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MINUTES
PROPERTY STANDARDS BOARD

Meeting
NOVEMBER 20, 2025

Council Chambers 6:30 p.m. 1945 E. Jackson Road

Board members present: Matt Garrett, Chair, Annette Reese, Vice Chair, Victor Russell, Scott Carstens,
Alex McMaken, Linda Fielder, Rangoli Mathur and Dobrinka Nichols.

Board members absent:
Andrew Silvia

Staff members present: Brett King, Director of Development Services and Chief Building Official, Ray
Davis, Field Operations Manager, Thomas Wood, Senior Plans Examiner, Ed Green, Plan Review
Manager, Kanika Juneja, Assistant City Attorney, Cory Heiple, Director of Environmental Services, Brian
Passwaters, Community Services Division Manager, Jennifer Vasquez, Senior Code Officer, Tim Roush,
Meagen Tucker and Jennifer Jamies, Code Enforcement Officers, Krista Pender, Manager Environmental
Quality, Michael Ramdhan, Senior Sanitarian, Hee Young Sendjaja, Sanitarian, Natalie Solis,
Environmental Services Admin Support Assistant, Maritza Soriano, Environmental Services Admin
Support Specialist, Herb Cavenaugh, Assistant Fire Chief, Jay Vockler and Justin Inman, Fire, Jonathan
Taylor, Police Commander and Lydia Tormos, Planning Technician.

Council Observer: Jason Carpenter
CALL MEETING TO ORDER: Chair Garrett called the meeting to order at 6:30 p.m.
1. Approval of minutes of the July 24, 2025 meeting.

Member Reese moved approval of the minutes of the July 24, 2025 meeting; second by Member Russell.
The motion was approved with a vote of 8-0, (Silvia absent).

PUBLIC HEARING

2. BOA 2025-01: Toheeb Oyesina, the owner of Zodiac Hookah Lounge located at 2220 Marsh Lane, Ste.
102, Carrollton, Texas, Dallas County is appealing the Revocation of Certificate of Occupancy
#PROA?202203528 issued by the Chief Building Official dated September 22, 2025.

Toheeb Oyesina, owner of Zodiac Hookah Lounge located at 2220 Marsh Lane, Ste. 102, Carrollton, began
his appeal process by stating his attempts to correct code violations and his desire to follow the BYOB
regulations from this point forward. He spoke about the hardship the revocation of his Certificate of
Occupancy (CO) has placed on him and his employees. He is requesting to have the CO reinstated.

Kanika Juneja, Carrollton Assistant Attorney, began her defense for the City, by calling Police Commander
Jonathan Taylor to take the stand. He stated he has had 16 years of experience in law enforcement and
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currently is the Patrol Commander in the Operations divisions. When questioned by Ms. Juneja, he
confirmed he was involved with the joint inspection of the Zodiac Hookah Lounge on June 15, 2025 and
found the business was operating beyond the 2:00 a.m. curfew. The Carrollton Police Department reported
since January 1, 2022 they have responded to 13 calls for service, involving assault, drug possession and
drug paraphernalia, unlicensed carrying of weapons, and one call concerning a missing person, having
recorded 34 offenses and 6 arrests during this period. He believes this was a large number of calls for service
compared to the size and capacity of the establishment. He arrived at approximately 1:45 a.m. and watched
people go in and out and finally entered the establishment shortly after 2:00 a.m. He observed the business
was open and operating outside BYOB hours of 2:00 a.m.

Ms. Juneja’s next witness was Jay Vockler with the Carrollton Fire Department. He also confirmed he was
present when the inspection was made on June 15, 2025 and said there were 15 fire code violations
identified. These violations included exits blocked with trash, storage and other obstacles, power strips
plugged into other power strips, and evidence of power overload and exposed wiring.

Michael Ramdhan, Senior Sanitarian, testified he is responsible for issuing BYOB permits for the City of
Carrollton. He stated he also was involved in the inspection made on June 15, 2025, at 2:00 a.m. and reports
that the business was in operation at that time, even though the BY OB permit prohibits alcohol being served
or patrons still on site after 2:00 a.m. He issued a citation to which the owner, Mr. Oyesina pleaded no
contest but was found guilty by the Carrollton Courts.

Next was Hee Young Sendjaja, Sanitarian. Her responsibilities cover inspection of food establishments and
ensure they are in compliance with food handling regulations. She was present at the time of inspection on
June 15, 2025 and found the hand wash plumbing was not connected, found improper food temperatures
and the refrigerators were improperly maintained. She issued two citations that night.

Jennifer Vasquez, Senior Code Officer, testified next with the findings that the CO was not the proper type.
She explained that with a BYOB permit the business may not be open any later than 2:00 a.m. but the
business was still operating. She issued an additional citation for the flashing “Open” sign above the front
door. A third citation was issued for exposed wires and missing outlet covers. Ms. Vasquez issued three
citations during the early morning inspection to which the defendant pleaded no contest with all three
citations.

Brian Passwaters, Community Services Manager in the Environmental Services Department, overseeing
code compliance and enforcement of BYOB regulations was questioned next. A previous inspection had
been conducted at this location on September 24, 2022 which resulted in citations being issued. This
inspection on June 15, 2025 resulted in six citations addressing the BYOB violations for operating after
hours; CO violation, food at improper temperature; plumbing violations, sign code violations and
commercial property maintenance code violations. Mr. Passwaters indicated there was a pattern of non-
compliance since 2022.

Brett King, Director of Development Services and Building Official established his authority to revoke the
CO by powers given to him by the Comprehensive Zoning Ordinance and the International Building Code
adopted by the City of Carrollton. He stated this establishment had a complete disregard concerning life
safety issues and not following the conditions of the CO. After a history of convictions and fines charged,
the business repeatedly operated during prohibited hours and violated multiple codes resulting in his
revoking the CO.
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Ms. Juneja stated she had no further witnesses and requested the Board uphold the decision to have the CO
revoked.

When Chair Garrett opened the public hearing and saw no speakers, he closed the public hearing and asked
the Members if they had any further questions, comments or a motion on the case.

Member Carstens moved to close the public hearing on BOA 2025-01, to uphold the Building Official’s
decision to revoke the Certificate of Occupancy for Zodiac Hookah Lounge located at 2220 Marsh Lane,
Ste. 102, second by Reese. The motion passed with a 7-1 vote, (Russell opposed and Silvia absent).

3. BOA 2025-02: Yohannes Demissie, the owner of Empire Hookah Lounge located at 2001 Midway Road
Ste. 144, Carrollton Texas, Dallas County is appealing the Revocation of Certificate of Occupancy (CO)
PR#18-181 issued by the Chief Building Official dated October 9, 2025.

Yohannes Demissie, owner of Empire Hookah Lounge located at 2001 Midway Road Ste. 144, Carrollton,
began his appeal process by stating Empire Hookah was not just a business but a community where people
come together. He stated that he was not guilty to every charge and had pleaded innocent to every charge.
He said he has staff posted at the front door along with a trash bin where staff instructed patrons to dispose
of any alcohol they may have on their person. He also said there was a “no alcohol beyond this point” posted
on the front door. Mr. Demissie stated Empire always operated in good faith and in full compliance with
City of Carrollton and State of Texas regulations.

Kanika Juneja, Carrollton Assistant Attorney, began her defense for the City by calling Police Commander
Jonathan Taylor to take the stand. He stated he has had 16 years of experience in law enforcement and
currently is the Patrol Commander in the Operations divisions. When questioned by Ms. Juneja, he
confirmed he was involved with the joint inspection of the Empire Hookah Lounge on June 15, 2025 and
found the business was operating beyond the 2:00 a.m. curfew. Commander Taylor stated he arrived at
approximately 3:00 a.m. and found a large number of people inside the business, the site was unkempt and
when he walked outside he observed alcohol. Police have reported several calls for service at the Empire
Hookah Lounge. Since March 14, 2018 when Empire Hookah Lounge was issued a CO there have been 30
calls for service. This resulted in 28 offenses being documented and 14 arrests being made.

Ms. Juneja’s next witness was Herb Cavenaugh, Assistant Fire Chief for the City of Carrollton. During the
inspection made on June 15, 2025 there were 13 observed Fire Code violations. Emergency lighting was
not operatable, electrical hazards were noted, extension cords being used as permanent wiring, fire
extinguishers were not properly mounted to the wall and not readily accessible. Offenses were documented.

Michael Ramdhan, Senior Sanitarian, explained his responsibility is to regulate food and beverage
establishments ensuring compliance with city and state codes. He stated the Empire Hookah Lounge’s CO
permitted a full-service restaurant and a tobacco shop but did not have a permit to operate a BYOB. At 3:00
a.m. on June 15 he observed the business was open, alcoholic beverages were inside the establishment,
patrons were consuming alcohol, and multiple garbage containers containing empty beer cans. Mr. Ramdhan
issued a citation for operating as a BYOB establishment without a permit with a guilty verdict by jury.

Brian Passwaters, Community Services Manager in the Environmental Services Department, overseeing
code compliance and enforcement of BYOB regulations was questioned next. Mr. Passwaters stated staff
had taken photos of the front door at the time of the June 15, 2025 inspection and neither the sign, staff, nor
trash containers were as Mr. Demissie presented to the Members. He also explained that concerns had been
raised due to the number of calls for service the Police Department had received concerning alcohol being
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consumed on the premises. Since Empire Hookah does not have a BYOB permit, alcohol is not allowed to
be sold, possessed or allowed consumption of alcohol on the premises. There were several city code
violations observed by Environmental Services resulting in 13 citations being issued that night of which the
city prosecutor dismissed two of the citations. Mr. Dimissie pleaded not guilty to the BYOB and CO
violations despite the fact his CO was for tobacco sales. He went on trial on October 7, 2025 before two
different juries, one for the BYOB violations and another just for the CO violation. Based on the testimony
and evidence presented by staff, both juries found Mr. Dimissie guilty of the charges. Mr. Passwaters
explained that the required permits are important so that the health, safety of the public and patrons are
protected.

Krista Pender, Environmental Quality Manager, was interviewed next. In answer to Ms. Juneja’s question,
Ms. Pender said the presented Exhibit F-5 were three citations she had issued on May 7, 2022 and May 14,
2022 for the same issues of allowing BYOB without a BYOB permit. All three were issued to Mr. Dimissie
for the same violations. The cases never went to court as Mr. Dimissie paid the fines; although one was
never paid.

Brett King, Building Official and Director of Development Services, answered Ms. Juneja’s question as to
his authority to revoke the CO by powers given to him by the Comprehensive Zoning Ordinance and the
International Building Code adopted by the City of Carrollton. He showed that the CO was issued for the
business of a tobacco shop. He revoked the CO due to the citations issued and adjudicated based on the
inspection conducted on June 15, 2025. When asked if the revocation of the CO was appropriate, he replied
yes due to a number of life safety issues and the repetitive nature of the repeated violations for the same
issues.

Ms. Juneja stated she had no further witnesses and respectfully requested the Board affirm the revocation
of the CO.

Mr. Garrett opened the public hearing and not seeing anyone approaching, he closed the public hearing. He
asked the Members if they had any further questions, comments or a motion on the case.

Member Reese moved to close the public hearing and affirm the Building Official’s decision to revoke
the Certificate of Occupancy on case number BOA 2025-02 Empire Hookah Lounge located at 2001
Midway Road Ste. 144, Carrollton, seconded by Member Russell. The motion passed with an 8-0 vote,
(Silvia absent).

4. BOA 2025-03: Adoption of additional amendments to the 2024 International Construction
Codes. The proposed amendments to the codes will require a permit for retaining walls of any height
which are within four feet of any right-of-way.

Brett King, Chief Building Official, advised that in June, 2025, this Board approved recommending the
adoption of the 2024 International Building Codes. The City Council subsequently approved the
recommendation with an effective date of September 1, 2025. Since that time there have been a few cases
where retaining walls under four feet in height have been built in the city right-of-way. Staff would like
to include the language requiring a permit for retaining walls of any height which are within four feet of
any right-of-way. The recommendation would go to the City Council on December 2 and if approved,
the effective date will be January 1, 2026.
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Member Nichols asked if there is a permit fee. Mr. King responded there is a $50 retaining wall permit
fee. He described some instances where retaining walls have structural supports against the sidewalk.
These should not have been built in city right-of-way.

Chair Garrett opened the public hearing. There were no speakers.

Member Carstens moved to close the public hearing and recommended the adoption of the 2024
International Construction Code proposed amendments as presented; second by Member Nichols. The
motion was approved with a unanimous 8-0 vote (Silvia absent).

PROPERTY STANDARDS

5. PSB 2025-06: City of Carrollton staff inspected the residential structure at 2136 PUEBLO DR, LA
CUESTA MESA 2, BLOCK J LOT 0020, DALLAS COUNTY and found it to be dilapidated,
substandard, unfit for human habitations and a hazard to public health, safety and welfare. Staff has
requested a hearing before the Board to request a Notice and Order be issued requiring the structure
be repaired, abating all code violations within a specified period of time. Case Manager: Jose
Hernandez.

Chair Garrett administered the Oath to all those testifying on the case.

Jose Hernandez, Code Enforcement Officer for the Environmental Services Department, presented this
case. He stated the property is an occupied, single-family residential dwelling that was found to have
housing code violations. The title search and Dallas County Appraisal District list the owners of the
property to be Robert and Rita Murray. Water Department records show the property has had active water
services since 1984.

Mr. Hernandez reviewed that on June 10, 2025 the homeowner, Robert Murray, came to the office to
speak with staff due to a letter of violation that was sent out to him. An initial inspection was conducted,
and the residence was observed to have a large accumulation of trash and debris throughout the home,
including the entry, dining area, kitchen, bathroom, bedroom and garage. The clutter significantly
obstructed walkways and egress throughout the structure. A plan of action was established with Mr.
Murray, with scheduled follow-ups set for every Thursday at 10 :00 a.m.

Attempts to make contact or conduct follow-ups were unsuccessful due to no response at the door and a
lack of further communication from Mr. Murray. On August 11, 2025, city staff placed a legal notice on
the front door of the residence. Staff spoke with Mrs. Murray at that time. She explained that Mr. Murray
was experiencing health concerns, and she herself would be undergoing a medical procedure that would
limit her ability to correct the issues on the property. She was advised that a formal letter outlining the
required corrections would be sent. On August 28, 2025, due to continued lack of communication, staff
performed an exterior inspection and identified additional violations, including damaged wood roof
shingles, soffit and soffit vent covers, siding cracking and peeling paint on soffits and fascia, additional
accumulation of trash and debris in the backyard, including piles of firewood, metal racks and other
miscellaneous items.

City staff determined that the property needed to be presented to the Board in order to abate the violations.
The Substandard Structure violation letter was mailed via regular and certified mail to both interested
parties on September 26. The Notice of Hearing was mailed on October 1, posted on the property on
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October 2, , the Notice of Hearing was published in the Dallas Morning News on October 5 and the PSB
packets were mailed via certified and regular mail to the two interested parties on October 6, 2025.

Mr. Hernandez advised that staff spoke with Jim Johnson, a friend of the Murrays on November 5, 2025.
He reported that the roof had been repaired, some of the exterior repairs were completed, and some trash
had been removed from the property. In his opinion, enough had been done for a potential reinspection.
Staff advised Mr. Johnson that while some exterior corrections had been made, an interior inspection
would still be required to verify removal of interior trash and debris and to ensure proper egress throughout
the home. Mr. Johnson stated that progress had been made, but not to the required extent due to resistance
from Mrs. Murray regarding removal of certain items.

Staff conducted another reinspection on November 19, 2025. On the exterior, a new roof had been
installed, and repairs had been made to the damaged soffit and fascia. Trash and debris in the backyard
had been removed, leaving only items suitable for outdoor storage. However, the remaining violations
include damaged soffit vents, cracking and peeling paint on the fascia and soffit trim, damaged siding,
primarily on the corner near the garage and backyard, interior conditions remain unverified due to no
follow-up access from the Murrays.

Mr. Hernandez stated that staff is recommending the Board determine the structure at 2136 Pueblo Drive
to be dangerous, substandard and a dilapidated structure due to the interior living conditions, including
significant trash and debris and blocked egress, which pose a hazard to public health, safety, and welfare.
Staff further seeks a Notice and Order for the property owner, or interested party, to abate the violations
within 30 days. Additionally, if compliance is not achieved within the specified timeframe, staff requests
authorization from the Board for the City staff to hire a contractor to abate the violations and bring the
property into compliance with City Code. It is also requested that any incurred costs be allowed to
attached as a lien against the property.

Jim Johnson, Carrollton, was present to speak on this matter. First, he clarified that the property owner is
not “Rita” Murray, as Rita was Mr. Murray’s ex-wife. He added that the Murray’s have no children and
no immediate family in the area. Mr. Johnson stated he is helping the elderly Murray’s as a friend and
has known Mr. Murray for 60 years. He stated the Murray’s source of income is rental property and social
security.

Mr. Johnson stated the roof has been replaced and the soffit repaired. He added that Mrs. Murray is
homebound and contact has been difficult due to no telephones. He stated that he hired a contractor to
repair the exterior. The issue is the interior and the lack of cooperation from Mrs. Murray.

Member Reese confirmed with Mr. Hernandez that the wood and other items on the patio have been
removed. He also said that soffit covers need repair as well as some siding on the exterior.

Member Carstens asked Mr. Johnson what the plan is to resolve the issues. Mr. Johnson said he could
possibly hire someone to clean out the interior. He added that some things are being moved on a daily
basis to the rental properties. Mr. Johnson stated that he needs time to get the issues resolved but that an
order from the city would be helpful. He suggested possibly 90 days. Member Carstens asked Mr.
Johnson if they are given 60 days to solve the problems, does he understand progress reports to the city
are required. Mr. Johnson responded he understood.

Mr. Passwaters stated that staff wishes to modify the order to allow 60 days for the abatement.
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Member Fielder confirmed that the remaining repairs on the exterior are the siding and paint. She also
asked whether there were any issues inside, such as electrical or plumbing. Mr. Hernandez responded that
due to the large accumulation of trash it is hard to determine. Mr. Johnson said that the owners are living
there so it seems everything is functioning.

Member Reese moved that the residential structure at 2136 PUEBLO DR, LA CUESTA MESA 2,
BLOCK J LOT 0020, DALLAS COUNTY, be determined that the structure is in disrepair, is a hazard
to the public health, safety and welfare; and that a Notice and Order be prepared for the property owner
to repair or to abate all violations to bring the property into compliance with City codes within 60 days
of this order with a two week check in. If the property owner fails to comply with the Order within the
specified time, the City of Carrollton is authorized to abate all listed violations and to attach the cost as
a lien against the property; second by Member Nichols. The motion was approved with a unanimous 8-
0 vote (Silvia absent).

OTHER BUSINESS:
a. Staff Reports
None

ADJOURNMENT

Chair Garrett adjourned the meeting at 9:55 p.m.

Chairperson Secretary
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