
HEIGHT VARIANCE
NORTHWOOD CLUB

BOA-25-000103

6524 Alpha Road



Summary

WHAT WE ARE REQUESTING
• 9’ height variance to allow a 45’ tall structure where the maximum height is 36’ 
• No other variances to the base zoning

WHY WE ARE REQUESTING INCREASED BUILDING HEIGHT
• Original Clubhouse was built in 1965; Current ceiling heights are less than 

modern standards
• Current Clubhouse has non-conforming building height
• Wanting to preserve heritage trees that surround the Clubhouse
• Moving golf pro shop into first floor of new Clubhouse (currently a separate 

structure) 
• Moving ballroom and meeting space to third floor, segmented from member 

areas
• Because the use (country club with private membership) requires a golf course, 

outward expansion of the Clubhouse is not feasible without materially 
redesigning the golf course



Summary

Preserving heritage trees, which mitigate views of clubhouse
Not increasing club membership
Not materially increasing size of clubhouse (55,830 SF to 60,966 SF)
Adding mechanical screening
Using a flat roof (instead of pitched) to minimize view impact
Designing a clubhouse that responds to the site’s dramatic slope with “stepped” 
roof lines

WHAT WE ARE DOING TO PRESERVE THE NEIGHBORHOOD 
EXPERIENCE



Summary

NEIGHBORHOOD ENGAGEMENT & 
SUPPORT
• Hand delivered letters to all 

properties within the notification 
zone

• Received letters of support from 24 
properties in the notice area

• No known opposition in the notice 
area

• Received 100% support from the 
properties with a direct view of the 
Clubhouse



1,530’

1,396’

923’
1,489’

1,219’

1,359’

Proximity to Adjacent Properties



Letters of Neighborhood Support (as of 2/6/26)

Support Letter Received

No Response





AVERAGE GRADE = 0'-0"

36'-0"

42'-3"

36'-0"

6'-3"

36'-0"

38'-2"

AVERAGE GRADE = 0'-0"

36'-0"
38'-2"

36'-0"

2'-2"



APPENDIX 1

Photos from Neighboring Properties South of Clubhouse

These photos were taken from the inside of the fence of Northwood property looking back at the Club from 
the homes with a direct view of the Clubhouse. A pole was erected at the proposed maximum height that 

we are requesting and a red line was extended across the photos to show the proposed maximum height. As 
you’ll see, the pole is not visible from some of the homes.

All properties with a green star have submitted a letter of support



Distance from Club: 1,028’
Letter of Support



Distance from Club: 1,083’
Letter of Support



Distance from Club: 1,179’
Letter of Support

Maximum Height



Distance from Club: 1,262’
Letter of Support

Maximum Height



Distance from Club: 1,405’
Letter of Support

Maximum Height



APPENDIX 2

Photos from Representative Properties Around Clubhouse

These photos show views of the Club from representative west- and south-side residences 
(highlighted in yellow on each slide’s map), taken from within the Northwood property fence.

All properties with a green star have submitted a letter of support



Letter of 
Support

Letter of 
Support



Letter of 
Support

Letter of 
Support

Letter of 
Support



Letter of 
Support

Letter of 
Support

Letter of 
Support

Letter of 
Support



Letter of 
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Letter of 
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APPENDIX 3 

Elevations







APPENDIX 4

Residential Proximity Slope
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10233 E. Northwest Highway # 38586 Dallas, TX 75238 

 
 
 
January 23, 2026 
 
Bryant Thompson 
City of Dallas Board of Adjustment 
 
RE:  BOA-25-000103 

Northwood Club – height variance 
  

My firm represents Northwood Club, located at 6524 Alpha Road, in a height variance 
application.  Please accept this additional information when considering this application. 

Northwood Club is planning to rebuild its existing clubhouse, which was originally 
constructed in 1953 and is approximately 60,000 square feet of floor area. The proposed 
clubhouse will remain in the same location and at approximately the same square footage as the 
current building. In order to provide modern interior ceiling heights within the new building and 
to appropriately screen rooftop mechanical equipment, the building height will be 43 feet tall. 

Because portions of the clubhouse include an exposed basement level, the average grade 
around the building is significantly lower than the finished grade at the main entrance. Chapter 
51A measures building height from average grade, and there is no adjustment or credit for 
partially exposed basement levels. As a result, this site condition causes the building’s zoning 
height to be materially greater than its apparent height and functional scale.   

If height were measured from the finished grade at the primary entrance elevation, the 
proposed clubhouse would comply with the height regulation and no variance would be required. 
From the front of the building, the clubhouse will appear as a two-story structure. The variance 
is only triggered because of the existing topography and the manner in which the zoning 
ordinance defines height. 

The property contains approximately ten feet of grade change across the building 
footprint. This natural topography is a permanent physical condition of the site and not a 
circumstance created by the applicant. The design takes advantage of this grade change to create 
a functional basement level while minimizing the apparent height and mass of the building. 
However, under the City’s height measurement methodology, this same grade change results in 
an inflated zoning height calculation. 

  



   
 

   
 

This creates a site-specific hardship because the property is uniquely impacted by Chapter 
51A’s height definition due to the existing grade differential and the partially exposed basement 
condition.  The height regulation therefore restricts reasonable redevelopment of the existing 
clubhouse in a manner that is consistent with its historic scale and function. 

The zoning classification for the property is Country Club with Private Membership, 
authorized by SUP No. 123. By definition, this land use requires both a clubhouse and a golf 
course functioning together as an integrated facility. While the property contains approximately 
82 acres, the clubhouse location, orientation, and grade relationship are dictated by the 
operational needs of the golf course and cannot be freely relocated or reconfigured without 
creating a cascading, negative impact on course design, drainage, circulation, and overall club 
operations. 

Redesigning the clubhouse solely to conform to the height limit would require either 
raising finished grades to artificially increase average grade, eliminating functional basement 
space and losing square footage, or significantly reducing ceiling heights.  Each of these options 
would undermine the functionality and long-term viability of the facility without providing any 
corresponding public benefit. 

The requested variance is the minimum necessary to allow redevelopment of the 
clubhouse in its existing location and footprint while maintaining compatibility with the site’s 
topography and operational needs. It allows the building to function as intended without 
increasing its visual impact, expanding its footprint, or bringing it closer to adjacent residential 
properties. The variance preserves the established scale and character of the site while allowing 
compliance with modern building code, accessibility, mechanical, and life-safety requirements. 

We believe it is important to note this proposal was also carefully designed with the 
surrounding neighborhood in mind. Mature trees around the clubhouse will be preserved, the 
building will not move any closer to nearby residential properties, and the project avoids 
expanding or relocating the clubhouse in a way that would disrupt its long-standing relationship 
with the community. Modernizing the clubhouse will help ensure the longevity of Northwood 
Club while respecting its existing setting. 

 Please also accept updated site plan and elevations.  We have simplified the site plan for 
readability, grades have been added at the corners of the building and added average grade 
references on the elevation to properly convey the height in accordance with zoning definitions.   

Please feel free to contact me at 469-275-2414 or jennifer@buzzurbanplanning.com if 
you have any questions or concerns. Thank you for your time and consideration. We respectfully 
request your support of this application. 

Sincerely, 
 
 
Jennifer Hiromoto 

mailto:jennifer@buzzurbanplanning.com
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SCALE: NTS1 TREE PROTECTION FENCING

6'-0
2'-0

8'-0", TYP.

6'-0" TEMPORARY FENCE
TO BE REMOVED UPON
COMPLETION OF
CONSTRUCTION

WIRE TIES, 3 PER POST

SIDEWALK

   8 FEET MIN.
FOR SIDEWALK

           14 FEET MIN.
(16' MIN. AT FIRE LANES)

NOTE:

A MINIMUM BRANCH CLEARANCE
OF 14 FEET ABOVE PARKING
LOT/DRIVE LANES (16 FEET ABOVE
FIRE LANES) MUST BE
MAINTAINED.

DRIVE/PARKING

MINIMUM AREA OF
BRANCH CLEARANCE

VARIES; SEE PLAN VARIES; SEE PLAN

SCALE: 1/4"= 1'-0"2 TREE BRANCH CLEARANCE

NOTES:
1. WHEN PROTECTIVE FENCE IS LOCATED CLOSER THAN

6 FEET FROM THE TREE TRUNK OR IF DEMOLITION OR
CONSTRUCTION ACTIVITY IS APPROVED WITHIN THE
PROTECTIVE FENCE, PROTECT THE TREE TRUNK WITH
BOUND WOOD PLANKING.

2. THE WOOD PLANKS ARE TO BE OF SUFFIECIENT
LENGTH TO PROTECTTHE TRUNK TO A HEIGHT OF 10
FEET, OR THE HEIGHT OF THE LOWEST MAJOR
BRANCHING, WHICHEVER IS LESS.

3. DO NOT USE NAILS, SCREWS, OR OTHER DAMAGING
ATTACHMENT MOETHODS.

4. BURLAP - NATURAL JUTE 5.5 OZ. MEDIUM WEAVE
THAT IS BIODEGRADABLE.

5. STEEL BANDING - 3/4" WIDE x 0.023 REGULAR DUTY
STEEL BANDING SECURED WITH STAINLESS STEEL
EAR-LOCK BUCKLES.

BURLAP PROTECTIVE TREE BARK CUSHION
TEMPORARILY SECURED WITH NATURE

FIBER TWINE

SCALE: 1/4" = 1'-0"3 TREE TRUNK PROTECTION

MULCH LAYER, MATERIAL AND DEPTH  AS
SPECIFIED - HOLD BACK MULCH 12 INCHES FROM
THE TREE TRUNK

STEEL BANDING TO SECURE WOOD
PLANKING TO THE TREE TRUNK

2x4 PRESSURE TREATED WOOD PLANKING
SECURED TO TREE TRUNK

CITY APPROVAL STAMP AREA

DATE: ISSUED FOR:

PROJECT NO.: 24060

C
C

O
PY

R
IG

H
T 

M
AR

SH
 A

N
D

 A
SS

O
C

IA
TE

S,
 IN

C
 2

02
6

D
O

 N
O

T 
R

EP
R

O
D

U
C

E 
TH

ES
E 

D
R

AW
IN

G
S 

AN
D

 S
PE

C
IF

IC
AT

IO
N

S 
W

IT
H

O
U

T 
TH

E 
EX

PR
ES

SE
D

 W
R

IT
TE

N
 P

ER
M

IS
SI

O
N

 O
F 

TH
E 

D
ES

IG
N

ER
. T

H
E 

D
R

AW
IN

G
S

 A
N

D
 S

PE
C

IF
IC

AT
IO

N
S 

AR
E 

IN
ST

R
U

M
EN

TS
 O

F
TH

E 
SE

R
VI

C
E 

AN
D

 S
H

AL
L 

R
EM

AI
N

 T
H

E 
PR

O
PE

R
TY

 O
F 

TH
E 

D
ES

IG
N

ER
 W

H
ET

H
ER

 T
H

E 
PR

O
JE

C
T 

FO
R

 W
H

IC
H

 T
H

EY
 A

R
E 

M
AD

E 
IS

 E
XE

C
U

TE
D

 O
R

 N
O

T.
  T

H
ES

E 
D

R
AW

IN
G

S
 A

N
D

 S
PE

C
IF

IC
AT

IO
N

S 
SH

AL
L

N
O

T 
BE

 U
SE

D
 B

Y 
AN

YO
N

E 
O

N
 A

N
Y 

O
TH

ER
 P

R
O

JE
C

TS
 F

O
R

 A
D

D
IT

IO
N

S 
TO

 T
H

IS
 P

R
O

JE
C

T 
BY

 O
TH

ER
S 

EX
C

EP
T 

BY
 T

H
E 

EX
PR

ES
SE

D
 W

R
IT

TE
N

 P
ER

M
IS

SI
O

N
 O

F 
TH

E 
D

ES
IG

N
ER

.
 J

an
 2

3,
  2

02
6 

- 1
1:

45
AM

X:
\c

ad
dP

C
\2

40
60

.0
0 

N
or

th
w

oo
d 

C
C

\0
.2

 D
D

 &
 C

D
\S

H
EE

TS
\C

LU
BH

O
U

SE
 S

H
EE

TS
\L

0.
20

_T
R

EE
 P

R
ES

ER
VA

TI
O

N
 P

LA
N

.d
w

g

NORTHWOOD CLUB
6524 Alpha Road
Dallas, TX 75240

CLUBHOUSE

MARSH AND ASSOCIATES, INC.

ARCHITECTURE + INTERIOR DESIGN

MAI

10.03.25 50% DESIGN DEVELOPMENT

Planning
Landscape Architecture
Urban Design

3301 Elm Street, Suite 100
Dallas, Texas  75226
Tel. 214-871-7900
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