
TOWN OF SHADY SHORES
PLANNING AND ZONING COMMISSION

SPECIAL CALLED MEETING
NOVEMBER 4, 2021; 7:00 PM

 SHADY SHORES COMMUNITY CENTER
101 S. SHADY SHORES ROAD

SHADY SHORES, TX  76208

AGENDA

TO VIEW THE MEETING LIVE: https://shadyshorestx.civicclerk.com/

  

1. CALL TO ORDER
  

2. ROLL CALL
  Establish a quorum
  

3. REGULAR BUSINESS

 
1. Minutes- Consider and act on approval of the minutes of the October 14, 2021 Planning and Zoning 

Commission and the September 2, 2021 Special Called Planning and Zoning Commission meeting 
minutes.

 2. Election of Chairman- Consider and act on nominating and electing a member to serve as the Chairman 
of the Planning and Zoning Commission.

 3. Election of Vice-Chairman- Consider and act on electing a member to serve as the Vice-Chairman of the 
Planning and Zoning Commission.

4. Public Hearing- Conduct a public hearing relative to a request made by ECM Development for a preliminary plat of 30 
acres in the subdivision to be known as Lakeshore Bluffs; more legally described as 30 acres in the JC Bullard Survey 
Abstract 1566 TR 6A (204 Dobbs Road) .

A) Staff Presentation
B) Open Public Hearing
C) Applicant
D) Those in Favor of the Request
E) Those Opposed to the Request
F) Rebuttal if Desired
G) Close Public Hearing
5. Action Regarding Public Hearing- Consider and act on approval of a request made by ECM development for approval 
of a preliminary plat to be known as Lakeshore Bluffs; more legally described as 30 acres in the JC Bullard Survey 
Abstract 1566 TR 6A (204 Dobbs Road) .
  

4. FUTURE AGENDA ITEMS
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5. ADJOURN

I, ____________________, ___________________ of the Town of Shady Shores do hereby certify that the above notice 
of the Planning and Zoning Commission was posted on the bulletin board at the Community Center, 101 S. Shady Shores 
Road, Shady Shores, Texas on _______ Day of ________, ________, at ______ ______.M.

IN ADDITION, A QUORUM OF CITY COUNCIL MEMBERS MAY CHOOSE TO ATTEND THE PLANNING AND ZONING 
MEETING POSTED ABOVE.  THEREFORE, THIS IS NOTICE OF A CITY COUNCIL MEETING AT THE SAME TIME 
AND PLACE, WITH THE SAME AGENDA AS THE P&Z MEETING.  IN THE EVENT A QUORUM OF COUNCIL IS 
PRESENT AT THE MEETING, NO ACTION OF THE COUNCIL WILL BE TAKEN.  THIS NOTICE IS POSTED AT THE 
TIME STATED ABOVE. 
 

____________________________
Wendy Withers, Town Secretary
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SHADY SHORES PLANNING AND ZONING COMMISSION
SEPTEMBER 2, 2021; 7:00 PM

SHADY SHORES COMMUNITY CENTER
101 S. SHADY SHORES ROAD

SHADY SHORES, TX  76208

MINUTES

MEMBERS PRESENT

Rebecca Morgan Vice-Chairman Absent
Paul Brown Commissioner Absent
Kenneth Wells Commissioner Present
Linda Winter Commissioner Present
Lynn Grimes Commissioner-Alternate Present

Staff Present:  Wendy Withers, Town Secretary; Jim Shepherd, Town Attorney; Joan Davis, Permit Tech; 
Amber Schuler, Deputy Town Secretary
  
1. CALL TO ORDER
  The meeting was called to order at 7:00 pm.
  
2. ROLL CALL
  Establish a quorum
  Town Administrator Wendy Withers called the roll and a quorum was established for the record.
  
3. REGULAR BUSINESS
  
 1. Minutes- Consider and act on approval of the June 3, 2021 Planning and Zoning Meeting

 

 Linda Winter made a motion to approve the minutes of the June 3, 2021 Planning and Zoning 
Commission Meeting.  Lynn Grimes seconded the motion.
     Discussion:  None
     Ayes: Winter, Wells, Grimes
     Nays: None
The motion passed unanimously.

 
2. Public Hearing- Conduct a public hearing relative to a request  for a Planned 

Development/Development agreement for the property legally known as 30 acres in the J. Bullard 
Survey, A-1566, Track 6A (204 Dobbs).  The applicant is requesting a change from R-1800 
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zoning ½ acre to a Planned Development for single family use.

A) Staff Presentation/Open Public Hearing
B) Applicant
C) Those In Favor
D) Those Opposed
E)  Rebuttal, if desired
C) Close Public Hearing

 

 The public hearing opened at 7:03 pm.
Nikki Moore of ECM Development made a presentation regarding the proposed zoning change. 
 Ms Moore stated that the original plan had been reduced from 75 lots to 57.   

Commissioner Lynn Grimes, asked what the anticipated value of the homes would be.

There was no one signed up to speak in favor of the request.
Those in opposition to the request:
Phillip Groves; 332 S. Shady Shores spoke in opposition to the request.  
James Stigliano;312 S. Shady Shores, spoke in opposition to the request, stating that this 
development would have a lasting impact and he felt that the town should preserve the 1/2 acre 
minimum.
Jordan Sanders; 312 S. Shady Shores Road, stated that he felt this plan was only marginally 
different from the previous plan that was submitted.  
Frank Graham; 314 S. Shady Shores Road, stated that the current plan showed a 20' setback build 
line for the trees. However, ECM had previously promised a 35' build line and asked that they 
honor that setback in this plan.  

Applicant Rebuttal
Nikki and TJ Moore answered questions about lot sizing, materials, drainage and road right of 
way.
The Public Hearing was closed at 7:45 pm.

 3. Action Regarding Public Hearing- Consider and act on a request for a zoning change from R-
2000/1800 to Planned Development for the property known as 204 Dobbs Road.

 

 Town Engineer Richard Arvizu spoke about his comments on the proposed plat.  Including an 
increase to the sidewalk size around the walking path from 4' to 5'. Mr. Arvizu also had comments 
about the drainage and the road right of way.  Comments can be found in the agenda packet.

Kenneth Wells made a motion to accept the request for a Planned Development Zoning change. 
 Lynn Grimes seconded the motion.
     Discussion:  Kenneth Wells stated that he had been a Shady Shores Resident for over ten years 
and felt that the Developers had a good plan and would do a good job on the project.   
     Ayes: Winter, Wells, Grimes 
     Nays: None
The motion passed unanimously.

 4. 301 E. 7th Street- Consider and act on approval of a replat for 301 E. 7th Street.

 

 Linda Winter made a motion to approve the plat for 301 E. 7th Street.  Kenneth Wells seconded 
the motion.
     Discussion:  None
     Ayes: Winter, Wells, Grimes
     Nays: None
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The motion passed unanimously.

  
4. WORKSESSION
  
  
5. FUTURE AGENDA ITEMS
  
  
6. ADJOURN
  The meeting was adjourned at 8:08 pm.

PASSED AND APPROVED THIS THE _________ DAY OF _________, 2021

APPROVED:  

___________________________________
Rebecca Morgan, Vice Chairman Attest:

_____________________________________
Wendy Withers, Town Secretary
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SHADY SHORES PLANNING AND ZONING COMMISSION
OCTOBER 14, 2021; 7:00 PM

SHADY SHORES COMMUNITY CENTER
101 S. SHADY SHORES ROAD

SHADY SHORES, TX  76208

MINUTES

MEMBERS PRESENT

Rebecca Morgan Vice-Chairman Absent
Paul Brown Commissioner Absent
Frank Graham Commissioner Present
Nathan Abato Commissioner Present
Josh Juve Commissioner Present
Randal DuPape Commissioner Alternate 1 Present
Michael Young Commissioner Alternate 2 Absent

Staff Present:  Wendy Withers, Town Administrator; Jim Shepherd, Town Attorney; Katie Klein, 
Community Relations Admin

  

1. CALL TO ORDER
  The meeting was called to order at 7:02 pm.
  

2. ROLL CALL
  Establish a quorum
  The roll was called and a quorum was established for the record.
  

3. WORKSESSION
  

 1. Planning and Zoning Commission Training

  Town Administrator Wendy Withers conducted a training for the new Planning and Zoning Commission 
members.

  

4. REGULAR BUSINESS
  

 1. Oath of Office- Deliver the Oath of Office to the Newly Appointment Members.
  The Oath of Office was given to the newly appointed members prior to calling the meeting to order.

 2. Seating of Commisssioners- The newly sworn in Commissioners will assume their duties of office.
  The newly appointed members assmed their duties of office.

 3. Election of Chairman- Consider and act on nominating and electing a member to serve as the Chairman of 
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the Planning and Zoning Commission.
  No action was taken on this agenda item.

 4. Election of Vice-Chairman- Consider and act on electing a member to serve as the Vice-Chairman of the 
Planning and Zoning Commission.

  No Action was taken on this agenda item.

 5. Minutes- Consider and act on approval of the September 2, 2021 Planning and Zoning Commission 
meeting.

  No action was taken on this agenda item.
  

5. FUTURE AGENDA ITEMS
  
  

6. ADJOURN
  The meeting was adjourned at 8:09 pm.

PASSED AND APPROVED THIS THE _______ DAY OF __________________, 2021

APPROVED: 

________________________________________
Chairman, Planning and Zoning Commission

ATTEST:

__________________________________________
Wendy Withers, Town Administrator/Secretary
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AGENDA MEMORANDUM
DATE: November 4, 2021
  

TO: Planning and Zoning Commission
  

FROM: Wendy withers, Town Administrator
  

SUBJECT: Election of Chairman- Consider and act on nominating and electing a member to serve as the 
Chairman of the Planning and Zoning Commission.

BACKGROUND/INFORMATION:

The Town of Shady Shores Code of Ordinances Chapter 10, Section 3.1 states: 

OFFICERS RULES AND MEETINGS

1.     The Planning and Zoning Commission shall elect a chairman and vice-chairman from among 
its members. Terms of all elected officers shall be for one (1) year, which shall run concurrently with 
the May general election each year. Officers continue to serve until their successors are elected 
and qualified.  

The Board should elect a Chairman and Vice Chairman to serve until May 2022.  Upon the Election 
of a Chairman, the Chairman shall take over the duties and conduct the meeting.

 

FINANCIAL IMPLICATIONS:
 

RECOMMENDATION/ACTION DESIRED:
Elect a Chairman and a Vice Chairman.
 

ATTACHMENTS/SUPPORTING DOCUMENTATION:
None
 

REVIEWED BY:
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AGENDA MEMORANDUM
DATE: November 4, 2021
  

TO: Planning and Zoning Commission
  

FROM: Wendy withers, Town Administrator
  

SUBJECT: Election of Vice-Chairman- Consider and act on electing a member to serve as the Vice-Chairman 
of the Planning and Zoning Commission.

BACKGROUND/INFORMATION:
The Vice-Chairman shall perform the duties of the Chairman in the event the Chairman is unable to be present.
 

FINANCIAL IMPLICATIONS:
 

RECOMMENDATION/ACTION DESIRED:
Elect a vice-chairman.
 

ATTACHMENTS/SUPPORTING DOCUMENTATION:
None
 

REVIEWED BY:
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AGENDA MEMORANDUM
DATE: November 4, 2021
  

TO:
  

FROM: Wendy withers, Town Administrator
  

SUBJECT:

Public Hearing- Conduct a public hearing relative to a request made by ECM Development for a 
preliminary plat of 30 acres in the subdivision to be known as Lakeshore Bluffs; more legally 
described as 30 acres in the JC Bullard Survey Abstract 1566 TR 6A (204 Dobbs Road) .

A) Staff Presentation
B) Open Public Hearing
C) Applicant
D) Those in Favor of the Request
E) Those Opposed to the Request
F) Rebuttal if Desired
G) Close Public Hearing

BACKGROUND/INFORMATION:
Conduct a public hearing relative to a request for preliminary plat for the subdivision to be known as Lakeshore 
Bluffs.  The property is more legally described as 30 acres in the J. Bullard Survey, A-1566, Trak 6A (204 Dobbs).  The 
property was previously zoned Planned Development at the October 11, 2021 Town Council meeting.  The proposed 
subdivision contains 57 lots and two (2) open spaces.  The minimum lot size is 14,520 square feet with the requirement 
that a minimum of 30% of the lots must be over 14,520 square feet.
 

FINANCIAL IMPLICATIONS:
 

RECOMMENDATION/ACTION DESIRED:
 

ATTACHMENTS/SUPPORTING DOCUMENTATION:
None
 

REVIEWED BY:
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AGENDA MEMORANDUM
DATE: November 4, 2021
  

TO:
  

FROM: Wendy withers, Town Administrator
  

SUBJECT:
Action Regarding Public Hearing- Consider and act on approval of a request made by ECM 
development for approval of a preliminary plat to be known as Lakeshore Bluffs; more legally 
described as 30 acres in the JC Bullard Survey Abstract 1566 TR 6A (204 Dobbs Road) .

BACKGROUND/INFORMATION:
The Lakesore Bluffs Development is a 30 acre tract located on the 30 acres in the J. Bullard Survey, A-1566, Trak 6A 
(204 Dobbs). The Ordinance approving the Zoning
The change and concept plat was approved at the Town Council meeting on October 11, 2021.  Per the Ordinance 
approved, the proposed subdivision will include:
57 lots and two (2) open space lots.  The minimum lot size shall be 14,520 square feet, with at least 30% of the lots 
exceeding the 14, 520 square footage.   

Home setbacks will comply with the following: 
Front Yards: no less than 20 feet measured from front property line
Rear Yards: no less than 20 feet measured from back property line; specifically, Lots 2 – 4, Block 4: shall be no less than 
35 feet measured from back property line
Side Yards: no less than 5 feet from the side of the property line
Corner lots: side yard shall not be less than 10 feet

Town Engineer Richard Arvizu has reviewed the plans and recommended changes, which are being reviewed at this 
time.  An update of his findings will be given during the discussion on Thursday evening.  
 

FINANCIAL IMPLICATIONS:
 

RECOMMENDATION/ACTION DESIRED:
The Planning and Zoning Commission is required by law to recommend approval of the plat if it conforms to the 
requirements laid out in our subdivision Ordinance.  

The Planning and Zoning Commission may deny the request if the plat does not conform to the requirements.  If the plat 
is denied, the applicant may request a 30-day extension.
 

ATTACHMENTS/SUPPORTING DOCUMENTATION:
1. 2021-10-29 Shady Shores Preliminary Plat
2. Responses-Shady Shores PPlat Town Engineer Comments 10-22-21
3. 2021-10-29 Onsite Drainage Figures
4. Waters of the US Determination
5. 2021-10-29 Onsite Drainage Figures
6. 204 Dobbs Road -- Will Serve Letter
7. Will Serve_Atmos
8. Will Serve_Oncor
 

REVIEWED BY:

Planning and Zoning Commissioners
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rarvizu
Typewritten Text
4. All water and sewer shall be per Lake Cities Municipal 
    Utility Authority (LCMUA) requirements and require LCMUA approval.

rarvizu_1
Callout
Missing storm sewer line type and inlet symbol. 

rarvizu_2
Oval

rarvizu_3
Oval

rarvizu_4
Oval

rarvizu_5
Callout
What are these dimensions to? Back or face of curb? (Typ.)

rarvizu_6
Callout
add sanitary sewer manhole here

rarvizu_7
Oval

rarvizu_8
Oval

rarvizu_9
Callout
Is this a water line dead end or is it to be looped to LCMUA main line in Dobbs Rd?

rarvizu_10
Oval

rarvizu_11
Callout
Are san swr manoles planned for outside the ROW and w/i the Utility Easement (Typ.)

rarvizu_12
Text Box
TOWN ENGINEER COMMENTS
10/20/2021
RA
10/22/21

rdelgado
Text Box
REVISED AS REQUESTED

rdelgado_1
Text Box
ALL S.S. MANHOLES HAVE BEEN PLACED INSIDE THE R.O.W

rdelgado_2
Text Box
THIS WATER LINE HAS BEEN LOOPED INTO THE LCMUA MAIN LINE ON DOBBS ROAD

rdelgado_3
Text Box
WATER AND S.S. LINES HAVE BEEN REVISED TO BE AT 6.5' OFFSET TO THE INSIDE  OF THE R.O.W

rdelgado_4
Text Box
REVISED AS REQUESTED

rdelgado_5
Text Box
PROVIDED AS REQUESTED

rdelgado_6
Text Box
PROVIDED AS REQUESTED
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rarvizu_13
Callout
Turn off pad lines

rarvizu_14
Oval

rarvizu_15
Callout
Indicate the purpose of each lot, e.g., common area for landscape, common area for drainage, etc.

rarvizu_16
Oval

rarvizu_17
Oval

rarvizu_18
Callout
Where is this?

rarvizu_19
Callout
turn off pad lines (Typ)

rarvizu_20
Callout
Show and label the 1/2 inch IRF described in the metes and bounds

rarvizu_21
Oval

rarvizu_22
Callout
Label this area

rarvizu_23
Callout
Label 1/2 inch IRF

rarvizu_24
Callout
Label Brass Monument Found

rarvizu_25
Callout
Label Brass Monument Found

rarvizu_26
Callout
Label 1/2 inch IRF

rarvizu_27
Callout
Label the public Right-of-Way widths (50' and 60'?)

rarvizu_28
Callout
8.22'?

rarvizu_29
Text Box
Add Curve Data Table and Line Data Table

rarvizu_30
Polygon

rarvizu_31
Callout
These lots have changed since original site plan on which PD 21-01 standards were based. Those standards require 35' rear yard setbacks from eastern subdivision boundary line

rarvizu_32
Oval

rarvizu_33
Callout
A single bearing and distance is preferred (Typ.)

rarvizu_34
Line

rarvizu_35
Line

rarvizu_36
Line

rarvizu_37
Line

rarvizu_38
Line

rarvizu_39
Line

rarvizu_40
Text Box
add bearing here in place of distance calls (Typ.)

rarvizu_41
Line

rarvizu_42
Line

rarvizu_43
Callout
The 537 contour elevation is not shown on the plan

rarvizu_44
Callout
contour elevation

rarvizu_45
Oval

rarvizu_46
Callout
What is the intent of this? Please review and coordinate with the the Town Attorney. Typically reauired language is highlighted on the attached sample plat from Lakeside Villas at Cielo Ranch. Does this section relate to water quality detention BMPs?

rarvizu_47
Callout
What is this point?

rarvizu_48
Rectangle

rarvizu_49
Callout
Please format and arrange for easier reading

rarvizu_50
Callout
Show and label Private Drainage Easements of a standard width that allows for grading of an adequate swale for conveyance of water across lots in accordance with drainage plan. (Typ.)

rarvizu_51
Text Box
Final Plat will require a minimum of 2 benchmarks set in subdivision. Establish using NAVD 88. Set in/on permanent structure such as manhole top, culvert headwall, etc.

rarvizu_52
Callout
See sample Lakeside at Cielo  Ranch plat for additional notes to include

rarvizu_53
Text Box
Provide boundary closure report to Town with % closure error.

rarvizu_54
Callout
A min,.100' diameter ROW is required at cul-de-sac or a variance will be required and approval from Fire Department

rarvizu_55
Line

rarvizu_56
Line

rarvizu_57
Line

rarvizu_58
Callout
The area between two and one-half feet and eight feet in height, measured from the grade of the street adjacent to the visibility triangle.
Shrubs in this area must be kept trimmed so as to be shorter than two and one-half feet tall and trees are to be kept trimmed so as not to have any side branches below eight feet.

rarvizu_59
Text Box
Please provide will serve letters from planned franchise utilities.

rarvizu_60
Callout
Label 5/8 inch IRF

rdelgado_7
Text Box
REVISED AS REQUESTED

rdelgado_8
Text Box
NOTED

rdelgado_9
Text Box
PROVIDED AS REQUESTED

rdelgado_10
Text Box
REVISED AS REQUESTED

rdelgado_11
Text Box
REVISED AS REQUESTED

rdelgado_12
Text Box
REVISED AS REQUESTED

rdelgado_13
Text Box
REVISED AS REQUESTED
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REVISED AS REQUESTED
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Text Box
REVISED AS REQUESTED

rdelgado_16
Text Box
REVISED AS REQUESTED

rdelgado_17
Text Box
REVISED AS REQUESTED

rdelgado_18
Text Box
100' R.O.W  DIAMETER PROVIDED

rdelgado_19
Text Box
REVISED AS REQUESTED

rdelgado_20
Text Box
PROVIDED AS REQUESTED
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Text Box
PROVIDED AS REQUESTED

rdelgado_22
Text Box
REVISED AS REQUESTED

rdelgado_23
Text Box
PROVIDED AS REQUESTED

rdelgado_24
Text Box
REVISED AS REQUESTED

rdelgado_25
Text Box
PROVIDED AS REQUESTED

rdelgado_26
Text Box
PROVIDED AS REQUESTED

rdelgado_27
Text Box
NOTED

rdelgado_28
Text Box
NO MARKER NEEDED AT THIS POINT. HAS BEEN REMOVED

rdelgado_29
Text Box
REVISED AS REQUESTED

rdelgado_30
Text Box
REVISED AS REQUESTED

rdelgado_31
Text Box
NOT ON PLANS. HAS  BEEN REMOVED FROM NOTES

rdelgado_32
Text Box
REMOVED FROM NOTES

rdelgado_33
Text Box
PROVIDED AS REQUESTED

rdelgado_34
Text Box
REVISED AS REQUESTED

rdelgado_35
Text Box
PROVIDED AS REQUESTED
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PROVIDED AS REQUESTED
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NOTE HAS BEEN REMOVED
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rarvizu_61
Oval

rarvizu_62
Oval

rarvizu_63
Oval

rarvizu_64
Oval

rarvizu_65
Callout
These runoff estimations seem high. The basis for values and calculations are not provided to be able to check.

rarvizu_66
Inserted Text
For 

rarvizu_67
Text Box
As a comparison, the Rational Method (which is an approved method for this case) using Tc of 16 min, Cf of 1.25, C of 0.30 and Area (A) of 12.71 acres results in a I(100) of 7.7 in/hr leads to a Q(100) of 36.7 CFS versus 102.0 cfs as shown below

rarvizu_68
Callout
These numbers seem high for the Sandy Loam soils in the area. The impervious numbers circled seem high for the existing conditions.

rarvizu_69
Text Box
Please use rational method for pre/post analysis and storm sewer design. Use modified rational method for detention design. Let us know if this is an issue and/or why SCS method was used for this analysis.

rarvizu_70
Text Box
See screenshot on next page of additional drainage areas to factor in 

ataylor
Text Box
BASED ON PHONE CONVERSATION SCS IS ACCEPTABLE FOR THE OVERALL AND POND DESIGN. RATIONAL METHOD WILL BE USED DURING FINAL DESIGN TO SIZE THE ONSITE STORM DRAIN SYSTEM. 

ggonzalez
Text Box
THE CURVE NUMBERS WERE COMPUTED ASSUMING GOOD CONDITIONS. REFER TO FIGURES 1.1 AND 1.2 FOR A FURTHER BREAKDOWN  OF THE EXISTING ONSITE LAND USE, PERCENT IMPERVIOUS VALUES, AND SOIL MAP.
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rarvizu_71
Oval

rarvizu_72
Oval

rarvizu_73
Callout
If detention is used then water quality detention shall be incorporated into the design in accordance with the City of Denton's Stormwater Design Criteria Manual, including Water Quality Standards as adopted by the Town. Please confirm that water quality detention is planned.

rarvizu_74
Callout
A3-A11?

rarvizu_75
Callout
Will this be a detention or retention pond? Is it deep enough to provide the estimated 6.6 acre feet of detention? Where is the outfall pipe or structure? Will it be constructed on USACE property? Has this been coordinated with USACE?

rarvizu_76
Stamp

rarvizu_77
Rectangle

rarvizu_78
Text Box
Please use rational method for pre/post analysis and storm sewer design. Use modified rational method for detention design. Let us know if this is an issue and/or why SCS method was used for this analysis.

ggonzalez_1
Text Box
DETENTION POND DESIGN TO BE COMPLETED WITH CONSTUCTION DOCUMENTS. POND DEPTH WILL BE DETERMINED DURING POND DESIGN. THE POND OUTFALL WILL NOT BE CONSTUCTED ON THE USACE PROPERTY AND WILL BE DESIGNED WITH CONSTRUCTION DOCUMENTS. COORDINATION WITH USACE HAS BEGUN AND WE HAVE THEIR REQUIREMENTS FOR DISCHARING ONTO THEIR LAND WHICH INCLUDE SLOWING THE SPEED OF THE RUNOFF TO 5 FPS OR LESS AND PROVIDING AN OIL SEPARATOR TO TREAT THE WATER BEFORE IT GOES INTO THE LAKE 

ggonzalez_2
Text Box
THERE IS A LOW POINT AT THE SOUTH SIDE OF DOBBS ROAD. DOBBS ROAD IS A CROWNED ROAD AND THIS RUNOFF IS REDIRECTED SOUTH EAST AND DOES NOT CROSS DOBBS ROAD. REFER TO FIGURE 1.3 FOR FURTHER CLARIFICATION.

ggonzalez_3
Text Box
WATER QUALITY WILL BE PROVIDED AS REQUESTED BY THE CITY OF DENTON'S STORM WATER DESIGN CRITERIA MANUAL 

ataylor_1
Text Box
ADDRESSED AS REQUESTED

ataylor_2
Text Box
NOTED, 

ataylor_3
Text Box
BASED ON PHONE CONVERSATION SCS IS ACCEPTABLE FOR THE OVERALL AND POND DESIGN. RATIONAL METHOD WILL BE USED DURING FINAL DESIGN TO SIZE THE ONSITE STORM DRAIN SYSTEM. 

ggonzalez_4
Text Box
REVISED AS REQUESTED
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rarvizu_79
Callout
Min. street grade allowed is 0.5%

rarvizu_80
Text Box
Are any retaining walls planned?

rarvizu_81
Callout
A min. 100' diameter ROW and 90' diameter paving is required at cul-de-sac or a variance will be required and approval from Fire Department

rarvizu_82
Text Box
Minimum 1% grades for drainage along lot lines

rarvizu_83
Text Box
Provide a typical lot detail showing a swale of sufficient capacity being graded between lots to ensure no cross lot drainage. These swales shall be situated within a private drainage easement (PDE) of adequate width(s) along the shared lot lines. Show the PDEs on the plat.

ataylor_4
Text Box
NOTED. ALL STREETS WILL BE DESIGNED WITH A GRADE OF 0.50% OR GREATER 

ataylor_5
Text Box
A 100' DIAMETER ROW AND 90' DIAMETER PAVEMENT IS SHOWN 

ataylor_6
Text Box
LOCATION OF ANY RETAINING WALLS TO BE DETERMINED DURING FINAL DESIGN. 

ataylor_7
Text Box
NOTED. ALL LOTS WILL HAVE A MINIMUM 1% SLOPE ALONG THE LOT LINE 

rdelgado_39
Text Box
PROVIDED AS REQUESTED
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Lakeshore Bluffs
Shady Shore, Texas

Notes:
1. Soil divides and the hydrologic soil
group is from the NRSCS Web Soil
Survey map.

FIGURE 1.1
EXISTING ONSITE SOIL MAP

Existing Base CN Breakdown
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available city data along with adjustments
for observations made from aerial photos.

FIGURE 1.2

Existing Onsite Percent Impervious Breakdown

EXISTING ONSITE LAND USE
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OVERALL EXISTING DRAINAGE AREA MAP
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4401 Bay Valley Drive 
Garland, Texas 75043 
(972) 496-4701
(972) 414-0451 fax

October 21, 2021 

Nne Ekeogbede  
ECM Development 
2201 E. Lamar Blvd. Ste. 290 
Arlington, Texas 76006 

Re: Wetlands and Jurisdictional Evaluation for the Approximately 30 ac. Tract 
Located Northwest of the Intersection of Dobbs Rd. and S. Shady Shores Rd. 
in Shady Shores, Denton County, Texas 

Dear Mr. Ekeogbede: 

Symonds Ecology performed a desk review and field reconnaissance to evaluate the 
project for regulatory compliance with regards to Section 404 of the Clean Water Act 
(CWA).  The U.S. Army Corps of Engineers (USACE) maintains jurisdiction over 
Waters of the U.S., which includes wetlands, on-channel ponds, lakes, ephemeral, 
intermittent, and perennial stream channels, and other special aquatic sites. A review of 
the USGS 7.5-minute quadrangle map, National Wetland Inventory Maps (NWI), FEMA 
floodplain maps, USDA Soil Survey map, and aerial photography was conducted.  

Field reconnaissance was conducted in October 2021 according to guidance provided by 
the USACE for identifying waters of the U.S.  The site was evaluated for the presence of 
wetlands in accordance with the 1987 U.S. Army Corps of Engineers Wetland 
Delineation Manual.  An ordinary high water mark (OHWM) was documented and 
identified as the demarcation on the banks of the channel established by the fluctuations 
of water and was indicated by physical characteristics such as a clear, natural line 
impressed on the bank; shelving; changes in the character of the soil; destruction of 
terrestrial vegetation; the presence of leaf litter and debris; or the appropriate means that 
consider the characteristics of the surrounding areas. Field notes and ground photography 
were used to document the evaluation.   

In addition to field reconnaissance, data was reviewed that included an evaluation of 
USGS topographical maps, soil survey, FEMA FIRM Map, NWI Map, and current and 
historical aerial photography of the subject property and surrounding areas.  Aerial 
photography and detailed topographic maps of the site were used in the field to identify 
potential jurisdictional areas.  The photography was also used to note vegetation growth 
patterns and to identify potential site anomalies requiring additional review.   

The attached Antecedent Precipitation Tool (APT) was run for the date of field 
reconnaissance, October 19, 2021.  The ATP is a desktop tool developed by the USACE 
and is commonly used by the USACE and the U.S. Environmental Protection Agency to 
support decisions as to whether field data collection and other site-specific observations 
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  (972) 414-0451 fax 

  

2 

occurred under normal climatic conditions. This tool was originally developed by the 
Corps to streamline the review of climate data, which supports decision-making related to 
wetland delineations. The APT facilitates the comparison of antecedent or recent rainfall 
conditions for a given location to the range of normal rainfall conditions that occurred 
during the preceding 30 years. In addition to providing a standardized methodology to 
evaluate normal precipitation conditions, the APT can also be used to assess the presence 
of drought conditions, as well as the approximate dates of the wet and dry seasons for a 
given location. The APT reports the site to be within “normal conditions” for the day of 
field reconnaissance.  No streams were identified and no flowing water was present 
during normal conditions reported by the APT. 
 
Upon completion of the desk review and field reconnaissance, no potentially 
jurisdictional waters were identified within the project area. The USGS map, FEMA 
Floodplain Map, Soil Survey, and NWI map identify a pond within the boundaries of the 
proposed project. The results of field reconnaissance found one isolated stock pond 
constructed in uplands. The identified upland pond does not maintain hydrological 
connectivity and, therefore, does not meet the definition of Waters of the U.S.  Please see 
the attached exhibits for the location of this water features.   
 
Please feel free to contact me at (972) 496-4701 if you have any questions regarding this 
matter. 
 
Very truly yours, 
 
Symonds Ecology, Ltd. 

 

Terri Symonds, REP 
Environmental Consultant 
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Antecedent Precipitation vs Normal Range based on NOAA's Daily Global Historical Climatology Network
Daily Total
30-Day Rolling Total
30-Year Normal Range

30 Days Ending 30th %ile  (in) 70th %ile  (in) Observed (in) Wetness Condition Condition Value Month Weight Product
2021-10-19 1.483071 4.261024 2.0 Normal 2 3 6
2021-09-19 1.230315 3.479134 0.740158 Dry 1 2 2
2021-08-20 0.833465 2.905118 5.629921 Wet 3 1 3

Result Normal Conditions - 11

Coordinates 33.146007, -97.033497
Observation Date 2021-10-19

Elevation (ft) 553.1
Drought Index (PDSI) Not available

Weather Station Name Coordinates Elevation (ft) Distance (mi) Elevation Weighted Days Normal Days Antecedent
DENTON 2 SE 33.1992, -97.105 629.921 5.532 76.821 2.915 11307 80

DENTON 2.8 ESE 33.1959, -97.0869 612.861 1.071 17.06 0.5 10 10
SHADY SHORES 3.9 N 33.2191, -97.0532 553.15 3.295 76.771 1.736 32 0

DENTON MUNI AP 33.2061, -97.1989 642.06 5.45 12.139 2.519 2 0
LEWISVILLE DAM 33.0694, -97.0094 556.102 10.537 73.819 5.519 1 0

SANGER 33.3633, -97.1744 674.869 12.026 44.948 5.952 1 0Page 35 of 41
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Lakeshore Bluffs
Shady Shore, Texas

Notes:
1. Soil divides and the hydrologic soil
group is from the NRSCS Web Soil
Survey map.

FIGURE 1.1
EXISTING ONSITE SOIL MAP

Existing Base CN Breakdown
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Lakeshore Bluffs
Shady Shore, Texas

Notes:
1. Existing land uses are based on
available city data along with adjustments
for observations made from aerial photos.

FIGURE 1.2

Existing Onsite Percent Impervious Breakdown

EXISTING ONSITE LAND USE
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Shady Shore, Texas

FIGURE 1.3
OVERALL EXISTING DRAINAGE AREA MAP
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9/25/2021 

 

Dawn Larson 
mma 
 

Property address (204 Dobbs Road, Shady Shores, Texas):  

 

Re: May Serve Letter by Spectrum Communications or an affiliate authorized to provide service 

(“Spectrum”) 

        
Thank you for your interest in receiving Spectrum service. The purpose of this letter is to confirm 
that the Property is within an area that Spectrum may lawfully serve. However, it is not a 
commitment to provide service to the Property. Prior to any determination as to whether 
service can or will be provided to the Property, Spectrum will conduct a survey of the Property 
and will need the following information from you: 
 
- Exact site address and legal description 
- Is this an existing building or new construction? 
- Site plans, blue prints, plat maps or any similar data 
- The location of any existing utilities or utility easements 
- ________________________________________________ 
Please forward the information for Single Family Unit Projects to Marla Collier 
(marla.collier@charter.com), for Multi-Family Unit Projects send to Jason Scheile 
(jason.scheile1@charter.com) for Dallas area, for the Fort Worth area send to Jeff Weis 
(jeff.weis@charter.com), for Commercial requests send to Tim Brown (tim.brown@charter.com) 
for the Dallas area projects, and for the Fort Worth send to Sabrina 
Hollinger(sabrina.hollinger@charter.com).  Upon receipt, a Charter representative will be 
assigned to you to work through the process. In some cases, a mutually acceptable service 
agreement for the Property will be required and your cooperation in the process is appreciated. 
 
 
Sincerely, 
 
 
 
 
 

Marla Collier
Business Development Specialist
Spectrum Communications
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September 23, 2021 

 

Request for Gas Availability for proposed Lakeshore Bluffs – 204 Dobbs Road in Shady 

Shores, Texas. 

 

Dawn Larson – MMA Texas: 

 

This letter is to confirm that Atmos Energy has existing gas distribution facilities in the 

area of the above referenced location in Denton, Texas. The determination of cost will be 

in compliance with the Company’s current line extension policy at the time of the 

installation. Upon receipt of accurate gas load information and specific construction plans 

a determination will be made as to the means to serve the new load(s).  

 

If you have questions, feel free to give me a call or send an email. 

 

Sincerely, 

 

Recoverable Signature

X
Ron Hays

Signed by: Ron Hays  
Ron Hays 

Senior Project Specialist 
 

 

 

Atmos Energy 

106 N. Bradshaw 

Denton, TX. 76205 

Ron Hays  

Senior Project Specialist 

Office: 940-380-7479 
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September 26, 2021 

 
Ms. Dawn Larson 
MMA 
519 E. Border Street 
Arlington, TX 76010 
 
RE:  204 Dobbs Road, Shady Shores, Texas 

 
Dear Dawn: 
 
This is to advise that ONCOR Electric Delivery has electric distribution 
infrastructure near the above referenced location(s) and that service is 
available to your proposed development.  Service will be extended in 
accordance with ONCOR’s Line Extension Policies as set forth in its Tariff 
for Electric Service on file at the Public Utility Commission of Texas and its 
corporate office.  A written agreement to extend electric service will be 
required.  
 
If you have any questions or need any additional information please contact 
me at 817-999-5513 or scott.baumbach@oncor.com. 
 
Sincerely, 
 
 
 
 
Scott D. BaumBach 
New Construction Management 

 

Oncor Electric Delivery Co., LLC 
777 Main Street  
Fort Worth, TX 76102 
 
 
 

Scott D. BaumBach 
Developer Manager 

 
 

 
 

 

09/26/2021 | 11:43:43 AM CDT
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