development and Construction Senior Engineer, the
Chief Arborist, the Sustainable Development and Construction
Department Board of Adjustment Senior Planner, and the Assistant
City Attorney to the Board.

May 9, 2019:

The Sustainable Development Department Senior Engineer
submitted a review comment sheet marked “Has no objections”.
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4 Property Owners Notified

Label # Address

Owner

1

1949

N STEMMONS FWY

BMR DESIGN DISTRICT LLC

2

1959

N STEMMONS FWY

JAMUNA TRADING INC

3

2021

N STEMMONS FWY

MEDIEVAL CASTLE INC

4

2021

N STEMMONS FWY

MEDIEVAL CASTLE INC
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BOARD OF ADJUSTMENT
CITY OF DALLAS, TEXAS
FILE NUMBER:

MONDAY, MAY 20, 2019

BDA189-060(OA)

BUILDING OFFICIAL’S REPORT: Application of Chris D. Lovick, Jr. for a special
exception to the single family use regulations at 2634 Al Lipscomb Way. This property is
more fully described as Lot 9, Block 4/1285, and is zoned PD-595 (MF-2-A), which limits
the number of dwelling units to one. The applicant proposes to construct and/or
maintain an additional dwelling unit, which will require a special exception to the single
family use regulations.
LOCATION:

2634 Al Lipscomb Way

APPLICANT:

Chris D. Lovick, Jr.

REQUESTS:
A request for a special exception to the single family use regulations is made to
construct and maintain a one-story additional “dwelling unit” structure on a site that is
being developed with a 3-story main single-family home/dwelling unit structure.
STANDARD FOR A SPECIAL EXCEPTION TO THE SINGLE-FAMILY USE
REGULATIONS TO AUTHORIZE AN ADDITIONAL DWELLING UNIT:
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.
In granting this type of special exception, the board shall require the applicant to deed
restrict the subject property to prevent use of the additional dwelling unit as rental
accommodations.
STAFF RECOMMENDATION:
No staff recommendation is made on this or any request for a special exception to
authorize an additional dwelling unit since the basis for this type of appeal is 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.
BACKGROUND INFORMATION:
Zoning:
Site:

PD 595 (MF-2(A)) (Planned Development) (Multi-family)
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North:
South:
East:
West:

PD 595 (MF-2(A)) (Planned Development) (Multi-family) & PD 871
(Planned Development)
PD 595 (Planned Development)
PD 595 (MF-2(A)) (Planned Development) (Multi-family) & PD 595
(Planned Development)
PD 595 (MF-2(A)) (Planned Development) (Multi-family) & PD 871
(Planned Development)

Land Use:
The subject site is undeveloped. The areas to the south, east, and west are developed
with vacant lots, single-family homes, and multifamily uses; and the area to the north is
developed with a public school use
Zoning/BDA History:
There has not been any recent related board or zoning cases recorded either on or in
the immediate vicinity of the subject site.
GENERAL FACTS/STAFF ANALYSIS:
•
•
•
•
•

•

•
•

This request for a special exception to the single-family use regulations focuses on
constructing and maintaining a 1-story “additional dwelling unit” structure on a site
that is undeveloped.
The site is zoned PD 595 (MF-2(A)) where the Dallas Development Code permits
multifamily residential uses in combination on single or contiguous building sites per
lot.
The residential use regulations of the Dallas Development Code defines a duplex as
two dwelling units located on a lot and limits the duplex to only one main building per
lot.
The residential use regulations of the Dallas Development Code defines multifamily
as three or more dwelling units located on a lot.
The submitted site plan for this application denotes the locations of two building
footprints for two separate dwelling units. Since the proposal does not meet the
residential use regulations of the Dallas Development Code for a duplex or/and
multifamily uses, Building Inspection has determined this proposal should be
considered as a single-family structure with an additional dwelling unit.
The Dallas Development Code states that the board of adjustment may grant a
special exception to authorize an additional dwelling unit in any district when, in the
opinion of the board, the special exception will not: 1) be used as a rental
accommodation; or 2) adversely affect neighboring properties.
The Dallas Development Code defines a “dwelling unit” as “one or more rooms to be
a single housekeeping unit to accommodate one family and containing one or more
kitchens, one or more bathrooms, and one or more bedrooms.”
The Dallas Development Code defines “kitchen” as “any room or area used for
cooking or preparing food and containing one or more ovens, stoves, hot plates, or
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•
•

•
•

•
•

•
•
•

•
•

microwave ovens; one or more refrigerators; and one or more sinks. This definition
does not include outdoor cooking facilities.”
The Dallas Development Code defines “bathroom” as “any room used for personal
hygiene and containing a shower or bathtub or containing a toilet and sink.”
The Dallas Development Code defines “bedroom” as “any room in a dwelling unit
other than a kitchen, dining room, living room, bathroom, or closet. Additional dining
rooms and living rooms, and all dens, game rooms, sun rooms, and other similar
rooms are considered bedrooms.”
The submitted site plan denotes the locations of two building footprints, the larger of
the two to be the proposed 3-story single family main structure and the proposed
additional dwelling unit denoted as “accessory unit”.
The submitted floor plan of what appears to be the “accessory unit” denoted on the
site plan shows a number of rooms/features that Building Inspection has determined
makes it an additional dwelling unit - that is per Code definition: “one or more rooms
to be a single housekeeping unit to accommodate one family and containing one or
more kitchens, one or more bathrooms, and one or more bedrooms”.
This request centers on the function of what is proposed to be inside the smaller
structure on the site – the “accessory unit” structure, specifically its collection of
rooms/features shown on the floor plan.
The application states a request has been made for: “the proposed accessory unit
will be multifunctional and would be used for hygiene, sleeping accommodations,
and social functions in concert with pool and spa use for family members and
friends”.
According to DCAD records, there are “no main improvement” or “no additional
improvements” for property addressed at 2634 Al Lipscomb Way.
The applicant has the burden of proof in establishing that the additional dwelling unit
will not be used as rental accommodations (by providing deed restrictions, if
approved) and will not adversely affect neighboring properties.
If the Board were to approve this request, the Board may choose to impose a
condition that the applicant complies with the site plan if they feel it is necessary to
ensure that the special exception will not adversely affect neighboring properties.
But granting this special exception request will not provide any relief to the Dallas
Development Code regulations other than allowing an additional dwelling unit on the
site (i.e. development on the site must meet all required code requirements).
The Dallas Development Code 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.
If the Board were to grant this request, Building Inspection would view the structure
denoted on the submitted site plan as “accessory unit” as an additional “dwelling
unit”.

Timeline:
February 21, 2019:

The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents which have been included as
part of this case report.
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April 8, 2019:

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

April 9, 2019:

The Board Senior Planner emailed the applicant the following
information:
• a copy of the application materials including the Building
Official’s report on the application;
• an attachment that provided the public hearing date and panel
that will consider the application; the May 1st deadline to submit
additional evidence for staff to factor into their analysis; and the
May 10th deadline to submit additional evidence to be
incorporated into the Board’s docket materials;
• the criteria/standard that the board will use in their decision to
approve or deny the request; and
• the Board of Adjustment Working Rules of Procedure pertaining
to “documentary evidence.”

May 7, 2019:

The Board of Adjustment staff review team meeting was held
regarding this request and the others scheduled for the May public
hearings. Review team members in attendance included the
Sustainable Development and Construction Assistant Director, the
Building Official, the Board of Adjustment Chief Planner/Board
Administrator, the Building Inspection Chief Planner, the
Sustainable Development and Construction Senior Engineer, the
Chief Arborist, the Sustainable Development and Construction
Department Board of Adjustment Senior Planner, and the Assistant
City Attorney to the Board.
No review comment sheets were submitted in conjunction with this
application.
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17 Property Owners Notified

Label # Address

Owner

1

2634

AL LIPSCOMB WAY

LOVICK CHRIS D JR

2

2614

AL LIPSCOMB WAY

HARRIS & HARRIS PPTIES LLC

3

2618

AL LIPSCOMB WAY

MARI REAL ESTATE HOLDINGS LLC

4

2622

AL LIPSCOMB WAY

BROWN ELMARIE YVONNE &

5

2628

AL LIPSCOMB WAY

BROWN JAMES RAY TR

6

2619

PARK ROW AVE

GEBREDINGIL TESFA

7

2623

PARK ROW AVE

GEBREDINGIL TESFA

8

2627

PARK ROW AVE

JOHNSON PATRICIA A & BILLY R

9

2631

PARK ROW AVE

HUD

10

2635

PARK ROW AVE

JOHNSON KENNETH & SARAH E

11

2700

AL LIPSCOMB WAY

STAMATINA HOLDINGS LLC

12

2712

AL LIPSCOMB WAY

JACKSON GLENDA

13

2703

PARK ROW AVE

CLARK JAMES GARFIELD

14

2707

PARK ROW AVE

EDWARDS VEURMER CLARK &

15

2711

PARK ROW AVE

FRANKLIN RITA

16

2715

PARK ROW AVE

LEWIS BARBARA ANN LEE

17

2727

AL LIPSCOMB WAY

Dallas ISD
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BOARD OF ADJUSTMENT
CITY OF DALLAS, TEXAS
FILE NUMBER:

MONDAY, MAY 20, 2019

BDA189-061(OA)

BUILDING OFFICIAL’S REPORT: Application of Jack Tarrer for a special exception to
the fence standards regulations at 3313 E. Illinois Avenue. This property is more fully
described as Lot 29 & 30, Block H/6094, and is zoned CS, which prohibits the use of
certain materials for a fence. The applicant proposes to construct and/or maintain a
fence of a prohibited material, which will require a special exception to the fence
standards regulations.
LOCATION:

3313 E. Illinois Avenue

APPLICANT:

Jack Tarrer

REQUEST:
A request for a special exception to the fence standards regulations is made to
complete and maintain a fence of a prohibited fence material (sheet metal) on a site
developed with vehicle display, sales, or service use.
STANDARD FOR A SPECIAL EXCEPTION TO FENCE STANDARDS:
Section 51A-4.602 of the Dallas Development Code states that the board may grant a
special exception to the fence standards when, in the opinion of the board, the special
exception will not adversely affect neighboring property.
STAFF RECOMMENDATION:
No staff recommendation is made on this or any request for a special exception to the
fence standards since the basis for this type of appeal is when in the opinion of the
board, the special exception will not adversely affect neighboring property.
BACKGROUND INFORMATION:
Zoning:
Site:
North:
South:
East:
West:

CS (Commercial service district)
R-5 (A) (Single family residential 5,000 square feet)
CS (Commercial service district)
CS (Commercial service district) & R-5 (A) (Single family residential 5,000
square feet)
CS (Commercial service district) & R-5 (A) (Single family residential 5,000
square feet)
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Land Use:
The subject site is developed with a vehicle display, sales, or service use. The area to
the north is developed with vacant lots and single-family uses; the area to the south is
developed with commercial service uses; the area to the west is developed with vacant
lots and commercial service uses; and the area to the east is developed with singlefamily and multi-family uses.
Zoning/BDA History:
There have not been any recent related board or zoning cases recorded either on or in
the immediate vicinity of the subject site.
GENERAL FACTS/STAFF ANALYSIS:
•
•

•
•
•
•

•
•

The request for a special exception to the fence standards regulations related to
fence materials focuses on completing and maintaining a fence of a prohibited fence
material (R-Panel) on a site developed with vehicle display, sales, or service use.
Section 51A-4.602(a)(9) of the Dallas Development Code states that except as
provided in this subsection, the following fence materials are prohibited:
– Sheet metal;
– Corrugated metal;
– Fiberglass panels;
– Plywood;
– Plastic materials other than preformed fence pickets and fence panels with a
minimum thickness of seven-eighths of an inch;
– Barbed wire and razor ribbon (concertina wire) in residential districts other than
an A(A) Agricultural District; and
– Barbed wire razor ribbon (concertina wire) in nonresidential districts unless the
barbed wire or razor ribbon (concertina wire) is six feet or more above grade and
does not project beyond the property line.
The applicant has submitted a site plan and elevation that represents the location of
the proposed and existing sheet metal fence on the property.
The submitted elevation represents an 8’ high sheet metal fence.
The submitted site plan represents a site that is approximately 22,800 square feet in
area where approximately 632 linear feet of prohibited fence material (sheet metal
fence) is located on this property.
The Sustainable Development and Construction Department Senior Planner
conducted a field visit of the site and surrounding area. Similar fences that appeared
to be made of similar prohibited material were noted to the west, east and north of
the subject site. These similar existing fences have no recorded BDA history.
As of May 10, 2019, no letters have been submitted in support or in opposition to the
request.
The applicant has the burden of proof in establishing that the special exception to
the fence standards regulations related to a prohibited fence material (sheet metal)
will not adversely affect neighboring property.
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•

If the Board were to grant the special exception and impose the submitted site plan
and elevation as a condition, the fence of prohibited material on the property would
be limited to what is shown on these documents.

Timeline:
March 22, 2019:

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

April 8, 2019:

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

April 10, 2019:

The Sustainable Development and Construction Department Senior
Planner, emailed the applicant the following information:
• a copy of the application materials including the Building
Official’s report on the application;
• an attachment that provided the public hearing date and panel
that will consider the application; the May 1st deadline to submit
additional evidence for staff to factor into their analysis; and the
May 10th deadline to submit additional evidence to be
incorporated into the Board’s docket materials;
• the criteria/standard that the board will use in their decision to
approve or deny the request; and
• the Board of Adjustment Working Rules of Procedure pertaining
to “documentary evidence.”

May 7, 2019:

The Board of Adjustment staff review team meeting was held
regarding this request and the others scheduled for the May public
hearings. Review team members in attendance included the
Sustainable Development and Construction Assistant Director, the
Building Official, the Board of Adjustment Chief Planner/Board
Administrator, the Building Inspection Chief Planner, the
Sustainable Development and Construction Senior Engineer, the
Chief Arborist, the Sustainable Development and Construction
Department Board of Adjustment Senior Planner, and the Assistant
City Attorney to the Board.
No review comment sheets were submitted in conjunction with this
application.
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21 Property Owners Notified

Label # Address

Owner

1

3313

E ILLINOIS AVE

TARRER JOCK

2

3326

E ILLINOIS AVE

WILDER THAD

3

3316

E ILLINOIS AVE

REDMAN BILLY

4

3302

E ILLINOIS AVE

KING SHAUNTAI

5

3333

BEAUCHAMP ST

CODIZ IGNACIO & ROSARIO

6

3327

BEAUCHAMP ST

MARK X ASSOC PS

7

3323

BEAUCHAMP ST

TELLEZ JOSE MIGUEL

8

3317

BEAUCHAMP ST

BARBOZA JOSE

9

3311

BEAUCHAMP ST

WILLIAMS T W &

10

3307

BEAUCHAMP ST

WILLIAMS T W

11

3303

BEAUCHAMP ST

RAMIREZ PEDRO &

12

3241

E ILLINOIS AVE

KING SHAUNTAI

13

3300

BEAUCHAMP ST

GONZALEZ PEDRO &

14

3328

BEAUCHAMP ST

OBIKOYA JOSEPH

15

3324

BEAUCHAMP ST

LOPEZ FELIPE

16

3332

BEAUCHAMP ST

CASAS PEDRO JR & DEBBIE H

17

3333

E ILLINOIS AVE

PERFECT & SOCIAL LIVING LLC

18

3327

E ILLINOIS AVE

MCKINNEY SOLONYA G

19

3323

E ILLINOIS AVE

GEE FRANK E JR & DIANA

20

3307

E ILLINOIS AVE

CARRILLO CESAR A

21

3303

E ILLINOIS AVE

GRIMALDO AMADO OLVERA
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BOARD OF ADJUSTMENT
CITY OF DALLAS, TEXAS
FILE NUMBER:

MONDAY, MAY 20, 2019

BDA189-038(OA)

BUILDING OFFICIAL’S REPORT: Application of James White III, represented by
Michael R. Coker Company, for a variance to the front yard setback regulations, special
exceptions to the fence standards regulations, and special exceptions to the visual
obstruction regulations at 11534 Hillcrest Road. This property is more fully described as
Lot 1 and PT LT 2 and 4, Block C/7494, and is zoned R-16(A), requires a front yard
setback of 35 feet, limits the height of a fence in the front yard to 4 feet, limits the height
of a fence in the side or rear yard to 9 feet, and requires a 45 foot visibility triangle at
street intersections and 20 foot visibility triangles at driveway approaches. The applicant
proposes to construct and/or maintain a structure and provide a 32 foot 9 inch front yard
setback, which will require a 2 foot 3 inch variance to the front yard setback regulations,
to construct and/or maintain a 9 foot 6 inch fence in a front, side, and/or rear yard which
will require a 5 foot 6 inch special exception to the fence standards regulations for a
fence in the front yard setback, and a 6 inch special exception to the fence standards
regulations for a fence in the side and/or rear yard, and to locate and maintain items in
required visibility triangles at a street intersection and at driveway approaches which will
require special exceptions to the visual obstruction regulations.
LOCATION:

11534 Hillcrest Road

APPLICANT:

James White III
Represented by Michael R. Coker Company

ORIGINAL APRIL 15, 2019 REQUESTS:
The following requests had been made on a site that is developed with a single-family
home:
1. a variance to the front yard setback regulations of 2’ 3” was made to maintain a
single-family structure located 32’ 9” from one of the site’s two required front yards
(N. Janmar Drive) or 2‘ 3” into this 35’ front yard setback;
2. special exceptions to the fence standards regulations related to fence height of 5’ 6”
was made to maintain a fence higher than 4’ in height in both front yard setbacks:
a) Along N. Janmar Drive: – an 8’ solid wood fence, a 5’ 6” to 6’ decorative wrought
iron fence with 6’ high stone masonry columns, a portion of which sits atop a 0’ to
3’ retaining wall and a 7’ 6’ motorized wrought iron gate; and
b) Along Hillcrest Road: – a 5’ 6” to 6’ decorative wrought iron fence with 6’ high
stone masonry columns and a 7’ 6’ motorized wrought iron gate of which sits
atop a 2’ to 3’ retaining wall.
3. special exceptions to the fence standards regulations related to fence height of 5”
were made to maintain a 9’ 5” in height solid wood fence in the required side yard
setbacks; and
4. special exceptions to the visual obstruction regulations were made to maintain:
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a) portions of a 6’ high stone masonry column and landscape materials in the 45’
visibility triangle at the intersection of Hillcrest Road and Janmar Drive;
b) portions of a 6’ high stone masonry columns that sit atop a 0’ to 3’ retaining wall
in one of the two 20’ visibility triangles located on the west side of the driveway
into the site from N. Janmar Drive.
c) portions of a 6’ high stone masonry column and portion a retaining wall in one of
the two 20’ visibility triangles located on the north side of the driveway into the
site from Hillcrest Road.
d) portions of a retaining wall in one of the two 20’ visibility triangles located on the
south side of the driveway into the site from Hillcrest Road.
REVISED MAY 20, 2019 REQUESTS:
On May 7, 2019 , the applicant submitted a revised documents (see Attachment D). As
a result. The following requests have been made on a site that is developed with a
single-family home:
1. a variance to the front yard setback regulations of 2’ 3” is made to maintain a singlefamily structure located 32’ 9” from one of the site’s two required front yards (N.
Janmar Drive) or 2‘ 3” into this 35’ front yard setback;
2. special exceptions to the fence standards regulations related to fence height of 5’ 6”
is made to maintain a fence higher than 4’ in height in both front yard setbacks:
a) Along N. Janmar Drive: – an 8’ solid wood fence, a 5’ 6” to 6’ decorative wrought
iron fence with 6’ high stone masonry columns, a portion of which sits atop a 0’ to
3’ retaining wall and a 7’ 6’ motorized wrought iron gate; and
b) Along Hillcrest Road: – a 5’ 6” to 6’ decorative wrought iron fence with 6’ high
stone masonry columns and a 7’ 6’ motorized wrought iron gate of which sits
atop a 2’ to 3’ retaining wall.
3. special exceptions to the visual obstruction regulations are made to maintain:
a) portions of a 6’ high stone masonry column and portion a retaining wall in one of
the two 20’ visibility triangles located on the north side of the driveway into the
site from Hillcrest Road.
b) portions of a retaining wall in one of the two 20’ visibility triangles located on the
south side of the driveway into the site from Hillcrest Road.
(Note that the original requests for a special exception to the fence standards
regulations related to fence height in the required side yard, the special exception to the
visual obstruction regulations related to the 45’ visibility triangle at the intersection of
Hillcrest Road and Janmar Drive, and the 20’ visibility triangles located on the west side
of the driveway into the site from N. Janmar Drive are no longer necessary due to the
applicant amending his request on May 2nd. On May 7, 2019, the applicant submitted a
revised site plan (Attachment D)).
STANDARD FOR A VARIANCE:
Section 51(A)-3.102(d)(10) of the Dallas Development Code specifies that the board
has the power to grant variances from the front yard, side yard, rear yard, lot width, lot
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depth, lot coverage, floor area for structures accessory to single-family uses, height,
minimum sidewalks, off-street parking or off-street loading, or landscape regulations
provided that the variance is:
(A) not contrary to the public interest when owing to special conditions, a literal
enforcement of this chapter would result in unnecessary hardship, and so that the
spirit of the ordinance will be observed, and substantial justice done;
(B) necessary to permit development of a specific parcel of land that differs from other
parcels of land by being of such a restrictive area, shape, or slope, that it cannot be
developed in a manner commensurate with the development upon other parcels of
land with the same zoning; and
(C) not granted to relieve a self-created or personal hardship, nor for financial reasons
only, nor to permit any person a privilege in developing a parcel of land not permitted
by this chapter to other parcels of land with the same zoning.
STANDARD FOR A SPECIAL EXCEPTION TO FENCE STANDARDS:
Section 51A-4.602 of the Dallas Development Code states that the board may grant a
special exception to the fence standards when, in the opinion of the board, the special
exception will not adversely affect neighboring property.
STANDARD FOR A SPECIAL EXCEPTION TO THE VISUAL OBSTRUCTION
REGULATIONS:
Section 51A-4.602(d) (3) of the Dallas Development Code states that the board shall
grant a special exception to the requirements of the visual obstruction regulations when,
in the opinion of the Board, the item will not constitute a traffic hazard.
STAFF RECOMMENDATION (front yard variance):
Denial.
Rationale:
• Staff concluded that the applicant had not substantiated how the variance is
necessary to permit development of the subject site that is slightly sloped, slightly
irregular in shape but according to the submitted application is 0.816 acres (or
approximately 38,150 square feet or twice the area found in most lots in this zoning
district) where these features preclude it from being developed in a manner
commensurate with the development upon other parcels of land with the same R16(A) zoning district.
STAFF RECOMMENDATION (fence standards):
No staff recommendation is made on this or any request for a special exception to the
fence standards since the basis for this type of appeal is when in the opinion of the
board, the special exception will not adversely affect neighboring property.
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STAFF RECOMMENDATION (20’ visibility triangles at the driveways):
Approval, subject to the following condition:
• Compliance with the submitted site plan and elevation is required.
Rationale:
• The Sustainable Development Department Senior Engineer has no objections to the
requests.
• Staff concluded that the request for special exceptions to the visual obstruction
regulations should be granted (with the suggested conditions imposed) because the
item located in the visibility triangles do not constitute a traffic hazard.
BACKGROUND INFORMATION:
Zoning:
Site:
North:
South:
East:
West:

R-16 (A) (Single family district 16,000 square feet)
R-16 (A) (Single family district 16,000 square feet)
R-16 (A) (Single family district 16,000 square feet)
R-16 (A) (Single family district 16,000 square feet)
R-16 (A) (Single family district 16,000 square feet)

Land Use:
The subject site is developed with a single family home. The areas to the north, south,
east, and west are developed with single-family uses.
Zoning/BDA History:
There has not been any recent related board or zoning cases recorded either on or in
the immediate vicinity of the subject site.
GENERAL FACTS/STAFF ANALYSIS (front yard variance):
•
•
•

•

The request for a variance to the front yard setback regulations of 2’ 3” focuses on
maintaining a single-family structure located 32’ 9” from one of the site’s two
required front yards (N. Janmar Drive) or 2‘ 3” into this 35’ front yard setback.
The subject site is zoned R-16 (A) which requires a 35’ front yard setback.
The subject site is located at the southeast corner of Hillcrest Road and N. Janmar
Drive. Regardless of how the structure is proposed to be oriented to front Hillcrest
Road, the subject site has a required 35’ front yard setbacks along both street
frontages.
The submitted site plan indicates that the proposed home structure is located as
close as 32’ 9” from one of the site’s two required front yards (N. Janmar Drive) or 2‘
3” into this 35’ front yard setback.
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•

•
•

•

DCAD records indicate the following improvements for property located at 11534
Hillcrest Road: “main improvement: a structure with 2,986 square feet of living area
built in 1957”, and “additional improvements; a 616 square foot attached garage, and
a pool”.
The subject site is slightly sloped, slightly irregular in shape and according to the
submitted application is 0.816 acres (or approximately 38,150 square feet) in area.
The site is zoned R-16 (A) where lots are typically 16,000 square feet in area.
The applicant has the burden of proof in establishing the following:
− That granting the variance to the front yard setback regulations will not be
contrary to the public interest when owing to special conditions, a literal
enforcement of this chapter would result in unnecessary hardship, and so that
the spirit of the ordinance will be observed, and substantial justice done.
− The variance is necessary to permit development of the subject site that differs
from other parcels of land by being of such a restrictive area, shape, or slope,
that the subject site cannot be developed in a manner commensurate with the
development upon other parcels of land in districts with the same R-16(A) zoning
classification
− The variance would not be granted to relieve a self-created or personal hardship,
nor for financial reasons only, nor to permit any person a privilege in developing
this parcel of land (the subject site) not permitted by this chapter to other parcels
of land in districts with the same R-16(A) zoning classification.
If the Board were to grant this request and impose the submitted revised site plan as
a condition, the structure in the front yard setback would be limited to what is shown
on this document– which is single family structure located 32’ 9” from one of the
site’s two required front yards (N. Janmar Drive) or 2‘ 3” into this 35’ front yard
setback.

GENERAL FACTS/STAFF ANALYSIS (fence standards):
•

•
•
•

The requests for special exceptions to the fence standards regulations on a site
developed with a single-family home focus on maintaining a fence higher than 4’ in
the site’s two front yard setbacks:
1) Along N. Janmar Drive: – an 8’ solid wood fence, a 5’ 6” to 6’ decorative wrought
iron fence with 6’ high stone masonry columns, a portion of which sits atop a 0’ to
3’ retaining wall and a 7’ 6’ motorized wrought iron gate);
2) Along Hillcrest Road: – a 5’ 6” to 6’ decorative wrought iron fence with 6’ high
stone masonry columns and a 7’ 6’ motorized wrought iron gate of which sits
atop a 2’ to 3’ retaining wall; and,
The subject site is zoned R-16 (A) which requires a 35’ front yard setback and a 10’
side yard setback.
The Dallas Development Code states that in all residential districts except
multifamily districts, a fence may not exceed 4’ above grade when located in the
required front yard.
The subject site is located at the southeast corner of Hillcrest Road and N. Janmar
Drive. Regardless of how the structure is proposed to be oriented to front Hillcrest
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•
•

•

•
•
•

Road, the subject site has a required 35’ front yard setbacks along both street
frontages.
The applicant submitted revised site plan and elevation representing the proposed
fences in the front yard setbacks and in the side yard setbacks with notations
indicating that the proposal reaches a maximum height of 9’ 6”.
The following additional information was gleaned from the submitted revised site
plan:
− The proposal is represented as being approximately 150’ in length parallel to
Janmar Drive and about 35’ perpendicular to the street on the east side of the
site, and between 5’ - 20’ on the west side in this required front yard as the fence
approaches the intersection with Hillcrest Road.
− The proposal is represented as being approximately 180’ in length parallel to
Hillcrest Road and about 35’ perpendicular to the street on the east side of the
site, and between 5’- 20’ on the west side in this required front yard as the fence
approaches the intersection with Janmar Drive.
The Sustainable Development and Construction Department Senior Planner
conducted a field visit of the site and surrounding area and noted several other
fences that appeared to be above 4’ in height along Hill Crest Road and located in
front yard setback. None of these existing fences have recorded BDA history.
The applicant has the burden of proof in establishing that the special exception to
the fence standards regulations related to fence height of 5’ 6” will not adversely
affect neighboring property.
As of May 10th, 2 letters have been submitted in support and 3 letters in opposition
to this request.
Granting these special exceptions with a condition imposed that the applicant
complies with the submitted revised site plan and elevation would require the
proposal exceeding 5’ 6” in height located in the front yard setbacks and exceeding
9’ 6” in height in the side yard setbacks to be maintained in the locations and of the
heights and materials as shown on these documents.

GENERAL FACTS/STAFF ANALYSIS (20’ visibility triangle special exceptions):
•

•

The requests for special exceptions to the visual obstruction regulations on a site
developed with a single-family home focus on:
1) maintaining portions of a 6’ high stone masonry column and portion a retaining
wall in one of the two 20’ visibility triangles located on the north side of the
driveway into the site from Hillcrest Road; and
2) maintaining portion of a retaining wall in one of the two 20’ visibility triangles
located on the south side of the driveway into the site from Hillcrest Road.
The Dallas Development Code states the following: a person shall not erect, place,
or maintain a structure, berm, plant life or any other item on a lot if the item is:
- in a visibility triangle as defined in the Code (45-foot visibility triangles at street
intersections and 20-foot visibility triangles at drive approaches and at alleys on
properties zoned single family); and
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between two and a half and eight feet in height measured from the top of the
adjacent street curb (or the grade of the portion on the street adjacent to the
visibility triangle).
The applicant submitted a revised site plan and elevation indicating portions of a 6’
high stone masonry column and portion a 3’ high retaining wall in one of the two 20’
visibility triangles located on the north side of the driveway into the site from Hillcrest
Road, and portions of a 3’ retaining wall and landscape materials in one of the two
20’ visibility triangles located on the south side of the driveway into the site from
Hillcrest Road.
The Sustainable Development Department Senior Engineer has submitted a revised
review comment sheet marked “Has no objections to a special exception to the
visibility triangles at private residential driveway”.
The applicant has the burden of proof in establishing how granting the requests for
special exceptions to the visual obstruction regulations, to maintain portions of a 6’
high stone masonry column and portion a 3’ high retaining wall in one of the two 20’
visibility triangles located on the north side of the driveway into the site from Hillcrest
Road, and portions of a 3’ retaining wall and landscape materials in one of the two
20’ visibility triangles located on the south side of the driveway into the site from
Hillcrest Road do not constitute a traffic hazard.
Granting these requests with a condition imposed that the applicant complies with
the submitted revised site plan and elevation would limit the items to the required
two 20-foot visibility triangle on both sides of the driveway into the site from Hillcrest
Road to that what is shown on these documents – portions of 6’ high columns, 3’
retaining walls and landscape materials.
-

•

•
•

•

Timeline:
January 31, 2019: The applicant submitted an “Application/Appeal to the Board of
Adjustment” and related documents which have been included as
part of this case report.
March 11, 2019:

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

March 13, 2019:

The Sustainable Development and Construction Department Senior
Planner emailed the applicant the following information:
• an attachment that provided the public hearing date and panel
that will consider the application; the March 27th deadline to
submit additional evidence for staff to factor into their analysis;
and the April 5th deadline to submit additional evidence to be
incorporated into the Board’s docket materials;
• the criteria/standards that the board will use in their decision to
approve or deny the requests; and
• the Board of Adjustment Working Rules of Procedure pertaining
to documentary evidence.
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March 20, 2019:

The Building Inspection Senior Plans Examiner/Development Code
Specialist forwarded a revised Building Official’s report to the Board
Administrator (see Attachment A).

March 20, 2019:

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

April 2, 2019:

The Board of Adjustment staff review team meeting was held
regarding this request and the others scheduled for the April public
hearings. Review team members in attendance included: the
Sustainable Development and Construction Assistant Director, the
Building Official, the Assistant Building Official, the Board of
Adjustment Chief Planner/Board Administrator, the Chief Arborist,
the Building Inspection Senior Plans Examiner/Development Code
Specialist, the Sustainable Development and Construction Senior
Engineer, the Sustainable Development and Construction
Department Board of Adjustment Senior Planner, and the Assistant
City Attorney to the Board.

April 3, 2019:

The Sustainable Development Department Senior Engineer has
submitted a review comment sheet marked “recommends denial of
the proposed special exception to the visibility triangle at the
intersection of Hillcrest Road and N. Janmar Drive and has no
objections to a special exception to the visibility triangles at the
private driveways” (See Attachment C).

April 15, 2019:

Staff informed the Board of Adjustment at the April 15th briefing that
the application had not been insufficiently posted hence could not
be called or heard at the April 15th hearing, and would require the
application to be readvertised and renoticed for the May 20 th public
hearing. The Board Senior Planner informed the applicant the May
1st deadline to submit additional evidence for staff to factor into their
analysis, and the May 10th deadline to submit additional evidence to
be incorporated into the Board’s docket materials.

May 7, 2019:

The Board of Adjustment staff review team meeting was held
regarding this request and the others scheduled for the May public
hearings. Review team members in attendance included the
Sustainable Development and Construction Assistant Director, the
Building Official, the Board of Adjustment Chief Planner/Board
Administrator, the Building Inspection Chief Planner, the
Sustainable Development and Construction Senior Engineer, the
Chief Arborist, the Sustainable Development and Construction
Department Board of Adjustment Senior Planner, and the Assistant
City Attorney to the Board.
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May 7, 2019:

The applicant submitted additional documentation on this appeal to
the Board Administrator beyond what was submitted with the
original application (see Attachment D).

May 8, 2019:

The Building Inspection Senior Plans Examiner/Development Code
Specialist forwarded a revised Building Official’s report to the Board
Administrator (see Attachment E).

May 9, 2019:

The Sustainable Development Department Senior Engineer
submitted a revised review comment sheet marked “Has no
objections”.
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BDA189-038 Attachment C

REVIEW COMMENT SHEET
BOARD OF ADJUSTMENT
HEARING OF APRIL 15, 2019 (C)
Has no objections
Has no objections if certain conditions
are met (see comments below or attached)

BDA 189‐030 (OA)
BDA 189‐033 (OA)

Recommends denial
(see comments below or attached)

BDA 189‐038 (OA)

No comments

BDA 189-045 (OA)
BDA 189-047 (OA)

COMMENTS:
1. Has

no objections to a special
exception to the visibility triangles at
private driveways.

BDA 189-048 (OA)

2. Recommends

denial of the proposed
special exception to the visibility
triangle at the intersection of Hillcrest
Road at N Janmar Drive.

David Nevarez, P.E., PTOE, SDC-Engineering

April 3, 2019

Name/Title/Department

Date

Please respond to each case and provide comments that justify or elaborate on your response.
Dockets distributed to the Board will indicate those who have attended the review team meeting
and who have responded in writing with comments.
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6 - 20

6 - 21

6 - 22

6 - 23
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03/21/2019

Notification List of Property Owners
BDA189-038
17 Property Owners Notified

Label # Address

Owner

1

11534

HILLCREST RD

WHITE JAMES L III & KRISTY

2

11631

HILLCREST RD

HELMS JOHN D & THERESA L

3

11545

HILLCREST RD

CONARD SCOTT & SUSAN

4

11535

HILLCREST RD

KLEINMANN TAMMIE

5

11525

HILLCREST RD

LAZAR MARTIN L &

6

6919

N JANMAR DR

FARQUHARSON TYLER

7

11626

HILLCREST RD

GALINET DAVID BRUCE & TYLENE M

8

7011

N JANMAR DR

GRIFFITH CLARK W &

9

7027

S JANMAR DR

HENDERSON WILLIAM D ETAL

10

7006

N JANMAR DR

STAUB JAY & LYNN C

11

7014

N JANMAR DR

HOUGH SANDY

12

11524

HILLCREST RD

DURBIN DONNIE RAY &

13

7010

S JANMAR DR

TODD ANNE

14

7022

S JANMAR DR

PEREZ RICARDO TR LIF EST & PAMELA L TR LIFE EST

15

7030

S JANMAR DR

COHEN SANDRA

16

11616

WANDER LN

LJB SPRINGS LP

17

11514

HILLCREST RD

CHUANG ALEX & JEANIE
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