
NOTICE FOR POSTING 
 

MEETING OF 
 

BOARD OF ADJUSTMENT, PANEL C 
 

MONDAY, SEPTEMBER 19, 2022 
 

BRIEFING: 11:00 a.m. via Videoconference and in 6ES, Dallas City Hall, 1500 
Marilla Street  

HEARING:  1:00 p.m. via Videoconference and in 6ES, Dallas City Hall, 1500 
Marilla Street 

 
* The Board of Adjustment hearing will be held by videoconference and in 6ES at City Hall. Individuals 
who wish to speak in accordance with the Board of Adjustment Rules of Procedure by joining the 
meeting virtually, must register online at https://form.jotform.com/210907944450153 or contact the 
Planning and Urban Design Department at 214-670-4209 by the close of business Friday, September 
16, 2022. All virtual speakers will be required to show their video in order to address the board. 
The public is encouraged to attend the meeting virtually, however, City Hall is available for those wishing 
to attend the meeting in person following all current pandemic-related public health protocols. Public 
Affairs and Outreach will also stream the public hearing on Spectrum Cable Channel 96 or 99; and 
bit.ly/cityofdallastv or YouTube.com/CityofDallasCityHall, and the WebEx link: https://bit.ly/091922C 
 
 
 
Purpose: To take action on the attached agenda, which contains the following: 
 
 1. Board of Adjustment appeals of cases 
  the Building Official has denied. 
 
 2. And any other business which may come before this 
  body and is listed on the agenda. 
 
 

Handgun Prohibition Notice for Meetings of Governmental Entities 
 
"Pursuant to  Section  30.06,  Penal  Code  (trespass  by  license  holder  with  a  concealed  handgun),  a  
person  licensed  under Subchapter  H,  Chapter  411,  Government  Code  (handgun  licensing  law),  
may  not  enter  this  property  with  a  concealed handgun."   
 
"De acuerdo con la sección 30.06 del código penal (ingreso sin autorización  de  un  titular  de  una  
licencia  con  una  pistola  oculta),  una  persona  con  licencia  según  el  subcapítulo  h, capítulo  411,  
código  del  gobierno  (ley  sobre  licencias  para  portar pistolas), no puede ingresar a esta propiedad 
con una pistola oculta."   
 
"Pursuant  to  Section  30.07,  Penal  Code  (trespass  by  license  holder  with  an  openly  carried  
handgun),  a  person  licensed under  Subchapter  H,  Chapter  411,  Government  Code  (handgun  
licensing  law),  may  not  enter  this  property  with  a handgun that is carried openly."   
 
"De acuerdo con la sección 30.07 del código penal (ingreso sin autorización de un titular de una licencia 
con una pistola a la vista),  una  persona  con  licencia  según  el  subcapítulo  h,  capítulo  411,  código  
del  gobierno  (ley  sobre  licencias  para portar pistolas), no puede ingresar a esta propiedad con una 
pistola a la vista." 
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CITY OF DALLAS 
  

BOARD OF ADJUSTMENT, PANEL C 
 

MONDAY, SEPTEMBER 19, 2022 
 

AGENDA 
 

 
 

BRIEFING: 11:00 a.m. via Videoconference and in 6ES, Dallas City Hall, 
1500 Marilla Street  

HEARING:  1:00 p.m. via Videoconference and in 6ES, Dallas City Hall, 
1500 Marilla Street 

 

Andreea Udrea, PhD, AICP, Assistant Director  
Jennifer Muñoz, Chief Planner/Board Administrator 

LaTonia Jackson, Board Secretary 
 
 

PUBLIC TESTIMONY 
 
 
 
 

MISCELLANEOUS ITEM 
  

     
Approval of the August 15, 2022 Board of Adjustment  M1 
Panel C Public Hearing Minutes  
 
The Board of Adjustment Panel C will meet in a closed  M2 
executive session to seek the advice of its attorney about 
pending or contemplated litigation regarding BDA 212-
051(JM). [Tex. Gov’t Code § 551.071] (Room 5BN) 
 

BDA212-FW3(JM) 7120 Cortland St.   M3 
 REQUEST: Application of Juan Jose Villanueva requesting a fee 

waiver for special exceptions to the fence height and visual 
obstruction regulations. 
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UNCONTESTED CASE(S)     

 
 
BDA212-069(JM) 1822 Sanger Avenue 1 
 REQUEST: Application of William Harris for variance to the 

side yard setback regulations 
 
BDA212-075(JM) 8012 Trade Village Place 2 
 REQUEST: Application of Blanca Rodriguez for a special 

exception to the landscaping regulations 
 
BDA212-082(JM) 10203 Hollow Way Road 3 
 REQUEST: Application of Karl Crawley for a special 

exception to the fence height regulations 
 
BDA212-086(JM) 2821 Simpson Stuart Road 4 
 REQUEST: Application of Marcelino Hernandez for a 

special exception to the fence standards regulations 
 
 

 
HOLDOVERS 

 
 
None. 
 

   
REGULAR CASES     

 
 
BDA212-091(JM) 238 Hillvale Drive 5 
 REQUEST: Application of Wendy Golson for a special 

exception to the landscaping regulations for a time 
extension to the landscape and tree preservation 
regulations 
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EXECUTIVE SESSION NOTICE 

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

 
1. seeking the advice of its attorney about pending or contemplated litigation, settlement 

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

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

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

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

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

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

7. deliberating security assessments or deployments relating to information resources 
technology, network security information, or the deployment or specific occasions for 
implementations of security personnel, critical infrastructure, or security devices.  
[Tex. Govt. Code §551.089] 
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BOARD OF ADJUSTMENT MONDAY, SEPTEMBER 19, 2022 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA212-FW3 

BUILDING OFFICIAL’S REPORT: Application of Juan Jose Villanueva, for a fee waiver 
for special exceptions to the fence height and visibility triangle regulations at 7120 
Cortland Avenue.  

LOCATION:   7120 Cortland Avenue       

APPLICANT:  Juan Jose Villanueva 

REQUESTS:    

The applicant is requesting a fee waiver for special exceptions to the fence height and 
visibility triangle regulations. The fee waiver is requested to accommodate a fence taller 
than four feet-in-height in a front yard along the property line and driveway onto the site 
containing a single-family dwelling.  

STANDARD FOR A FEE WAIVER:   

Section 51A-1.105(b)(6) of the Dallas Development Code specifies the board of 
adjustment may waive the filing fee if the board finds that payment of the fee would 
result in substantial financial hardship to the applicant. The applicant may either pay the 
fee and request reimbursement at the hearing on the matter or request that the issue of 
financial hardship be placed on the board’s miscellaneous docket for predetermination. 
If the issue is placed on the miscellaneous docket, the applicant may not apply to the 
merits of the request for a waiver have been determined by the board. In making this 
determination, the board may require the production of financial documents.  

STAFF RECOMMENDATION:  

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

CASE HISTORY: 

On June 23, and March 21, 2022, Panel C denied a fee waiver for special exceptions to 
the fence height and visibility triangle regulations. No new information has been 
provided.  
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BOARD OF ADJUSTMENT MONDAY, SEPTEMBER 19, 2022 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA212-069(JM) 
 
BUILDING OFFICIAL’S REPORT: Application of William Harris for a variance to the 
side yard setback regulations at 1822 Sanger Avenue. This property is more fully 
described as Tract 17, Block G/874 and is zoned Tract 1, RS-C Regional Service 
Commercial Subdistrict within PD No. 595, the South Dallas/Fair Park Special Purpose 
District, which requires a 15-foot side yard setback where there is residential adjacency. 
The applicant proposed to construct a residential live-work unit, and provide a five-foot 
side yard setback, which will require a 10-foot variance to the side yard setback 
regulations.  

LOCATION: 1822 Sanger Avenue 

APPLICANT:  William Harris 

REQUESTS: 

A request for a variance to the side yard setback regulations of 10 feet is made to 
construct and maintain a live-work unit. Per PD No. 595, a live-work unit means an 
interior space with street-level access that combines residential with office or retail and 
personal service uses.  For purposes of spacing or proximity regulations, a live-work 
unit is considered a non-residential use. The minimum side yard required is 15 feet 
where adjacent to or directly across an alley from a residential subdistrict including an 
MF-2(A) Subdistrict, which exists to the northeast, southeast, and southwest. 

STANDARD FOR A VARIANCE:  

Section 51(A)-3.102(d)(10) of the Dallas Development Code specifies that the board 
has the power to grant variances from the front yard, side yard, rear yard, lot width, lot 
depth, lot coverage, floor area for structures accessory to single family uses, height, 
minimum sidewalks, off-street parking or off-street loading, or landscape regulations 
provided that the variance is:  

(A) In general. 

(i) 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; 

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

(B) Structures. In exercising its authority under Subsection (A)(ii), the board may 
consider the following as grounds to determine whether compliance with the ordinance 
as applied to a structure that is the subject of the appeal would result in unnecessary 
hardship: 

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

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

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

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

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

STAFF RECOMMENDATION:  

Approval, subject to the following condition: 

• Compliance with the submitted site plan is required. 

Rationale: 

Staff concluded that the subject site is unique and different from most lots zoned an RS-
C Regional Service Commercial Subdistrict within PD No. 595 considering its irregular 
quadrilateral shape which narrows in width from 63.5 feet at the front to 47.8 feet in the 
back. The applicant submitted evidence which was subsequently revised (Attachment 
A_Revised) comparing the lot size/area of the subject site with 7,864 square feet to the 
six other lots within the 200-foot notification radius with the same zoning. Per the 
comparative analysis, the average lot area is 17,381 square feet, more than double the 
subject site. Furthermore, if all setbacks are taken by code, the lot is further reduced to 
a buildable lot area of 2,818 square feet. The applicant has requested to reduce the 
side yard setback which would increase the buildable lot area to 5,053 square feet.   
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BACKGROUND INFORMATION: 

Zoning w/in PD No. 595:      
Site:    RS-C Regional Commercial Subdistrict 
Northwest:   RS-C Regional Commercial Subdistrict 
Northeast:   MF-2(A) Multifamily Subdistrict 
Southeast:   MF-2(A) Multifamily Subdistrict 
Southwest:   MF-2(A) Multifamily Subdistrict 

Land Use:  

The subject site and surrounding properties are undeveloped except for the contiguous 
property to the northeast which contains a single-family use.  

Zoning/BDA History:  
There have been no related board or zoning cases in the vicinity within the last five 
years.  

GENERAL FACTS/STAFF ANALYSIS: 
A request for a variance to the side yard setback regulations of 10 feet is made to 
construct and maintain a live-work unit. Per PD No. 595, a live-work unit means an 
interior space with street-level access that combines residential with office or retail and 
personal service uses.  For purposes of spacing or proximity regulations, a live-work 
unit is considered a non-residential use. The minimum side yard required is 15 feet 
where adjacent to or directly across an alley from a residential subdistrict including an 
MF-2(A) Subdistrict, which exists to the northeast, southeast, and southwest. 

While the RS-C Subdistrict has no minimum lot size, the applicant submitted evidence 
which was subsequently revised (Attachment A_Revised) comparing the lot size/area 
of the subject site with 7,864 square feet to the six other lots within the 200-foot 
notification radius with the same zoning. Per the comparative analysis, the average lot 
area is 17,381 square feet, more than double the subject site. Furthermore, if all 
setbacks are taken by code, the lot is further reduced to a buildable lot area of 2,818 
square feet. The applicant has requested to reduce the side yard setback which would 
increase the buildable lot area to 5,053 square feet. Additionally, the irregular 
quadrilateral shape narrows in width from 63.5 feet at the front to 47.8 feet in the back. 
Staff agreed with this evidence that the subject site is unique and different than most 
lots with the same zoning due to these hardships. 

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

• That granting the variance to the side yard setback regulations will not be 
contrary to the public interest when owing to special conditions, a literal 
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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 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 zoning classification.  

 
Additionally, the board may consider the following as grounds to determine whether 
compliance with the ordinance as applied to a structure that is the subject of the 
appeal would result in unnecessary hardship:  

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

• Compliance would result in a loss to the lot on which the structure is located of at 
least 25 percent of the area on which development is authorized to physically 
occur; 

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

• Compliance would result in the unreasonable encroachment on an adjacent 
property or easement; or 

• The municipality consider the structure to be a nonconforming structure. 

As of September 9, 2022, one letter has been submitted in support from the Cedars 
Neighborhood Association. No letters in opposition of the request have been submitted.  

If the board were to grant this side yard setback variance request and impose the 
submitted site plan as a condition, development would be limited to what is shown on 
this document. Granting this variance request will not provide any further relief to the 
Dallas Development Code regulations. 

Timeline:   

May 13, 2022:  The applicant submitted an “Application/Appeal to the Board of 
Adjustment.”  
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June 29, 2022: Applications were transferred from Development Services to the 
Board team at Current Planning for processing on the August 
docket. 

July 1, 2022:  The Board of Adjustment Secretary randomly assigned this case to 
Board of Adjustment Panel C. 

July 11, 2022:  The Board of Adjustment Senior Planner emailed the applicant 
the public hearing date and panel that will consider the 
application; the deadline to submit additional evidence for staff to 
factor into their analysis; and the deadline to submit additional 
evidence to be incorporated into the board’s docket materials 
and the following information:  
• a copy of the application materials including the Building 

Official’s report on the application; 
• 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.” 

July 26, 2022: The applicant submitted evidence which was later updated to 
reflect a change in the request.  

July 27, 2022: The applicant requested to hold the case to the September 
hearings and was advised of the coordinating deadlines (Email_1). 

July 28, 2022: The Board of Adjustment staff review team meeting was held 
regarding this request and the others scheduled for the August 
public hearings. Review team members in attendance included the 
following: the Board of Adjustment Chief Planner/Board 
Administrator, the Board Senior Planner, the Development Services 
Chief Planner, Chief Arborist, and the Planner and Urban Design 
Department Senior Conservation District Planner. No review 
comment sheets were submitted in conjunction with this 
application. 

August 23, 2022: The applicant submitted revised evidence (Attachment A) and a 
revised site plan (see Revised Application dated 8-23) removing 
the rear variance setback request (Email_2). A revised Building 
Official’s Report was issued.  
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07/01/2022 

 Notification List of Property Owners 

 BDA212-069 

 17  Property Owners Notified 

 

 Label # Address Owner 

 1 1822 SANGER AVE Taxpayer at 

 2 1901 AL LIPSCOMB WAY JJW PROPERTIES LLC 

 3 2600 RIGGS ST LAU WAI HON ETAL 

 4 1909 AL LIPSCOMB WAY AMIGOS POTTERY INC 

 5 2631 S HARWOOD ST SOUTHWESTERN BELL 

 6 1803 AL LIPSCOMB WAY OPERATION RELIEF CENTER INC 

 7 1809 AL LIPSCOMB WAY EKUKPE AUGUSTINE A 

 8 1714 SANGER AVE Taxpayer at 

 9 1826 SANGER AVE MOYNIHAN DAVID 

 10 1812 SANGER AVE MERVELDT SEAN VON 

 11 1808 SANGER AVE PARK ALICE J 

 12 1804 SANGER AVE DEEPER LIFE CHRISTIAN 

 13 1801 SANGER AVE Taxpayer at 

 14 1809 SANGER AVE Taxpayer at 

 15 1822 AL LIPSCOMB WAY 1822 PARA INVESTMENTS LLC 

 16 1810 AL LIPSCOMB WAY AL LIPSCOMB MANOR LLC 

 17 1816 AL LIPSCOMB WAY CHESTNUT HILL HOLDINGS LLC 
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did submit a request 

at 

WILLIAM HARRIS 

for a variance to the side yard setback regulations

1822 SANGER AVENUE 

BDA212-069. Application of WILLIAM HARRIS for variance to the side yard setback 
regulations at 1822 SANGER AVE. This property is more fully described as Tract 17, blocl 
G/874, and is zoned PD-595, RS-C, Tract 1, which requires a side yard setback of 15 feet 
where there is residential adjacency for new construction. The applicant proposes to 
construct a Residential live-work unit, and provide a 5 foot side yard setback, which will 
require a 10 foot variance to the side yard setback regulations. 

Sincerely, 
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ATTACHMENT_A
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BDA-212-069
William Harris

1

Comparative Zoning Analysis for 1822 Sanger Ave.

Subject address is 1822 Sanger Avenue.  Subject lot has 7,864 square feet of land area.  The
average lot size of the surrounding properties (within the  200 ft. notification area) with the same
zoning (RS-C, PD 595) is 17,381 square feet.  Subject lot is an irregular quadrilateral which
narrows from 63.5 feet in the front to 47.8 feet in the back.  The average shape of surrounding
similarly zoned lots is largely rectangular (see Exhibit A).  The subject lot is bounded on both
sides by residentially zoned lots (see Exhibit A).

Subject Lot
1822 Sanger Ave. – 7,864 square feet

Surrounding Lots (within the 200 ft. notification area)
1809 Sanger Ave. – 35,131 square feet
1801 Sanger Ave. – 8,635 square feet
1804 Sanger Ave. – 6,500 square feet
1808 Sanger Ave. – 6,500 square feet
1714 Sanger Ave. – 6,096 square feet
2631 S. Harwood St. – 41,427 square feet

Average:   17,381 square feet

Affirm that an appeal has been made for a variance of up to 10 feet of encroachment of
proposed live-work structure into both 15 foot side yard setbacks up to 60 feet back from the
north property line as shown on the site plan.

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

The subject lot has less land area than and an irregular shape to the average surrounding lots
of the same zoning.  Also, the subject lot is bounded by residentially zoned lots on both sides
unlike the surrounding lots of the same zoning.  Therefore, the subject lot is restricted to less
land area on which to build a structure.  Granting this variance would allow a structure to be built
commensurately with the surrounding lots of the same zoning.

ATTACHMENT_A
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BDA-212-069
William Harris

2
Exhibit A

ATTACHMENT_A
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Cedars Neighborhood Association, Inc. 

 

 

 
 
The CNA is dedicated 
to improving the 
quality of life in the 
Cedars as it moves 
from a once-
challenged 
neighborhood to a 
vibrant urban 
community. 

August 5, 2022 
 
 

Members of The Board of Adjustment,  
Planning & Urban Development 
City of Dallas 
1500 Marilla Street 
5CN 
Dallas, TX 75201 
 
SUBJECT:  Letter in Support of the Variance Request BDA-212-069 for 1822 Sanger 
Avenue, Dallas, TX 75215 
 
The Cedars Neighborhood Association serves the Cedars community through advocacy on 
issues of access, economic development, equity, inclusion, public safety, and quality of life. 
In support of this mission, the CNA often meets to discuss and vote on variance and change 
of zoning requests for specific properties within our community 
 
During the CNA Membership Meeting on July 28, 2022, Natalie Hasty and Will Harris spoke 
to the membership about their property at 1822 Sanger Avenue, and the variance request 
they presented to the City of Dallas Board of Adjustment. After a discussion and response 
to members’ questions, The CNA membership voted unanimously to approve the request. 
 
The CNA encourages the redevelopment of the many vacant properties in the 
neighborhood to revitalize our community. We believe the development proposed by 
Natalie and Will to be a positive addition to the Harwood district at the southern edge of 
the neighborhood, and the Cedars as a whole 
 
We appreciate your work on this variance request and look forward to the Board of 
Adjustment approving it. 
 
Sincerely, 
 
 
 

 
  

 
 
 
 
 
CC: 

Council Member Adam Bazaldua, District 7 
Jennifer Munoz, Chief Planner/Board 
Administrator 
Charles Trammell, Senior Planner 
LaTonia Jackson, Board Secretary 
Cedars Neighborhood Association Membership 

 
 
 
 
 

 

Christopher Weiss 
President | Cedars Neighborhood Association 
president@cnadallas.org 
CNADallas.org 
214-394-6774 
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BOARD OF ADJUSTMENT MONDAY, SEPTEMBER 19, 2022 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA212-075(JM) 
 
BUILDING OFFICIAL’S REPORT:  Application of Blanca Rodriguez for a special 
exception to the landscaping regulations at 8012 Trade Village Place. This property is 
more fully described as Lots 6, 7, 21, 22, Block D/6301 and is zoned Tract 3, Subarea 2 
within Planned Development District No. 366, the Buckner Boulevard Special Purpose 
District, which requires mandatory landscaping. The applicant proposes to construct a 
nonresidential structure and provide an alternate landscape plan, which will require a 
special exception to the landscape regulations. 
 

LOCATION:   8012 Trade Village Place       

APPLICANT:  Blanca Rodriguez  

REQUESTS: 

The applicant is seeking a special exception to the landscaping requirements of Article X 
in accordance with the PD requirements. The existing building on the 50-foot-wide lot is 
being renovated for a restaurant use with a new parking area to be installed behind the 
building. The parking lot triggers the landscape requirements for this project. The 
ordinance requires Article X landscaping conditions. 

STANDARD FOR A SPECIAL EXCEPTION TO THE LANDSCAPE AND TREE 
PRESERVATION REGULATIONS:  

The board may grant a special exception to the landscape and tree preservation 
regulations of this article upon making a special finding from the evidence presented that:   

(1)  strict compliance with the requirements of this article will unreasonably burden the 
use of the property.  

(2)  the special exception will not adversely affect neighboring property; and  

(3)  the requirements are not imposed by a site-specific landscape plan approved by 
the city plan commission or city council.  

In determining whether to grant a special exception, the board shall consider the following 
factors: 

• the extent to which there is residential adjacency. 

• the topography of the site. 
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• the extent to which landscaping exists for which no credit is given under this 
article. 

• the extent to which other existing or proposed amenities will compensate for the 
reduction of landscaping. 

STAFF RECOMMENDATION:  

Staff does not provide a recommendation on special exceptions to the landscape and tree 
preservation regulations since the standard states the board must make a special finding 
based on the evidence presented. However, the City of Dallas chief arborist does submit 
a technical opinion to aid in the board’s decision-making. A memo regarding the 
applicant’s request and stating no objection was provided with details of the assessment 
made (Attachment B). 

Rationale: 

• The chief arborist has no objection to an approval of a special exception due to 
strict compliance with the landscaping requirements of Article X will unreasonably 
burden the use of the narrow commercial property. Limited available space is 
provided for landscaping, and existing trees are to be maintained. Additional 
landscape amenities not standard to ordinance will be provided adjacent to the 
proposed restaurant. 

BACKGROUND INFORMATION: 

Zoning:  

Site: Tract 3, Subarea 2 within PD No. 366 
North: Tract 3, Subarea 2 within PD No. 366 
South: P(A), R-7.5(A), and Subarea 2A within PD No. 366 
East: Tract 3, Subarea 2 within PD No. 366  
West: Tract 3, Subarea 2 within PD No. 366, CR District 
 

Land Use:  

The subject site is contains an office use (newspaper publisher). There are auto-related 
uses to the west, north, and east; personal service uses to the north; and, surface parking, 
single-family, and retail/personal service uses to the south. 

Zoning/BDA History:   

There have been two related board and zoning cases in the vicinity of the subject site 
within the last five years. 
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BDA201-102 and 103:  On November 17, 2021, Panel B granted special exceptions to 
the fence standards regulations at 8000 and 8002 Lake June Road to allow a prohibited 
fence material (corrugated metal). Located north of the subject site. 

GENERAL FACTS/STAFF ANALYSIS:  

The applicant is seeking a special exception to the landscaping requirements to permit 
the renovation of an existing structure for a restaurant use with a new parking area to be 
installed behind the building.  

The property is located in Tract 3, Subarea 2 within PD No. 366, the Buckner Boulevard 
Special Purpose District which defers to Article X for landscaping requirements.   

The Dallas Development Code requires full compliance with the landscape regulations 
when nonpermeable coverage on a lot or tract is increased by more than 2,000 square 
feet, or when work on an application is made for a building permit for construction work 
that increases the number of stories in a building on the lot or increases by more than 35 
percent or 10,000 square feet, whichever is less, the combined floor areas of all buildings 
on the lot within a 24-month period. In this case, the existing structure will be renovated 
and the construction of the new parking lot triggers compliance with landscape 
regulations. 

The City of Dallas chief arborist submitted a memo regarding the applicant’s request 
(Attachment B). 

The chief arborist’s memo states the following with regard to “request”: 

The applicant is seeking a special exception to the landscaping requirements of Article X 
in accordance with PD 366 Subarea 2. The existing building on the 50-feet wide lot is 
being renovated for a restaurant use with a new parking area to be installed behind the 
building. The parking lot triggers the landscape requirements for this project. The 
ordinance requires Article X landscaping conditions which are not physically attainable 
on site if they are to provide the parking required.  

The chief arborist’s memo states the following with regard to “provision”: 

The proposed alternative landscape plan provides for multiple Little Gem Magnolia and 
retained existing trees around the perimeter of the new parking lot in small pockets next 
to parking spaces. Mexican redbud trees are placed inset to paved areas around the 
building. Additional plantings in containers are provided around the building.  

Article X: The site provides the required number of site trees with the existing trees. 
Irrigation provisions are made on the plan to include all new plant materials on site.  

The chief arborist’s memo states the following with regard to “deficiencies”: 
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The proposed alternative landscape plan provides for multiple Little Gem Magnolia and 
retained existing trees around the perimeter of the new parking lot in small pockets next 
to parking spaces. Mexican redbud trees are placed inset to paved areas around the 
building. Additional plantings in containers are provided around the building.  

Article X: The site provides the required number of site trees with the existing trees. 
Irrigation provisions are made on the plan to include all new plant materials on site. 

The chief arborist’s revised memo states the following with regard to the 
“recommendation”: 

The chief arborist has no objection to an approval of a special exception due to strict 
compliance with the landscaping requirements of Article X will unreasonably burden the 
use of the narrow commercial property. Limited available space is provided for 
landscaping, and existing trees are to be maintained. Additional landscape amenities not 
standard to ordinance will be provided adjacent to the proposed restaurant. 

As of September 9, 2022, no letters have been submitted in support or in opposition to 
the request. 

If the board were to grant this request and impose the submitted alternate landscape plan 
as a condition to the request, the site would be held to the details of the proposed plan. 
No further relief is granted from the regulations of the Dallas Development Code or PD 
No. 366.  

Timeline:   

June 21, 2022:   The applicant submitted an “Application/Appeal to the Board of   
Adjustment.” 

August 4, 2022:  The Board of Adjustment Secretary randomly assigned this case 
to Board of Adjustment Panel C. 

August 11, 2022:  The Board of Adjustment Chief Planner emailed the applicant 
the public hearing date and panel that will consider the 
application; the deadline to submit additional evidence for staff 
to factor into their analysis; and the deadline to submit additional 
evidence to be incorporated into the board’s docket materials 
and the following information:  

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

• 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.” 
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August 25, 2022: The Board of Adjustment staff review team meeting was held 
regarding this request and the others scheduled for the 
September public hearings. Review team members in 
attendance included: the Board of Adjustment Chief 
Planner/Board Administrator, the Development Services Chief 
Arborist, the Development Services Senior Plans Examiner, and 
Development Services Chief Planner, the Transportation 
Development Services Senior Engineer, the Conservation 
District Chief Planner, and the Assistant City Attorney to the 
Board, the PUD Senior Planner, and the new Assistant City 
Attorney. 

August 26, 2022: A revised landscape plan was submitted (Attachment A). The 
Development Services Chief Arborist provided staff with a memo 
(Attachment B). 
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08/04/2022 

 Notification List of Property Owners 

 BDA212-075 

 28  Property Owners Notified 

 

 Label # Address Owner 

 1 8010 TRADE VILLAGE PL ANGEL BLANCA F RODRIGUEZ & 

 2 1227 S BUCKNER BLVD GOTTLIEB BUCKNER BLVD DRUGSTORE LLC 

 3 1233 GARDENVIEW DR ROSALES THELMA 

 4 1223 GARDENVIEW DR ROSALES MARTIN & THELMA 

 5 1219 GARDENVIEW DR MI HACIENDA PPTIES DEV 

 6 1215 GARDENVIEW DR METOYER GLENN C & 

 7 1203 GARDENVIEW DR MENDOZA TOMASA & 

 8 8010 LAKE JUNE RD Taxpayer at 

 9 8012 LAKE JUNE RD Taxpayer at 

 10 8014 LAKE JUNE RD MONTOYA LUPE 

 11 1227 WORLD STORE PL IBARRA MANUEL 

 12 8000 TRADE VILLAGE PL MARTINEZSANDOVAL BLANCA ESTELA 

 13 8010 TRADE VILLAGE PL SARAZUA NICOMEDES 

 14 8018 TRADE VILLAGE PL QUINTERO BERTHA LIDIA 

 15 8001 LOMA GARDEN AVE BALTAZAR BRENDA SILVERIO & 

 16 8009 LOMA GARDEN DR BALTAZAR MARIA SANTOS & FILBERTO 

 17 8025 LOMA GARDEN DR ARELLANO JOSE 

 18 8025 LOMA GARDEN DR QUINTERO BERTHA LIDIA 

 19 8021 LOMA GARDEN DR QUINTERO BERTHA 

 20 1221 S BUCKNER BLVD CABRERA RAFAEL & ROSA SANCHEZ 

 21 1217 S BUCKNER BLVD MARTINEZ FERNANDO & 

 22 1213 S BUCKNER BLVD Taxpayer at 

 23 1209 S BUCKNER BLVD Taxpayer at 

 24 1143 GARDENVIEW DR PARENT ROGER L 

 25 1142 GARDENVIEW DR GEMACK INCORPORATED 

 26 1134 GARDENVIEW DR SALCEDO AMADOR GARCIA 

 27 1135 S BUCKNER BLVD BUCKNER S K INVESTMENTS INC 

 28 1207 S BUCKNER BLVD LOMBARD FINANCIAL SERVICES LP 
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WORLD STORE COURT

 ETRY
PARKING LOT

 EXIT
PARKING LOT

 PROPOSED ASPHALT PAVING

ONE STORY BRICK
3,710.60 Sq. Ft.

8012 TRADE
VILLAGE PLACE

1"=10' 0"

CONCRETE SLAB
TO REMAIN

CONCRETE SLAB
TO REMAIN

123911

12

13

8 7 5 4

6

10 14 16 2018

191715

LEGEND:

21 22 23

24

25

26

26 26

26

26

26

LANDSCAPE ANALYSIS

LANDSCAPE AREA.

SITE TREES.

Total
Lot
Area

  13,900.00 Sq. Ft.

Total
Landscape
Area

   2,325.00 Sq. Ft.

15 % of total lot area.

Total
Landscape
Area provided

   18 % Total lot Area

1 site tree for every 4000 SF. within total lot area.

Total
Lot
Area/4000 SF.

  13,900.00 Sq. Ft.

Tree
Planting
Requirement

  3.5 Trees

10 Existing Trees And
12 New Trees
Provided

  Total: 22 Trees.

Total Lot Area 13,900.00 Sq. Ft.

Existing One Story brick.

Proposed Parking Lot Area.

Existing Concrete Slab To Remain.

  3,710.60 Sq. Ft.

  6,491.80 Sq. Ft.

Proposed Landscape Area.

  47 %

  26 %

 100 %

AREA ANALYSIS

  1,372.60 Sq. Ft.

  2,325.00 Sq. Ft.   18 %

    9 %

NEW TREES
Symbol Name Trunk

Widht
Number Tree

Height
Canopy
Widht

EXISTING TREES

Symbol Name Trunk
Widht

Number Tree
Height

Canopy
Widht

TO REMAIN

1,- Contractor shall be responsible for becoming with all underground
utilities pipes and structures, Contractor shall take sole responsibility
for any cost incurred due to damage of these utilities.

2.-  The contractor shall assume full responsibility for necessary
revisions due to failure to give such notification.

3.- Protect all existing trees to remain. Contractor shall replace any
trees damaged during construction, Contractor shall provide fencing if
necessary, at the tree drip line to protect trunk and roots and to
prevent compaction from vehicle traffic or material storage on the soil
below trees.

4.- Upon installation all tree materials shall be staked according to
specifications and planting details.

5.- All plants shall be triangularly spaced unless otherwise indicated.

6.- All planting beds shall receive a minimum of 3" of approved
shredded mulch.

7.- Contractor shall fine grade all disturbed areas to provide for proper
drainage.

LEGEND:

1,- All  proposed plant material shall be fully irrigated.

2.- All shrubs and groundcover's will be irrigated with drip tube irrigation ,
the goal is to place water directly into the root zone and minimize
evaporation.

3.- Turf grass areas will be irrigated with a low application rate will allows
for much greater water infiltration which will significantly reduce runoff.

4.- All trees will be irrigated with pressure compensating full circle
bubblers that have a low GPM. These have low flow rates that allow water
to be absorbed as needed, reducing runoff.

IRRIGATION NOTES:

Sheet:

Scale:

1" = 10'-0"
CONSTRUCTION DESIGN ORDER + LOGIC + TRUTH

RAFAEL MORA-DENIZ

753 Holly Oak Dr. Lewisville, Tx. 75067

Drawings, specifications and other documents, prepared by the RMD and his consultants are
Instruments of Service for use solely with respect to this Project. This includes documents in
electronic form. RMD and his consultants shall be deemed the authors and owners of their
respective Instruments of Service and shall retain all common law. statutory and other reserved
rights, including copyrights. RMD will not be responsible of any means, methods, fabrication
and installation of any element related to the construction.
Those are solely responsability of the Builder.

JUANITA BONITA RESTAURANT
AGORA COFFEE SHOP LLC

STAMP :

8012 Trade Village Place.
Dallas, Tx. 75217

REVIEWS :

OWNER:

A-1.5

Project number:

Date:

Drawn by:

Checked by:

RMD

Juanita Bonita RestaurantProject:

Revision:

JBRDT : 012

Agora Coffee Shop LLC

Ma. De San Juan Angel Gurrola
Owner:

Edith Rodriguez

8/8

Ma. De San Juan Angel Gurrola
Edith Rodriguez

Phone: 469 286  5347   studio.27construdesign@gmail.com

August/22/2022

PROPOSED LANDSCAPE PLAN01

DETAIL BUILT-IN
CONTAINER

TYPICAL TREE 
PLANTING DETAIL 
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 Memorandum 

Date August 26, 2022 

 To Jennifer Munoz, Board Administrator 

Subject BDA #212-075 8012 Trade Village Arborist report 

Request 
The applicant is seeking a special exception to the landscaping requirements of Article X in 
accordance with PD 366 Subarea 2.  The existing building on the 50-feet wide lot is being renovated 
for a restaurant use with a new parking area to be installed behind the building. The parking lot 
triggers the landscape requirements for this project. The ordinance requires Article X landscaping 
conditions which are not physically attainable on site if they are to provide the parking required. 

Provision 
The proposed alternative landscape plan provides for multiple Little Gem Magnolia and retained 
existing trees around the perimeter of the new parking lot in small pockets next to parking spaces. 
Mexican redbud trees are placed inset to paved areas around the building.  Additional plantings in 
containers are provided around the building.   
Article X:  The site provides the required number of site trees with the existing trees.  Irrigation 
provisions are made on the plan to include all new plant materials on site. 

Deficiency 
The property does not comply with Article X for the street buffer zone requirements, landscape design 
options, and the minimum soil volume requirements of the ordinance for some of the new 
landscaping. Planting conditions in the paved areas near the building will be restrictive to tree growth 
and will limit tree potential for canopy growth. 
The future sidewalk condition (off the property) is subject to further review for public right-of-way 
improvements along the unimproved street frontages. 

Recommendation 
The chief arborist has no objection to an approval of a special exception due to strict compliance with 
the landscaping requirements of Article X will unreasonably burden the use of the narrow commercial 
property.  Limited available space is provided for landscaping, and existing trees are to be maintained.  
Additional landscape amenities not standard to ordinance will be provided adjacent to the proposed 
restaurant.  

Philip Erwin 
Chief Arborist 
Development Services Department 

CITY OF DALLAS 

BDA212-075_ATTACHMENT_B
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BOARD OF ADJUSTMENT MONDAY, SEPTEMBER 19, 2022 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA212-082(JM) 
 
BUILDING OFFICIAL’S REPORT: Application of Karl Crawley of Masterplan Texas for a 
special exception to the fence height regulations at 10203 Hollow Way Road. This 
property is more fully described as Lot 1, Block 5517 and is zoned an R-1ac(A) Single 
Family District, which limits the height of a fence in the front yard to four feet. The applicant 
proposes to construct and maintain a six-foot-six-inch-high fence with a 12-foot gate in a 
required front yard on Hollow Way Road, which will require an eight-foot special exception 
to the fence height regulations. 
 
LOCATION:    10203 Hollow Way Road 

APPLICANT:  Karl Crawley, Masterplan Texas 

REQUEST: 

The applicant proposes to attach a wall and gates to an existing wrought iron fence on 
the property or located within the neighboring property.  

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:  R-1ac(A) (Single Family District) 
Northwest: R-1ac(A) (Single Family District) 
Northeast: R-1ac (A) (Single Family District) 
East:  R-1ac (A) (Single Family District) 
South:  R-1ac (A) (Single Family District)  
West:  R-1ac (A) (Single Family District) 
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Land Use:  

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

Zoning/BDA History:   

There have been two related board cases in the vicinity within the last five years. 

1. BDA178-139:  On January 16, 2019, Panel B granted variances to the front and 
side yard setback regulations at 10221 Hollow Way Road on a property contiguous 
to west of the subject site. 

2. BDA189-058:  On May 20, 2019, Panel C granted a special exception to the 
minimum front yard setback requirements to preserve an existing tree at 10040 
Hollow Way Road located to east of the subject site. 

GENERAL FACTS/STAFF ANALYSIS: 
The subject site is zoned an R-1ac(A) Single Family District and requires a minimum front 
yard setback of 40 feet. The Dallas Development Code states that in all residential 
districts except multifamily districts, a fence may not exceed four feet above grade when 
located in the required front yard. 

The request for a special exception to the fence height regulations is made to construct 
and maintain a nine-foot-tall fence with a 12-foot-tall gate which will require an eight-foot 
special exception. 

According to DCAD, the property contains 2.00 acres and is developed with a two-story, 
10,382-square-foot single-family structure constructed in 2007. Additional improvements 
include a 1,248-square-foot attached garage, tennis court, and pool. The proposed fence 
has not yet been constructed. 

According to the site and elevation plans submitted, the applicant proposes: 

• A 19-foot-wide decorative iron gate with a maximum height of 12 feet and an 
automatic opener.  

• The gate is to be located 26 feet from the property line that curves 104 feet along 
Hollow Way Road. The visibility triangles from the private driveway onto the road 
are unobstructed.  

• The proposed six-foot-tall walls surrounding the gates are limestone with 
limestone columns and cast stone caps and gas lanterns on either side of the 
gates which reach a height of eight feet plus architectural finales that reach up to 
11 feet six-inches.  

• These sections of the solid walls are set back from 19 feet seven-inches on the 
south, to 24 feet four-inches to the north from the property line along Hollow Way 
Road.  
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• The northern wall section contains an iron pedestrian gate that is three feet wide 
and seven feet tall.  

As of September 9, 2022, 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 related to the height of up to eight feet located on Hollow Way Road will 
not adversely affect neighboring properties. 

Granting the special exception to the fence standards related to the height would require 
the proposal exceeding four feet-in-height in the front yard setback located along Hollow 
Way Road to be maintained in the locations and heights as shown on the site plan and 
elevation plan. However, granting this request will not provide any relief to the Dallas 
Development Code regulations other than allowing the additional height for the fence 
structure.  

Timeline:   
July 17, 2022:   The applicant submitted an “Application/Appeal to the Board of   

Adjustment.” 

August 4, 2022:  The Board of Adjustment Secretary randomly assigned this case to Board 
of Adjustment Panel C. 

August 11, 2022:  The Board of Adjustment Chief Planner emailed the applicant the public 
hearing date and panel that will consider the application; the deadline to 
submit additional evidence for staff to factor into their analysis; and the 
deadline to submit additional evidence to be incorporated into the board’s 
docket materials and the following information:  

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

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

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

August 25, 2022: The Board of Adjustment staff review team meeting was held regarding 
this request and the others scheduled for the September public hearings. 
Review team members in attendance included: the Board of Adjustment 
Chief Planner/Board Administrator, the Development Services Chief 
Arborist, the Development Services Senior Plans Examiner, and 
Development Services Chief Planner, the Transportation Development 
Services Senior Engineer, the Conservation District Chief Planner, and 
the Assistant City Attorney to the Board, the PUD Senior Planner, and the 
new Assistant City Attorney. 
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08/04/2022 

 Notification List of Property Owners 

 BDA212-082 

 14  Property Owners Notified 

 

 Label # Address Owner 

 1 10203 HOLLOW WAY RD MILLER SCOTT K & DONNA L 

 2 10030 MEADOWBROOK DR NEUHOFF JOE B 

 3 10300 GAYWOOD RD BENEFIT OF THE FGH RESIDENTIAL QUALIFYING 
TRUST 

 4 10020 MEADOWBROOK DR LAMM BEN 

 5 10040 MEADOWBROOK DR SCHWIMMER  SHANON G 

 6 5333 WALNUT HILL LN BRUCE CARL EDWARD & 

 7 10200 HOLLOW WAY RD JLE PARTNERS LLC 

 8 10221 HOLLOW WAY RD BURKHEAD WAYNE Z & 

 9 10211 HOLLOW WAY RD PARK ROYAL HOMES LLC 

 10 10131 HOLLOW WAY RD KELLEY MATT & JAN E 

 11 10041 HOLLOW WAY RD SEALY SCOTT P & DIANE G 

 12 10033 HOLLOW WAY RD SALIM MICHAEL D & 

 13 10023 HOLLOW WAY RD LECLAIR LEWIS T & 

 14 5415 WALNUT HILL LN MP MEADOW LTD 
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BOARD OF ADJUSTMENT MONDAY, SEPTEMBER 19, 2022 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA212-086(JM) 
 
BUILDING OFFICIAL’S REPORT: Application of Marcelino Hernandez, Jr. for a special 
exception to the fence materials regulations at 2821 Simpson Stuart Road. This property 
is more fully described as Block 15/6890 and is zoned a CR Community Retail District, 
which prohibits the use of certain materials for a fence. The applicant proposes to 
construct and maintain a fence of metal panels up to eight-feet-in-height, which will 
require a special exception to the fence standards regulations relating to materials. 
 
LOCATION:    2821 Simpson Stuart Road 

APPLICANT:  Marcelino Hernandez, Jr. 

REQUEST: 

The applicant constructed a fence of a prohibited material on three sides of the property, 
excluding the rear/northern section. The special exception to the fence standards 
regulations is sought to permit the existing fence and allow for the expansion along the 
northern boundary.  

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:  R-1ac(A) (Single Family District) 
Northwest: R-1ac(A) (Single Family District) 
Northeast: R-1ac (A) (Single Family District) 
East:  R-1ac (A) (Single Family District) 
South:  R-1ac (A) (Single Family District)  
West:  R-1ac (A) (Single Family District) 
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Land Use:  

The subject site contains and outside sales use (landscape nursery). Properties to the 
north are mostly vacant with a few single-family uses. To the south across Simpson 
Stuart Road is a large undeveloped and heavily wooded property zoned for single-
family use.  

Zoning/BDA History:   

There have been no related board cases in the vicinity within the last five years. 
 
GENERAL FACTS/STAFF ANALYSIS: 
The subject site is zoned a CR Community Retail District which requires compliance with 
the fence standards regulations relating to materials. The property has about 100 feet of 
frontage along the north side of Simpson Stuart Road. 

Section 51A-4.602(9)(B) states that except as provided in this subsection, the following 
fence materials are prohibited: 

(A) Sheet metal; 
(B) Corrugated metal; 
(C) Fiberglass panels; 
(D) Plywood; 
(E) Plastic materials other than preformed fence pickets and fence panels with a 

minimum thickness of seven-eighths of an inch; 
(F) Barbed wire and razor ribbon (concertina wire) in residential districts other than an 

A(A) Agricultural District; and, 
(G) Barbed wire and razor ribbon (concertina wire) in nonresidential districts unless 

the barbed wire or razor ribbon (concertina wire) is six feet or more above grade 
and does not project beyond the property line.  

According to DCAD, the property contains 11,325 square feet of area and is undeveloped; 
however, city records indicate a landscape nursery has been operating at the site since 
2015.  
The proposed fence has been mostly constructed, without a permit. The northern 
boundary is not completed. 
According to the site and elevation plans submitted, the applicant proposes: 

• The applicant proposes to install and maintain a solid metal panel fence, up to 
eight-feet-in-height, located along the property line, with a setback of 30 feet at the 
20-foot-wide driveway from Simpson Stuart Road.  

• The metal access gates open inward, are 20 feet wide, and are located outside of 
the visibility triangles onto the street.  
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As of September 9, 2022, 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 related to the use of a prohibited material located on Simpson Stuart 
Road will not adversely affect neighboring properties. 

Granting the special exception to the fence standards related to the material would require 
the proposal to be maintained in the locations and material as shown on the site plan and 
elevation plan. However, granting this request will not provide any relief to the Dallas 
Development Code regulations other than allowing the prohibited material of the fence 
structure.  

Timeline:   

July 12, 2022:   The applicant submitted an “Application/Appeal to the Board of   
Adjustment.” 

August 4, 2022:  The Board of Adjustment Secretary randomly assigned this case to Board 
of Adjustment Panel C. 

August 11, 2022:  The Board of Adjustment Chief Planner emailed the applicant the public 
hearing date and panel that will consider the application; the deadline to 
submit additional evidence for staff to factor into their analysis; and the 
deadline to submit additional evidence to be incorporated into the board’s 
docket materials and the following information:  

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

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

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

August 25, 2022: The Board of Adjustment staff review team meeting was held regarding 
this request and the others scheduled for the September public hearings. 
Review team members in attendance included: the Board of Adjustment 
Chief Planner/Board Administrator, the Development Services Chief 
Arborist, the Development Services Senior Plans Examiner, and 
Development Services Chief Planner, the Transportation Development 
Services Senior Engineer, the Conservation District Chief Planner, and 
the Assistant City Attorney to the Board, the PUD Senior Planner, and the 
new Assistant City Attorney. 
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08/04/2022 

 Notification List of Property Owners 

 BDA212-086 

 16  Property Owners Notified 

 

 Label # Address Owner 

 1 2821 SIMPSON STUART RD JONES MARRISE 

 2 2700 SIMPSON STUART RD PRA SIMPSON STUART 

 3 2845 SIMPSON STUART RD FREENEY CLIFFORD 

 4 2837 SIMPSON STUART RD 2 DAYS KIDS 

 5 2827 SIMPSON STUART RD VALDEZ BYRAN 

 6 2811 SIMPSON STUART RD DIGGS OLLIE JR 

 7 2815 SIMPSON STUART RD SUTPHEN NEALY 

 8 2803 SIMPSON STUART RD MITCHELL JOHNNIE 

 9 2747 SIMPSON STUART RD LAGOW DEVELOPMENT PROJECT LLC 

 10 2740 KAVASAR DR SORIANO BONIFACIO 

 11 2814 KAVASAR DR TRIPLE CHICKEN LLC 

 12 2822 KAVASAR DR MARTINEZ GILBERTO MEDRANO 

 13 2830 KAVASAR DR VERA CARLOS ALBERTO 

 14 2838 KAVASAR DR TURNER MELVIN R 

 15 2823 KAVASAR DR BROWN TYRONE SR & THELMA 

 16 2803 KAVASAR DR TORRESORDUNA LETICIA A 
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BOARD OF ADJUSTMENT MONDAY, SEPTEMBER 19, 2022 
CITY OF DALLAS, TEXAS 
 
FILE NUMBER:    BDA212-091(JM) 
 
BUILDING OFFICIAL’S REPORT:  Application of Wendy Golson for a special exception 
to the tree preservation regulations at 238 Hillvale Drive. This property is more fully 
described as Lot 17, Block 6625 and is zoned an R-7.5(A) Single Family District, which 
requires mandatory tree preservation and mitigation. The applicant proposes to construct 
a residential subdivision and requests an extended deadline for compliance and reduction 
in the required mitigation, which will require a special exception to the tree preservation 
regulations. 

LOCATION:   238 Hillvale Drive       

APPLICANT:  Wendy Golson 

REQUESTS: 

The applicant is seeking a special exception to the tree preservation requirements of 
Article X. The property is undeveloped and contains 2.72 acres planned for a shared 
access, single-family development. The applicant is seeking to reduce the mitigation 
requirement (overall inches/reforestation fee) and extend the mitigation time frame from 
six-months to 18 months.  

STANDARD FOR A SPECIAL EXCEPTION TO THE TREE PRESERVATION AND 
MITIGATION REGULATIONS:  

  (1)   The board may grant a special exception to the requirements of Division 51A-
10.130, other than fee and notice requirements, upon making a special finding from the 
evidence presented that: 

         (A)   strict compliance with the requirements of Division 51A-10.130 will 
unreasonably burden the use of the property; 

         (B)   the special exception will not adversely affect neighboring property; and 

         (C)   the requirements are not imposed by a site-specific landscape plan or tree 
mitigation plan approved by the city plan commission or city council. 

      (2)   In determining whether to grant a special exception under Paragraph (1), the 
board shall consider the following factors: 

         (A)   The extent to which there is residential adjacency. 

         (B)   The topography of the site. 
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         (C)   The extent to which landscaping exists for which no credit is given under this 
article. 

         (D)   The ability to plant replacement trees safely on the property. 

         (E)   The extent to which alternative methods of replacement will compensate for a 
reduction of tree mitigation or extended time for tree replacement.  

STAFF RECOMMENDATION:  

Staff does not provide a recommendation on special exceptions to the tree preservation 
and mitigation regulations since the standard states the board must make a special 
finding based on the evidence presented. However, the City of Dallas chief arborist does 
submit a technical opinion to aid in the board’s decision-making. A memo regarding the 
applicant’s requests was provided stating no objection to the time extension, but objection 
to the reduction of 112 inches for the required mitigation due to a lack of details on the 
tree survey provided (Attachment B). 

Rationale: 

• The chief arborist has no objections to the time extension request with an 
established completion date for tree replacement. However, there is an objection 
to the reduction of the total replacement amount since there is no assessment of 
the tree survey to indicate the basis of the reduction. The applicant has not 
indicated tree condition, classification, tree size, or species to support the merits 
of reducing for one or more of the trees in the removed tree stand. 

BACKGROUND INFORMATION: 

Zoning:  

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

Land Use:  

The property is undeveloped. Properties to the north, east, and south are developed with 
single-family uses. Properties to the west are zoned for commercial use, and largely 
developed with auto and truck-related uses.  

Zoning/BDA History:   
There have been no related board and zoning cases in the vicinity of the subject site within the 
last five years. 
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GENERAL FACTS/STAFF ANALYSIS:  

The applicant is seeking a special exception to the tree preservation requirements of 
Article X. The property is undeveloped and contains 2.72 acres planned for a shared 
access, single-family development. The applicant is seeking to reduce the mitigation 
requirement (overall inches/reforestation fee) and extend the mitigation time frame from 
six-months to 18 months.  

The City of Dallas chief arborist submitted a memo regarding the applicant’s request 
(Attachment B). 

The chief arborist’s memo states the following with regard to “request”: 

The applicant is seeking a special exception to the tree conservation requirements of 
Article X. The request is to consider a special exception for multiple provisions of the Tree 
Conservation ordinance including the timing of replacement and for a reduction to the 
requirement for replacement. 

1. A minimum of 412.6 diameter inches of tree replacement is required. The applicant 
requests to reduce the total mitigation requirement to 300 diameter inches. 

2. Replacement must be completed according to timing requirements per ordinance within 
six months of removal (April 2022) with exception of the site landscaping determined by 
landscape plan which may be completed with the development. The applicant requests 
an additional time of 18 months from after a board approval, with conditions of a) tree 
donation to the City for remaining mitigation, and b) a payment of $10,000 to the 
Reforestation Fund, and then c) the fulfillment of final confirmed planting date on-site (112 
inches) on or before January 30, 2025. 

The chief arborist’s memo states the following with regard to “provision”: 

A large number of mature protected trees were removed from the property in April 2022 
without a tree removal application which is required under Article X. Fill material was 
stored and graded across the property raising the grade of the lot affecting some of the 
trees. The owner intends for future construction of a shared access development of 
single-family units. The property design can comply with minimum Article X landscaping 
requirements for shared access developments. 

Based on staff verification of a tree survey, 412.6 classified inches from 30 protected trees 
were removed, or will be removed, for the proposed development. The owner proposes 
to plant a total of 28 trees to mitigate 112 inches of replacement trees on the property 
leaving 300.6 diameter inches left to be completed through alternative methods of 
replacement within six months after removal. 
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The chief arborist’s memo states the following with regard to “deficiencies”: 

A reduction of tree mitigation from 412.6 diameter inches to 300 diameter inches would 
leave 188 inches remaining to be mitigated for what is not planted on site. 

A payment of $10,000 to the Fund would be the equivalent of 51.8 inches (12.6%) of tree 
replacement of the 412.6 inches required. 

The city ordinance under Sec. 51A-10.134(c)(5) stipulates that all replacement must 
occur within 30 days. If the property owner provides the building official with an affidavit 
stating that all replacement trees will be planted within six months, the building official 
may allow the planting to occur then. For residential subdivisions, tree replacement may 
also occur with the completion of a tree replacement plan for the development. Additional 
time may be allotted for the site tree replacement to be completed at the end of the 
development. However, all required tree replacement that is not scheduled by the 
approved design for the development site must be completed within the six months of 
tree removal. The applicant has made a request for an alternate replacement plan to 
extend overall to a time certain. 

Reduction  
Ordinance       Request  
412.6” required total     300” total  
112” on-site       112” on-site  
$10,000 to Reforestation Fund    $10,000 to Reforestation Fund  
Remainder to City department    Remainder to Parks and Recreation  
 
Timing  
Ordinance       Request  
30 days/6 months (affidavit to extend)   18 months after board decision  
Alternative methods available by ordinance.   Donation to Parks  

Reforestation Fund payment  
Development LA plan/completion on site.  January 30, 2025, or sooner, on site.  
 
Trees removed:  
Tree classification    Diameter inches  
Four significant trees (1.5x)   162”  
Class 2 (0.7x)     233.8”  
Class 3 (0.4x)       16.8”  

412.6   300 request for reduction.  
Average tree size (pre-class):     16.1”  
Significant trees are native red oaks at 24” diameter or greater with a mitigation 1.5 times 
the base measurement (ex.: 24” tree is 36”). Class 2, or standard ‘favored’ trees, have 
mitigation reduced to 70% of baseline. Class 3 trees are listed for lower mitigation rates 
at 40% of baseline.  
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The chief arborist’s revised memo states the following with regard to the 
“recommendation”: 
The chief arborist has no objections to the time extension request with an established 
completion date for tree replacement. However, there is an objection to the reduction of 
the total replacement amount since there is no assessment of the tree survey to indicate 
the basis of the reduction. The applicant has not indicated tree condition, classification, 
tree size, or species to support the merits of reducing for one or more of the trees in the 
removed tree stand. 

As of September 9, 2022, no letters have been submitted in support or in opposition of 
the request. 

If the board were to grant this request, due to the nature of the request, staff does not 
recommend requiring compliance with the submitted alternate tree mitigation plan as a 
condition to the request. The time extension and reduction in overall mitigation 
requirements would be permitted with the approval/board action letter with no need for a 
plan to complicate further details of how the request is fulfilled. Finally, no further relief is 
granted from the regulations of the Dallas Development Code.  

Timeline:   

July 11, 2022:   The applicant submitted an “Application/Appeal to the Board of   
Adjustment.”. 

August 4, 2022:  The Board of Adjustment Secretary randomly assigned this case 
to Board of Adjustment Panel C. 

August 11, 2022:  The Board of Adjustment Chief Planner emailed the applicant 
the public hearing date and panel that will consider the 
application; the deadline to submit additional evidence for staff 
to factor into their analysis; and the deadline to submit additional 
evidence to be incorporated into the board’s docket materials 
and the following information:  

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

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

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

August 25, 2022: The Board of Adjustment staff review team meeting was held 
regarding this request and the others scheduled for the 
September public hearings. Review team members in 
attendance included: the Board of Adjustment Chief 
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Planner/Board Administrator, the Development Services Chief 
Arborist, the Development Services Senior Plans Examiner, and 
Development Services Chief Planner, the Transportation 
Development Services Senior Engineer, the Conservation 
District Chief Planner, and the Assistant City Attorney to the 
Board, the PUD Senior Planner, and the new Assistant City 
Attorney. 

August 26, 2022: A revised mitigation plan was submitted (Attachment A). The 
Development Services Chief Arborist provided staff with a memo 
(Attachment B). 
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08/04/2022 

 Notification List of Property Owners 

 BDA212-091 

 88  Property Owners Notified 

 

 Label # Address Owner 

 1 238 HILLVALE DR GIANOTAS ALEXANDER NAOUM 

 2 5500 S R L THORNTON FWY TREINTA CINCO LLA 

 3 104 BONKIRK LN TORRES CELIA 

 4 102 BONKIRK LN ALVAREZ BRENDA 

 5 101 BONKIRK LN NOLVIA YENETH VILLEDA 

 6 109 BONKIRK LN MARTINEZ EDWARDO 

 7 108 PINWHERRY LN GONZALEZ HERMINIA 

 8 101 PINWHERRY LN CERVANTES HERNANDEZ VERONICA 

 9 107 PINWHERRY LN PINA MAXIMILIANO 

 10 109 PINWHERRY LN GONZALEZ ANGELLICA 

 11 112 MEVIS LN RODRIGUEZ ANGELICA 

 12 108 MEVIS LN GONZALES J GUADALUPE 

 13 104 MEVIS LN BUSTOS MOISES 

 14 109 MEVIS LN MARTINEZ MARIA INES 

 15 111 MEVIS LN ABLE JUAN 

 16 110 KINROSS LN HERRERA JUANA 

 17 114 KINROSS LN THARALDSON OWEN 

 18 101 KINROSS LN REVERA FRANCO 

 19 103 KINROSS LN RAMIREZ POLO 

 20 105 KINROSS LN DAVILA ARTURO 

 21 109 KINROSS LN FRIAS PEDRO 

 22 110 DUNROBIN LN ROQUE MAYOLO 

 23 103 DUNROBIN LN MARTINEZ ANNA 

 24 105 DUNROBIN LN SANCHEZ SAUL 

 25 115 DUNROBIN LN RIVERA AUDELIA 

 26 110 GLENFINNIN LN GALLARDO JACINTO R 
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08/04/2022 

 

 Label # Address Owner 

 27 106 GLENFINNIN LN LOPEZ MARIA CARMEN 

 28 5541 DEVERON DR COOLINA VERDIN 

 29 5533 DEVERON DR MIRANDA MARIE 

 30 5529 DEVERON DR LOPEZ ENACIO 

 31 5513 DEVERON DR AGUIRRE JOSUE 

 32 5509 DEVERON DR FISCAL EDWARDO 

 33 103 LYDDON LN RIOS DULCE 

 34 106 BONKIRK LN ROBERSON JEAN 

 35 107 LYDDON LN COSTILLA JOSE 

 36 110 BONKIRK LN JUAREZ MARTA 

 37 111 LYDDON LN VAZQUEZ VIRAVANA 

 38 103 BONKIRK LN GUADALUPE MODETA 

 39 112 PINWHERRY LN AGUINAGA FRANCISCO 

 40 110 PINWHERRY LN AVILES JUAN 

 41 106 PINWHERRY LN ORDAZ JOSE 

 42 104 PINWHERRY LN LUCIO GERARDO 

 43 106 MEVIS LN SMITH MICHELL 

 44 114 MEVIS LN ROQUE  BEATRIZ GARCIA 

 45 110 MEVIS LN HERNANDEZ RAUL SANCHEZ 

 46 102 MEVIS LN TORREZ MARIA DEL CARMEN 

 47 101 MEVIS LN LUGO MARTIN 

 48 103 MEVIS LN GONZALES JORGE A. 

 49 115 KINROSS LN PEREZ JESUS 

 50 106 KINROSS LN BERNAL SAMUEL 

 51 102 KINROSS LN CRUZ PATRICIA 

 52 112 DUNROBIN LN CONTRERAS FERNANEDO 

 53 108 DUNROBIN LN AGUILAR LEANDRO 

 54 104 DUNROBIN LN MERITETH DAVID 

 55 101 DUNROBIN LN RIVERA JOSE 

 56 107 DUNROBIN LN CHAVEZ JOSE 

 57 109 DUNROBIN LN MENDEZ JOSE 
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08/04/2022 

 

 Label # Address Owner 

 58 111 DUNROBIN LN DAVILLA JUAN 

 59 114 GLENFINNIN LN LOPEZ EDDIE 

 60 5543 DEVERON DR GONZALES TOBIAS 

 61 5537 DEVERON DR AVILES MARIA 

 62 5525 DEVERON DR AGULLAR LEONARDO 

 63 5517 DEVERON DR VELAZQUEZ-CERVANTES, MA. MARGARITA 

 64 102 GLENFINNIN LN GARCIA SIMEON 

 65 5319 ROCKY RIDGE RD ARAIZA JUAN CARLOS MARTINEZ & 

 66 235 HILLVALE DR CLOPTON GREGORY 

 67 5305 ROCKY RIDGE RD KING AUDREY J 

 68 5311 ROCKY RIDGE RD SPENCER GLADYS I 

 69 5315 ROCKY RIDGE RD CAGER L C JR 

 70 231 HILLVALE DR JOHNSON MRS GIDDINGS 

 71 305 HILLVALE DR EDWARDS GLORIA J 

 72 311 HILLVALE DR HENDERSON BARRY MAURICE 

 73 5223 ROCKY RIDGE RD HOLLAND JACQUELY D & 

 74 5215 ROCKY RIDGE RD WILSON TERESA & 

 75 339 PENGUIN DR TAYLOR CEROL S 

 76 333 PENGUIN DR HARRISON JOYCE 

 77 327 PENGUIN DR HIGH BILLY ROY JR & 

 78 321 PENGUIN DR HESTER KELSEY J 

 79 315 PENGUIN DR CASEREZ KARINA ALEJANDRE 

 80 307 PENGUIN DR DELEON SILVIA 

 81 334 PENGUIN DR DORSETT ERNESTYNE 

 82 328 PENGUIN DR WATSON R L 

 83 322 PENGUIN DR JOHNSON GLORIA L 

 84 316 PENGUIN DR GUY BETTY 

 85 308 PENGUIN DR GAINES TONY D & DEBORAH K 

 86 5214 S R L THORNTON FWY MARTINEZ JOSE 

 87 214 HILLVALE DR DEERE LOUIS E 

 88 113 HILLVALE DR VASQUEZ DONANCIANO & 

 

5-12



5-13



5-14



5-15



5-16



5-17



5-18



5-19



5-20



5-21



5-22



5-23



Proposed Tree Mitigation Plan 

We estimate two trees on each lot, and plant 10 trees on the front side where we 
have 50 feet setback, spacing them at least 25 feet apart. That would be a total of 
28 trees, mitigating 112 inches. 

We also propose to contribute $10,000 to the city reforestation Fund, and donate 
trees to the City of Dallas Park department to complete the remaining required 
mitigation. 

Timing 
We are requesting 18 months after the board’s decision to complete the tree 
donation and reforestation fund contribution, and on or before January 30th 2025 
to complete the mitigation at the site, 238 Hillvale Dr, Dallas TX 75241. 

Mitigation Reduction 
We would like to apply for a tree mitigation reduction, We appeal to the board to 
reduce the mitigation from 412.60 inches in Size to 300 inches, or cash value of 
$79,631.80 to $57,900.  

Wendy Golson 

For Castiel Investment LLC 

BDA 212-091_ATTACHMENT_A
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REV. NO.

L  E  G  E  N  D

B

SXXX-XXX DPXX-XXX

TOTAL SITE AREA    118,375 Sq.Ft. (100%)

LOT 4                             8,709 Sq.Ft.        (23.6%)

BREAKDOWN AREA AREA %

SITE DATA

LOT 3                                     9,2690 Sq.Ft. (27.5%)

LOT 7                                            10,471 Sq.Ft. (73.2%)

LOT 1                        15,076 Sq.Ft.
LOT 2                                                 9,292 Sq.Ft. (93.4%)

LOT 5                                            7,638 Sq.Ft. (53.5%)
LOT 6                                                        10,220 Sq.Ft. (46.5%)

LOT 8                                            10,489 Sq.Ft. (73.2%)

LOT 9                                            16,020 Sq.Ft. (73.2%)

5-25

AutoCAD SHX Text
HILLVALE DRIVE 

AutoCAD SHX Text
LOT 1 

AutoCAD SHX Text
LOT 2 

AutoCAD SHX Text
LOT 3 

AutoCAD SHX Text
LOT 4 

AutoCAD SHX Text
LOT 5

AutoCAD SHX Text
LOT 6 

AutoCAD SHX Text
LOT 7 

AutoCAD SHX Text
LOT 8 

AutoCAD SHX Text
LOT 9 

AutoCAD SHX Text
50' SETBACK 

AutoCAD SHX Text
DETENTION POND AREA 

AutoCAD SHX Text
DETENTION POND AREA 

AutoCAD SHX Text
PROP. 4' WIDE SIDEWALK

AutoCAD SHX Text
7638 SQFT

AutoCAD SHX Text
8709 SQFT

AutoCAD SHX Text
9269 SQFT

AutoCAD SHX Text
9292 SQFT

AutoCAD SHX Text
15,076 SQFT

AutoCAD SHX Text
10,220 SQFT

AutoCAD SHX Text
10,471 SQFT

AutoCAD SHX Text
10,489 SQFT

AutoCAD SHX Text
16,020 SQFT

AutoCAD SHX Text
10' SETBACK

AutoCAD SHX Text
154.75'

AutoCAD SHX Text
154.75'

AutoCAD SHX Text
154.75'

AutoCAD SHX Text
144.84'

AutoCAD SHX Text
163.67'

AutoCAD SHX Text
112.84'

AutoCAD SHX Text
138.67'

AutoCAD SHX Text
138.67'

AutoCAD SHX Text
138.67'

AutoCAD SHX Text
100.00'

AutoCAD SHX Text
REVIEW     DRAWN  DATE     FILE      NUMBER    SHEET

AutoCAD SHX Text
CITY OF DALLAS, TEXAS

AutoCAD SHX Text
PLAT NO.  BLDG PERMIT NO.  SDC ENGINEERING TRACKING NOS. 

AutoCAD SHX Text
SHOLAM@OKM-ENGINEERING.COM

AutoCAD SHX Text
112 S. MADISON AVENUE

AutoCAD SHX Text
FIRM REG.# 7241

AutoCAD SHX Text
DALLAS, TEXAS 75208

AutoCAD SHX Text
OKM ENGINEERING, INC.

AutoCAD SHX Text
BY

AutoCAD SHX Text
DATE

AutoCAD SHX Text
DESCRIPTION

AutoCAD SHX Text
REVISIONS

AutoCAD SHX Text
M.L.

AutoCAD SHX Text
SITE & DIMENSIONAL CONTROL PLAN

AutoCAD SHX Text
C05.01

AutoCAD SHX Text
SUSTAINABLE DEVELOPMENT & CONSTRUCTION

AutoCAD SHX Text
EXISTING CONTOUR LINE

AutoCAD SHX Text
436

AutoCAD SHX Text
DRAINAGE / GRADING DIRECTION

AutoCAD SHX Text
EXISTING SPOT ELEVATION

AutoCAD SHX Text
+ 437.00

AutoCAD SHX Text
DRAINAGE DIVIDE LINE

AutoCAD SHX Text
DRAINAGE AREA NO. 

AutoCAD SHX Text
PROPOSED CONTOUR LINE

AutoCAD SHX Text
436

AutoCAD SHX Text
EXISTING CONCRETE PAVEMENT

AutoCAD SHX Text
PROPERTY LINE

AutoCAD SHX Text
TOP OF CURB ELEV.

AutoCAD SHX Text
TELEPHONE PEDESTAL

AutoCAD SHX Text
POWER POLE

AutoCAD SHX Text
SIGN

AutoCAD SHX Text
EXISTING SAN. SEWER MANHOLE

AutoCAD SHX Text
FIRE HYDRANT

AutoCAD SHX Text
H

AutoCAD SHX Text
Y

AutoCAD SHX Text
D

AutoCAD SHX Text
S

AutoCAD SHX Text
TOP OF WALL ELEV. 

AutoCAD SHX Text
TW

AutoCAD SHX Text
WB

AutoCAD SHX Text
WALL BASE ELEV.

AutoCAD SHX Text
TC

AutoCAD SHX Text
ASPHALT PAVEMENT

AutoCAD SHX Text
EXISTING CHAIN LINKED FENCE

AutoCAD SHX Text
EXISTING WOODEN FENCE

AutoCAD SHX Text
BW

AutoCAD SHX Text
BOTTOM OF WALL ELEV.

AutoCAD SHX Text
TOP OF PAVEMENT ELEV.

AutoCAD SHX Text
TP

AutoCAD SHX Text
EXISTING TREE 

AutoCAD SHX Text
THIS SPACE RESERVED - BUILDING INSPECTION

AutoCAD SHX Text
THIS SPACE RESERVED - ENGINEERING

AutoCAD SHX Text
CRUSHED ROCK 

AutoCAD SHX Text
8. SLOPE WITHIN THE HANDICAP PARKING AND STRIPED AREA SHALL NOT EXCEED

AutoCAD SHX Text
IN THE DIRECTION OF PEDESTRIAN TRAVEL.

AutoCAD SHX Text
7. ALL SIDEWALKS SHALL MAINTAIN A 2% MAXIMUM CROSS SLOPE AND 5% MAXIMUM

AutoCAD SHX Text
BUILDING UNLESS OTHER WISE NOTED.

AutoCAD SHX Text
6. ALL DIMENSIONS ARE FROM BACK OF CURB, EDGE OF PAVEMENT, OR FACE OF

AutoCAD SHX Text
RECOMMENDATIONS IN THE GEOTECHNICAL INVESTIGATION REPORT.

AutoCAD SHX Text
5. ALL PAVING AND EARTHWORK OPERATIONS SHALL CONFORM TO THE

AutoCAD SHX Text
TO INSURE THAT ALL SLEEVING IS IN PLACE PRIOR TO PLACING OF PERMANENT

AutoCAD SHX Text
ETC. HAS BEEN INSTALLED. IT SHALL BE THE PAVING CONTRACTOR'S RESPONSIBILITY

AutoCAD SHX Text
SLEEVING FOR IRRIGATION, ELECTRIC GAS, TELEPHONE, CABLE TV, SITE IRRIGATION,

AutoCAD SHX Text
4.THE PAVING CONTRACTOR SHALL NOT PLACE PERMANENT PAVEMENT UNTIL ALL

AutoCAD SHX Text
CONSTRUCTION AREA/SITE.

AutoCAD SHX Text
APPROPRIATE UTILITY COMPANIES FOR THE LOCATION OF ALL UTILITIES WITHIN THE

AutoCAD SHX Text
3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE COORDINATING WITH ALL

AutoCAD SHX Text
CONSTRUCTION OF THIS PROJECT.

AutoCAD SHX Text
PAVING. UTILITIES MUST BE MAINTAINED TO PROPERTY LINE AND GRADE DURING

AutoCAD SHX Text
GRADE BY THE CONTRACTOR PRIOR TO AND AFTER THE PLACING OF PERMANENT

AutoCAD SHX Text
VALVE BOXES, FIRE HYDRANTS, ETC. MUST BE ADJUSTED TO PROPER LINE AND

AutoCAD SHX Text
UTILITIES IN THE CONSTRUCTION OF THIS PROJECT . ALL MANHOLES, CLEANOUTS,

AutoCAD SHX Text
2. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO PROJECT ALL PUBLIC

AutoCAD SHX Text
SPECIFICATIONS.

AutoCAD SHX Text
CONFORM TO THE CITY/COUNTY STANDARDS CONSTRUCTION DETAILS AND

AutoCAD SHX Text
1. ALL MATERIALS AND CONSTRUCTION WITHIN STREET RIGHT-OF-WAY SHALL

AutoCAD SHX Text
GENERAL NOTES:

AutoCAD SHX Text
9. ALL CURB RADII ARE 1.5' UNLESS OTHERWISE SPECIFIED (EXCEPT FOR AT END OF

AutoCAD SHX Text
2% IN ANY DIRECTION.

AutoCAD SHX Text
WHEN APPROVED BY THE CITY ARE AS FOLLOWS:

AutoCAD SHX Text
SPECIFIED. ALTERNATE ACCEPTABLE SUBSTITUTIONS FOR SUBGRADE STABILIZATION

AutoCAD SHX Text
PROCTOR DENSITY AT MINUS 2% TO PLUS 4% OF OPTIMUM MOISTURE TO THE DEPTH

AutoCAD SHX Text
14. STANDARD SUBGRADE COMPACTION IS 98% (95% FOR SIDEWALK) STANDARD

AutoCAD SHX Text
LOCATIONS AND PROCEDURES.

AutoCAD SHX Text
SHALL FOLLOW THE CITY'S PAVEMENT MANUEL /GUIDE FOR CORRECT SAWCUTTING

AutoCAD SHX Text
DEPENDING ON EXISTING FIELD CONDITIONS OF PAVEMENT JOINTS. CONTRACTOR

AutoCAD SHX Text
13. THE SAWCUT LINES ARE FOR GENERAL REPRESENTATION ONLY AND MAY VARY

AutoCAD SHX Text
PROPOSED ACCESS TO THE 15' ALLEY.

AutoCAD SHX Text
12. NO WORK SHALL BE PERFORMED ON ADJACENT PROPERTES. THERE IS NO

AutoCAD SHX Text
DALLAS'S PAVEMENT STANDARDS AND DETAILS.

AutoCAD SHX Text
11. DRIVEWAY CONNECTION TO SUMMIT AVENUE SHALL BE PER THE CITY OF

AutoCAD SHX Text
ETC.) SHALL BE PER THE DIRECTION OF THE OWNER/ARCHITECT.

AutoCAD SHX Text
10. PAVEMENT DIRECTLY AROUND THE BUILDING (SIDEWALK, LANDSCAPE FEATURES,

AutoCAD SHX Text
PARKING SPACES AND FLUMES WHERE THE RADII IS 0').

AutoCAD SHX Text
IS 5 YEARS OLD OR LESS, THE ENTIRE CONCRETE PANEL MUST BE REPLACED.

AutoCAD SHX Text
PAVEMENT CUT AND REPAIR STANDARDS MANUAL MUST BE FOLLOWED. IF PAVEMENT

AutoCAD SHX Text
INFORMATION PURPOSES ONLY, IF PAVEMENT IS MORE THAN 5 YEARS OLD, THE

AutoCAD SHX Text
REPLACEMENT OF CONCRETE PAVEMENT, DRIVES, SLABS, SIDEWALKS, ETC... ARE FOR

AutoCAD SHX Text
16. SAWCUT LINES SHOWN ON THE DESIGN PLANS FOR THE REMOVAL AND

AutoCAD SHX Text
ONSITE PAVEMENT IS THICKER THAN THE MINIMUM THICKNESS FOR APPROACHES.

AutoCAD SHX Text
15. DRIVE APPROACH PAVEMENT DEPTH SHOULD MATCH ONSITE PAVEMENT DEPTH IF

AutoCAD SHX Text
17.	NO TRAFFIC LANE OR SIDEWALK ALONG ANY PUBLIC STREET OR ALLEY IS TO BE NO TRAFFIC LANE OR SIDEWALK ALONG ANY PUBLIC STREET OR ALLEY IS TO BE CLOSED WITHOUT FIRST OBTAINING THE APPROPRIATE PERMIT(S). FROM PAUL THOMPSON OR RUSSELL FINLEY WITH THE CITY OF DALLAS CLOSURE OF ANY TRAFFIC TRAFFIC LANE MUST BE RESTRICTED TO THE HOURS OF 9:00AM TO 3:30PM WORKDAYS.WORKDAYS.

AutoCAD SHX Text
19. ALL PR0POSED SIDEWALKS, BARRIER-FREE RAMPS, AND DIVE APPROACHES MUST

AutoCAD SHX Text
REQUIREMENTS.

AutoCAD SHX Text
PUBLIC STREET PARKING SPACE THAT IS COUNTED TOWARDS THE GUEST PARKING

AutoCAD SHX Text
18. DEVELOPER MUST PLANT ON ADDITION TWO-INCH CALIPER TREE PER EACH

AutoCAD SHX Text
REFER FOR THE 251D-1 STANDARD CONSTRUCTION DETAILS AND PAGE NUMBER.

AutoCAD SHX Text
DOWEL IS REQUIRED FOR PAVING THICKNESS GREATER THAN 6". ALL DOWELS REQUIRED

AutoCAD SHX Text
G. FOR THE EXPANSION JOINT AT THE PROPERTY LINE, 24" LONG, #8 (1") SMOOTH

AutoCAD SHX Text
BARS, AT 12" ON CENTER, EPOXIED IN.

AutoCAD SHX Text
F. DOWEL PROPOSED DRIVE APPROACH INTO EXISTING PAVEMENT WITH 24" LONG, #4

AutoCAD SHX Text
E. 1" REDWOOD EXPANSION JOINTS ARE REQUIRED AT ALL PROPERTY LINES.

AutoCAD SHX Text
SPACED ON 24" CENTERS.

AutoCAD SHX Text
CENTER. #4 BARS ARE REQUIRED FOR CONCRETE THICKNESS THAT IS 9" OR GREATER,

AutoCAD SHX Text
D. #3 BARS ARE REQUIRED FOR CONCRETE THICKNESS LESS THAN 9", SPACED ON 24"

AutoCAD SHX Text
THE CONCRETE THICKNESS.

AutoCAD SHX Text
COMPACTED SUBGRADE, TWO ADDITIONAL INCHES OF CONCRETE MUST BE ADDED TO

AutoCAD SHX Text
CONCRETE WHEN APPROVED BY THE CITY. IN LIEU OF ALL OPTIONS EXCEPT FOR

AutoCAD SHX Text
SPECIFIED. 6" LIME STABILIZATION MAY BE SUBSTITUTED WITH 1" OF REINFORCED

AutoCAD SHX Text
PROCTOR DENSITY AT MINUS 2% TO PLUS 4% OF OPTIMUM MOISTURE TO THE DEPTH

AutoCAD SHX Text
C. STANDARD SUBGRADE COMPACTION UNDER DRIVE APPROACHES IS 98% STANDARD

AutoCAD SHX Text
28 DAYS AFTER PLACEMENT.

AutoCAD SHX Text
B. HAND FINISH CLASS - TEST STRENGTH IS 4,500 PSI COMPRESSIVE STRENGTH AT

AutoCAD SHX Text
THICKNESS FOR APPROACHES.

AutoCAD SHX Text
MATCH ONSITE PAVEMENT DEPTH IF ONSITE PAVEMENT IS THICKER THAN THE MINIMUM

AutoCAD SHX Text
A. MINIMUM PAVEMENT DEPTH IS 8". DRIVE APPROACH PAVEMENT DEPTH SHOULD

AutoCAD SHX Text
GENERAL NOTES FOR DRIVE APPROACH DETAILS:

AutoCAD SHX Text
EVERY 12" ON CENTER AND MUST BE GREASED AND CAPPED.

AutoCAD SHX Text
H. DRIVE APPROACHES REQUIRE A SAW JOINT AT THE CENTERLINE.

AutoCAD SHX Text
WIDTH, RADII POINTS, OR EVERY 80 FEET, BEGINNING AT THE CURB RETURN.

AutoCAD SHX Text
8. 1" REDWOOD EXPANSION JOINTS ARE REQUIRED AT ALL ABRUPT CHANGES IN ALIGNMENT OR

AutoCAD SHX Text
EXISTING PAVEMENT), EVERY 18", EPOXIED IN.

AutoCAD SHX Text
TOOL (SAW CUT) IN 15 FOOT SECTIONS. INSTALL #4 "L-SHAPED" REBAR DOWELS (12" INTO

AutoCAD SHX Text
7. SEPARATE CONCRETE CURB AND GUTTER SHALL BE MARKED 3/8" DEEP WITH AN APPROVED

AutoCAD SHX Text
6. CURB AND GUTTER MUST BE DESIGNED AND CONSTRUCTED TO PROVIDE POSITIVE DRAINAGE.

AutoCAD SHX Text
5. ALL CURBS WITHIN CITY RIGHT-OF-WAY MUST BE REINFORCED WITH #4 BARS.

AutoCAD SHX Text
4. SIDEWALKS REQUIRE MINIMUM #3 BARS SPACED ON 24" CENTERS.

AutoCAD SHX Text
DENSITY WITHIN MINUS 2% TO PLUS 4% OF OPTIMUM MOISTURE CONTENT.

AutoCAD SHX Text
3.STANDARD SUBGRADE COMPACTION FOR SIDEWALKS IS MINIMUM 95% OF STANDARD PROCTOR

AutoCAD SHX Text
DAYS AFTER PLACEMENT.

AutoCAD SHX Text
2. CLASS TEST STRENGTH FOR CURB AND GUTTER IS 4,500 PSI COMPRESSIVE STRENGTH AT 28

AutoCAD SHX Text
PLACEMENT.

AutoCAD SHX Text
1. CLASS STRENGTH FOR SIDEWALK IS 3,000 PSI COMPRESSIVE STRENGTH AT 28 DAYS AFTER

AutoCAD SHX Text
SIDEWALK, BFR, CURB AND GUTTER NOTES:

AutoCAD SHX Text
14. A RAMP WITH DETECTABLE WARNING SURFACE IS REQUIRED AT ALL INTERSECTIONS, AND AT

AutoCAD SHX Text
13. SIDEWALK MUST BE MINIMUM 5' WIDE IF LOCATED AT BACK OF CURB.

AutoCAD SHX Text
12 8" FOOTING IS REQUIRED FOR SIDEWALKS LOCATED AT BACK OF CURB, WITH A 6" DOWEL.

AutoCAD SHX Text
TRANSITIONS FROM 4" TO 5" THICK, OVER THE 24" LENGTH OF PAVEMENT.

AutoCAD SHX Text
11. 1" FOOTINGS ARE REQUIRED AT ALL EXPANSION JOINTS AND THE PAVEMENT DEPTH

AutoCAD SHX Text
CENTER.

AutoCAD SHX Text
10. AT ALL EXPANSION JOINTS, 24" LONG, #6 (3/4") SMOOTH DOWEL IS REQUIRED EVERY 24" ON

AutoCAD SHX Text
REDWOOD JOINTS IN THE STREET.

AutoCAD SHX Text
9. IF SIDEWALK IS LOCATED AT BACK-OF-CURB, REDWOOD JOINTS SHOULD MATCH WITH EXISTING

AutoCAD SHX Text
DRIVEWAYS WITH HIGH TRAFFIC VOLUME.

AutoCAD SHX Text
DESIGN INFRASTRUCTURE NOTES FOR CONSTRUCTION WITHIN R.O.W.

AutoCAD SHX Text
5. ALL CONCRETE FOR PAVEMENT SHALL BE 4,000 PSI FOR MACHINE FINISH AND 4,500 PSI IF IT

AutoCAD SHX Text
CONSTRUCTION DETAILS, FILE 251D-1, LATEST EDITION.

AutoCAD SHX Text
RIGHT-OF-WAY SHALL BE CONSTRUCTED IN CONFORMANCE WITH THE CITY OF DALLAS, STANDARD

AutoCAD SHX Text
4. STREETS, ALLEYS, SIDEWALKS, DRIVEWAYS, AND STORM DRAINAGE FACILITIES IN THE PUBLIC

AutoCAD SHX Text
WORKING DAYS PRIOR TO CONSTRUCTION.

AutoCAD SHX Text
EXISTING WATER AND WASTEWATER MAINS IN AREA, CALL (214) 670-1770 AT LEAST (3) THREE

AutoCAD SHX Text
3. FOR ADJUSTMENT OF DALLAS WATER UTILITIES APPURTENANCES OR TO VERIFY LOCATION OF

AutoCAD SHX Text
MADE DURING THE BIDDING PHASE WILL HAVE NO BEARING ON THE DECISION.

AutoCAD SHX Text
THAT DECISION COMMENCES. ASSUMPTIONS ABOUT WHAT THESE DECISIONS MIGHT BE WHICH ARE

AutoCAD SHX Text
OF PUBLIC WORKS AND TRANSPORTATION OR HIS DESIGNEE BEFORE ANY CONSTRUCTION INVOLVING

AutoCAD SHX Text
MATTER WHICH REQUIRES THE APPROVAL OF THE OWNER, MUST BE APPROVED BY THE DIRECTOR

AutoCAD SHX Text
SPECIFICATIONS FOR PUBLIC WORKS CONSTRUCTION FOR NORTH CENTRAL TEXAS, AND ANY

AutoCAD SHX Text
2. DURING THE CONSTRUCTION OF THESE IMPROVEMENTS, ANY INTERPRETATION OF THE STANDARD

AutoCAD SHX Text
DALLAS DEPARTMENT OF PUBLIC WORKS AND TRANSPORTATION ADDENDUM.

AutoCAD SHX Text
PUBLIC WORKS CONSTRUCTION FOR NORTH CENTRAL TEXAS, LATEST EDITION, AND THE CITY OF

AutoCAD SHX Text
1. ALL MATERIALS AND WORKMANSHIP SHALL CONFORM TO THE STANDARD SPECIFICATIONS FOR

AutoCAD SHX Text
IS NECESSARY FOR HAND FINISH.

AutoCAD SHX Text
ADDITIONAL NOTES: 1. CONTRACTOR TO APPLY FOR CUT PERMIT AT HTTPS://ROWMANAGEMENT.DALLASCITYHALL.COM 2. CALL STREETS AT (214) 670-5311 TO SET DRIVEWAY GRADES. 3. CALL BUILDING INSPECTION AT (214) 948-4480 FOR DRIVEWAY INSPECTIONS.

AutoCAD SHX Text
NOTE: STANDARD SUBGRADE COMPACTION IS 98% (95% FOR SIDEWALKS) STANDARD PROCTOR DENSITY AT MINUS 2% TO PLUS 4% OF OPTIMUM MOISTURE TO THE DEPTH SPECIFIED. ALTERNATE ACCEPTABLE SUBSTITUTIONS FOR SUBGRADE STABILIZATION WHEN APPROVED AS FOLLOWS: 6" OR 8" LIME STABILIZATION OR 8" CEMENT STABILIZATION (10%).  IN LIEU OF LIME STABILIZATION. AN ADDITIONAL 2 INCHES MAY BE ADDED TO THE TOTAL THICKNESS OF THE CONCRETE PAVEMENT FOR THE DRIVEWAY FOR THE CITY R.O.W. (WITH NO. 4 BARS IF TOTAL THICKNESS IS 9 INCHES OR MORE). DRIVE APPROACH PAVEMENT DEPTH SHOULD MATCH ONSITE PAVEMENT DEPTH IF ONSITE PAVEMENT IS THICKER THAN THE MINIMUM THICKNESS FOR APPROACHES.

AutoCAD SHX Text
NOTE: THE RECORD ENGINEER CERTIFIES THAT THIS PROJECT COMPLIES WITH PD-830, CONFIRMS THAT WIDTHS OF ALL STREETS, SIDEWALKS, PARKING SPACES, RIGHT-OF WAY, LANDSCAPE AREAS, ETC. COMPLY WITH APPROVED PD.

AutoCAD SHX Text
DESIGN INFRASTRUCTURE NOTES FOR CONSTRUCTION WITHIN R.O.W.

AutoCAD SHX Text
5. ALL CONCRETE FOR PAVEMENT SHALL BE 4,000 PSI FOR MACHINE FINISH AND 4,500 PSI IF IT

AutoCAD SHX Text
CONSTRUCTION DETAILS, FILE 251D-1, LATEST EDITION.

AutoCAD SHX Text
RIGHT-OF-WAY SHALL BE CONSTRUCTED IN CONFORMANCE WITH THE CITY OF DALLAS, STANDARD

AutoCAD SHX Text
4. STREETS, ALLEYS, SIDEWALKS, DRIVEWAYS, AND STORM DRAINAGE FACILITIES IN THE PUBLIC

AutoCAD SHX Text
WORKING DAYS PRIOR TO CONSTRUCTION.

AutoCAD SHX Text
EXISTING WATER AND WASTEWATER MAINS IN AREA, CALL (214) 670-1770 AT LEAST (3) THREE

AutoCAD SHX Text
3. FOR ADJUSTMENT OF DALLAS WATER UTILITIES APPURTENANCES OR TO VERIFY LOCATION OF

AutoCAD SHX Text
MADE DURING THE BIDDING PHASE WILL HAVE NO BEARING ON THE DECISION.

AutoCAD SHX Text
THAT DECISION COMMENCES. ASSUMPTIONS ABOUT WHAT THESE DECISIONS MIGHT BE WHICH ARE

AutoCAD SHX Text
OF PUBLIC WORKS AND TRANSPORTATION OR HIS DESIGNEE BEFORE ANY CONSTRUCTION INVOLVING

AutoCAD SHX Text
MATTER WHICH REQUIRES THE APPROVAL OF THE OWNER, MUST BE APPROVED BY THE DIRECTOR

AutoCAD SHX Text
SPECIFICATIONS FOR PUBLIC WORKS CONSTRUCTION FOR NORTH CENTRAL TEXAS, AND ANY

AutoCAD SHX Text
2. DURING THE CONSTRUCTION OF THESE IMPROVEMENTS, ANY INTERPRETATION OF THE STANDARD

AutoCAD SHX Text
DALLAS DEPARTMENT OF PUBLIC WORKS AND TRANSPORTATION ADDENDUM.

AutoCAD SHX Text
PUBLIC WORKS CONSTRUCTION FOR NORTH CENTRAL TEXAS, LATEST EDITION, AND THE CITY OF

AutoCAD SHX Text
1. ALL MATERIALS AND WORKMANSHIP SHALL CONFORM TO THE STANDARD SPECIFICATIONS FOR

AutoCAD SHX Text
FIELD ADJUSTED ONCE THE ACTUAL PROPERTY LINES HAVE BEEN

AutoCAD SHX Text
SITE WORK. DIMENSIONS FROM THE PROPERTY LINE SHALL BE

AutoCAD SHX Text
VERIFY PROPERTY LINES AND CORNERS PRIOR TO COMMENCING

AutoCAD SHX Text
WHERE OBTAINED FROM THE PROPOSED PLAT. CONTRACTOR SHALL

AutoCAD SHX Text
PROPERTY LINES USED IN THE CREATION OF THESE DRAWINGS

AutoCAD SHX Text
DETERMINED (IF ANY CHANGES ARISE).

AutoCAD SHX Text
CONTRACTOR SHALL BOT USE SAND UNDERNEATH ANY PAVEMENT.

AutoCAD SHX Text
R.O.W. SHALL BE PER CITY STANDARDS AND DETAILS.

AutoCAD SHX Text
NOTE: ALL PAVEMENT (SIDEWALK AND VEHICULAR) IN THE CITY

AutoCAD SHX Text
NO PERSON SHALL CONSTRUCT, RECONSTRUCT, ALTER, REPAIR, REMOVE, REPLACE, PAVE, REPAVE, SURFACE OR RESURFACE ANY WALK, DRIVE, CURB, GUTTER, PAVED AREA OR APPURTENANCE ON PUBLIC PROPERTY IN THE CITY WITHOUT FIRST OBTAINING FROM THE BUILDING INSPECTOR A PERMIT TO DO SO.

AutoCAD SHX Text
IS NECESSARY FOR HAND FINISH.

AutoCAD SHX Text
BENCHMARKS: 1. 54-C-2. CEDAR HILL AVE. - SIXTH ST. SQUARE ON CONCRETE 54-C-2. CEDAR HILL AVE. - SIXTH ST. SQUARE ON CONCRETE . SQUARE ON CONCRETE CURB NORTHEAST CORNER OF INTERSECTION.  N:6,961,261.368 E:2,481,416.380. ELEVATION = 522.480 ELEVATION = 522.480 2. 54-D-2. CRAWFORD STREET - SIXTH STREET. A SQUARE IS CUT  -D-2. CRAWFORD STREET - SIXTH STREET. A SQUARE IS CUT  ON TOP OF A CONCRETE CURB AT THE CENTER OF A STORM SEWER DROP INLET AT THE SOUTH SIDE OF EAST SIXTH STREET IN FRONT OF HOUSE #216-218.  N:6,961,284.410 E:2,484,661.530.  ELEVATION = 451.080

AutoCAD SHX Text
SIDEWALK 4'' THICK PAVEMENT 

AutoCAD SHX Text
NEW 6" CONCRETE PAVEMENT WITHIN R.O.W. 6" FOR ALLEY PAVEMENT.

AutoCAD SHX Text
14.1. 6" LIME STABILIZATION. IN LIEU OF LIME STABILIZATION, AN ADDITIONAL OF LIME STABILIZATION, AN ADDITIONAL 2-INCH MAY BE ADDED TO THE TOTAL THICKNESS OF THE CONCRETE THICKNESS OF THE CONCRETE PAVEMENT FOR THE DRIVEWAY IN THE CITY R.O.W. (WITH NO. 4 REINFORCED R.O.W. (WITH NO. 4 REINFORCED BARS - IF TOTAL THICKNESS IS 9 INCHES OR MORE.)MORE.)

AutoCAD SHX Text
CITY OF DALLAS ALLEY PAVING NOTES:  :  A. MINIMUM PAVEMENT DEPTH IS 6" B. HAND FINISH CLASS- TEST STRENGTH IS 4500 PSI COMPRESSIVE STRENGTH AT 28 DAYS AFTER PLACEMENT C. SPECIFY SUBGRADE PREPARATION. IN SECTION 5.2.3.4 OF THE STREET DESIGNMANUAL STARTING ON PAGE 153, SUBGRADE REQUIREMENTS ARE PROVIDED BASED ON STREET TYPE AND SOIL P.I (SEE TABLE 5.4 MINIMUM STREET PAVEMENT DESIGN SECTIONS). PLEASE CHOOSE THE OPTION THAT COMPLIES WITH THE STREET DESIGN MANUAL: COMPACTED SUBGRADE, LIME TREATED SUBGRADE, CEMENT MODIFIED SUBGRADE, OR CEMENT STABILIZED SUBGRADE D. STANDARD SUBGRADE COMPACTION UNDER ALLEY PAVEMENT IS 98% STANDARD PROCTOR DENSITY AT MINUS 2% TO PLUS 4% OF OPTIMUM MOISTURE O THE DEPTH SPECIFIED. E. MINIMUM #3 TRANSVERSE BARS ARE REQUIRED FOR CONCRETE THICKNESS LESS THAN 9, SPACED ON 24 CENTERS, AND #4 LONGITUDINAL BARS SPACED ON 12 CENTERS. F. MINIMUM #4 BARS ARE REQUIRED FOR CONCRETE THICKNESS THAT IS 9 OR GREATER, SPACED ON 24 CENTERS. G. IF THE ALLEY IS DESIGNED WITH A CURB, THE CURB MUST BE REINFORCED WITH #4 BARS H. IF THE ALLEY IS DESIGNED WITH A CURB, GUTTERS MUST BE CONSTRUCTED TO PROVIDE POSITIVE DRAINAGE. I. INTEGRAL CONCRETE CURB AND CURB & GUTTER SHALL BE OF THE SAME COMPRESSIVE STRENGTH AS THE PAVEMENT. J. SEPARATE CONCRETE CURB & GUTTER SHALL BE MARKED 3/8 DEEP WITH AN APPROVED TOOL (SAW CUT) IN 15FOOT SECTIONS. INSTALL #4 L-SHAPED REBAR DOWELS (12 INTO PAVEMENT) EVERY 18, EPOXIED IN. K. REDWOOD EXPANSION JOINTS ARE REQUIRED AT ALL ABRUPT CHANGES IN ALIGNMENT OR WIDTH, OR EVERY 150', BEGINNING AT THE CURB RETURN I. AT ALL EXPANSION JOINTS, 24 LONG, #6(3/4) SMOOTH DOWEL IS REQUIRED FOR PAVING THICKNESS EQUAL TO 6.24 LONG, #8 (1) SMOOTH DOWEL IS REQUIRED FOR PAVING THICKNESS GREATER THAN 6. ALL DOWELS REQUIRED EVERY 12" ON CENTER AND MUST BE GREASED AND CAPPED. M. SAWED TRAVERSE DUMMY JOINTS SPACED 15'

AutoCAD SHX Text
CONTRACT NO.                                   DATE

AutoCAD SHX Text
CONTRACT INFORMATION

AutoCAD SHX Text
CONTRACTOR

AutoCAD SHX Text
CONTRACT NO.                                   DATE

AutoCAD SHX Text
CONTRACTOR

AutoCAD SHX Text
(IF APPLICABLE)

AutoCAD SHX Text
CONTRACT NO.                                   DATE

AutoCAD SHX Text
CONTRACTOR

AutoCAD SHX Text
(IF APPLICABLE)

AutoCAD SHX Text
0'

AutoCAD SHX Text
SCALE: 1" =

AutoCAD SHX Text
80'

AutoCAD SHX Text
40'

AutoCAD SHX Text
40'

AutoCAD SHX Text
S

AutoCAD SHX Text
TOP=590.99' COULD NOT OPEN

AutoCAD SHX Text
238 HILLVALE DRIVE 

AutoCAD SHX Text
OKM #21-218

AutoCAD SHX Text
DP  XX-XXXXX-XXX

AutoCAD SHX Text
   N/A	            N/A                   N/A       

AutoCAD SHX Text
BLOCK 7592, LOT 17 (PROP. LOTS 1-9)

AutoCAD SHX Text
AUG. 2022

AutoCAD SHX Text
S 81°30'18" E  347.75'

AutoCAD SHX Text
S 01°11'17" E  225.13'

AutoCAD SHX Text
S 01°11'17" E   100.00'

AutoCAD SHX Text
S 88°35'43" W  308.69'

AutoCAD SHX Text
N 01°03'17" W  384.93'

AutoCAD SHX Text
25' BLDG. SETBACK'

AutoCAD SHX Text
25' BLDG. SETBACK'

AutoCAD SHX Text
PROP. 4' WIDE  SIDEWALK

AutoCAD SHX Text
10' BLDG. SETBACK'

AutoCAD SHX Text
10' BLDG. SETBACK'



 Memorandum 

Date August 26, 2022 

 To Jennifer Munoz, Board Administrator 

Subject BDA #212-091 238 Hillvale Arborist report 

Request 
The applicant is seeking a special exception to the tree conservation requirements of Article X.   The 
request is to consider a special exception for multiple provisions of the Tree Conservation ordinance 
including the timing of replacement and for a reduction to the requirement for replacement.   

1. A minimum of 412.6 diameter inches of tree replacement is required. The applicant requests
to reduce the total mitigation requirement to 300 diameter inches.

2. Replacement must be completed according to timing requirements per ordinance within six
months of removal (April 2022) with exception of the site landscaping determined by
landscape plan which may be completed with the development.  The applicant requests an
additional time of 18 months from after a board approval, with conditions of a) tree donation
to the City for remaining mitigation, and b) a payment of $10,000 to the Reforestation Fund,
and then c) the fulfillment of final confirmed planting date on-site (112 inches) on or before
January 30, 2025.

Provision 
A large number of mature protected trees were removed from the property in April 2022 without a 
tree removal application which is required under Article X. Fill material was stored and graded across 
the property raising the grade of the lot affecting some of the trees. The owner intends for future 
construction of a shared access development of single-family units.  The property design can comply 
with minimum Article X landscaping requirements for shared access developments. 

Based on staff verification of a tree survey, 412.6 classified inches from 30 protected trees were 
removed, or will be removed, for the proposed development. The owner proposes to plant a total of 
28 trees to mitigate 112 inches of replacement trees on the property leaving 300.6 diameter inches 
left to be completed through alternative methods of replacement within six months after removal. 

Deficiency 
A reduction of tree mitigation from 412.6 diameter inches to 300 diameter inches would leave 188 
inches remaining to be mitigated for what is not planted on site.   
A payment of $10,000 to the Fund would be the equivalent of 51.8 inches (12.6%) of tree replacement 
of the 412.6 inches required. 

The city ordinance under Sec. 51A-10.134(c)(5) stipulates that all replacement must occur within 30 
days. If the property owner provides the building official with an affidavit stating that all replacement 
trees will be planted within six months, the building official may allow the planting to occur then. 
For residential subdivisions, tree replacement may also occur with the completion of a tree 
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replacement plan for the development. Additional time may be allotted for the site tree replacement 
to be completed at the end of the development.  However, all required tree replacement that is not 
scheduled by the approved design for the development site must be completed within the six months 
of tree removal.  The applicant has made a request for an alternate replacement plan to extend overall 
to a time certain. 
 
Reduction 
Ordinance     Request 
 
412.6” required total    300” total 
112”  on-site    112” on-site 
$10,000 to Reforestation Fund   $10,000 to Reforestation Fund 
Remainder to City department   Remainder to Parks and Recreation 
 
Timing 
Ordinance     Request 
 
30 days/6 months (affidavit to extend)  18 months after board decision 
Alternative methods available by ordinance.   Donation to Parks 
       Reforestation Fund payment 
Development LA plan/completion on site.  January 30th 2025, or sooner, on site. 
 
 
Trees removed: 
Tree classification Diameter inches 
Four significant trees (1.5x)  162” 
Class 2 (0.7x)   233.8” 
Class 3 (0.4x)   16.8” 
    412.6  300  request for reduction. 
Average tree size (pre-class):   16.1” 
 
Significant trees are native red oaks at 24” diameter or greater with a mitigation 1.5 times the base 
measurement (ex.: 24” tree is 36”).  Class 2, or standard ‘favored’ trees, have mitigation reduced to 
70% of baseline.  Class 3 trees are listed for lower mitigation rates at 40% of baseline.   
 
 
Recommendation 
The chief arborist has no objections to the time extension request with an established completion date 
for tree replacement.  However, there is an objection to the reduction of the total replacement amount 
since there is no assessment of the tree survey to indicate the basis of the reduction.  The applicant 
has not indicated tree condition, classification, tree size, or species to support the merits of reducing 
for one or more of the trees in the removed tree stand. 

 
Philip Erwin 
Chief Arborist 
Development Services Department 
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