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CITY OF DALLAS’S POSITION STATEMENT
WITH SUPPORTING EVIDENCE AND AUTHORITY

To the Honorable City Plan Commission (“CPC”):

The City of Dallas (“City”) submits this position statement, together with the attached
evidence and the included authority, for consideration by the CPC regarding the appeal requested
by Adrian Cole of Shady Hollow Development LLC (“Developer”) as to the City’s apportionment
determination (the “Apportionment Determination”) described more fully below.

I. INTRODUCTION

This appeal arises from Developer’s misunderstanding and denial of its obligations with
regard to the proposed development of the Shady Hollow Estates subdivision (the “Proposed
Development”) on low-lying property that currently has no paved roads and no water, wastewater,
or drainage facilities. Although Developer acknowledges the need to construct paved roads so that
residents and first-responders will be able to access the Proposed Development, Developer
speculates that paving the road on the western edge of the Proposed Development would somehow
provide only minimal benefit to the eventual residents of the subdivision. Similarly, while
acknowledging the Proposed Development’s need for water and wastewater mains, Developer
incongruously argues that the City should pay for this critical infrastructure because other existing
structures — which already have their own water and wastewater connections — would somehow

benefit from infrastructure necessitated solely by the Proposed Development. Moreover, the City
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has agreed to contribute approximately $95,000 to construct offsite water and wastewater facilities
that would benefit the Proposed Development. Finally, despite knowing from the outset that a
detention pond would likely be necessary to adequately address stormwater drainage for the
Proposed Development, Developer suggests that this requirement is purely a function of
conforming to standards in the City’s 2019 pavement and drainage manual, rather than those of
the 1993 manual. However, analysis of plans for the Proposed Development under both the 1993
and 2019 standards confirms the need for a detention pond, and Developer confirmed as much in
its March 2022 pre-final plat, which explicitly designates 3.1 acres of land as a detention area and
dedicates easements for drainage and access. Simply put, Developer is asking the City to pay for
improvements that are necessitated by, and primarily for the benefit of, the Proposed Development.
This request lacks a basis in law or fact, and therefore, Developer’s appeal of the apportionment
for the Proposed Development should be denied.
II. FACTUAL AND PROCEDURAL BACKGROUND

On September 7, 2018, CPC conditionally approved the preliminary plat of Shady Hollow
Estates Addition. See Ex. A (“CPC Letter”). The approval-conditions required the developer to
submit a full set of civil engineering plans by a licensed professional engineer for approval by the
City, and the approval-conditions specifically notified the developer that “[d]etention may be
required if the capacity of available outfall is not adequate to carry the developed runoft.” Id. q 12
(citing Section 51A-8.611(e)). On November 6, 2019, the City received civil engineering plans for
Shady Hollow Estates (the “2019 Plans”).! In the City’s December 19, 2019 response to the First
Development Plans (“2019 Review”), the City specifically (A) notified the development engineer

of a proposed residential subdivision being developed downstream of Shady Hollow Estates, (B)

! The developer for the First Plan was KPA Consulting, Inc., rather than Shady Hollow Development LLC.
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requested that the development engineer confirm the drainage capacity of the existing outfalls for
Shady Hollow Estates to determine whether detention would be required; and (C) submit a
drainage study on whether the Shady Hollow Estates development would adversely affect the
downstream subdivision. See Ex. B, 2019 Review, 9] 46, 48, 64-65, 8§9.

On March 22, 2022, Developer submitted a pre-final plat for the Proposed Development
that would include 73 individual lots in the Shady Hollow Estates subdivision. See Ex. C (“Pre-
Final Plat”). Although not inside the Proposed Development, the Pre-Final Plat reflects Los
Angeles Boulevard 2 as the western thoroughfare providing the only access point for eight lots and
connecting to two interior streets. In other words, more than half of the lots in the Proposed
Development would be accessible primarily or solely via Los Angeles Boulevard. Currently, the
portion of Los Angeles Boulevard bordering the Proposed Development is unpaved.

In November 2022, Lim and Associates, Inc. submitted civil engineering plans (“2022
Plans”) for development of Shady Hollow Estates on behalf of the current Developer. The City
engaged Freese and Nichols, Inc. (“FNI”) to review the 2022 Plans. FNI reviewed the 2022 Plans
using the standards and criteria provided in both the 1993 Drainage and Design Manual (“1993
Manual) and the 2019 Drainage and Design Manual (“2019 Manual”).? FNI determined that, under
both the 1993 Manual and the 2019 Manual, the Proposed Development would require a detention
pond. See Ex. D (FNI Memo dated 12/16/2022); Ex. E (FNI Memo dated 1/27/2023). Notably, the

Pre-Final Plat designates 134,596 square feet (3.1 acres) as ‘“detention area/drainage/utility

2 Developer’s apportionment appeal documents refer to Los Angeles Boulevard as this westernmost thoroughfare, but
the Pre-Final Plat lists it as “Shady Hollow Lane.” In the hope of avoiding confusion and to be consistent with
Developer’s appeal documents, this Position Paper uses the term “Los Angeles Boulevard.”

3 The 1993 Manual and criteria were in effect when the preliminary plat for Shady Hollow Estates was submitted in
2018; however, by the time the 2022 Plans were submitted, the 2019 Manual and criteria were in effect.
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easement” and specifically provides a “detention area access easement” connecting to the
easternmost thoroughfare, Wenatchie Drive.

It is undisputed that the Proposed Development currently has no water or wastewater
infrastructure. See Ex. F (GIS of water/wastewater services at Proposed Development). That is,
there are no water mains or sewer lines servicing the entire property, and the City does not have
any plans to construct water or wastewater facilities for that property. Thus, for the lots in the
Proposed Development to receive water and wastewater services, the entire infrastructure will need
to be built out.

On December 21, 2022, the City provided an apportionment determination to Developer.
See Ex. G (Apportionment Determination). In brief, the City concluded that Developer would be
responsible for the following improvements necessitated by and roughly proportionate to the
impact of the Proposed Development: (1) paving the relevant portion of Los Angeles Boulevard
to a minimum width of 20 feet in order to provide access for residents and emergency services; (2)
constructing a detention pond sufficient to address increased runoff from the Proposed
Development and prevent adverse impacts to downstream properties*; (3) the detention pond
constituted a drainage facility and did not qualify as open space for purposes of a community unit
development; (4) to provide necessary services to the eight lots facing Los Angeles Boulevard,
Developer would have to construct water and wastewater facilities along that thoroughfare; and
(5) to provide water and wastewater service to all lots in the Proposed Development, Developer
would have to construct offsite facilities; however, the City would contribute $95,170.°> Notably,

the City determined that no further alley dedications would be necessary.

4 The City specifically noted that, if Developer’s engineer provided drainage reports and calculations showing that
less-intrusive improvements could prevent adverse impacts to downstream properties, the City might re-evaluate.

5> A copy of the City’s estimate for its participation in offsite water and wastewater facilities is attached as Exhibit H.
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I11. ARGUMENT AND AUTHORITIES

A. Standard to Determine Exactions

As a preliminary matter, there is some question regarding whether the City is imposing an
exaction on Developer or merely exercising its power to protect the health, safety, and welfare of
the community.® To the extent the conditions for approval of Developer’s plat for the Proposed
Development are an exaction, they must be related to the needs created by, and roughly
proportionate to the impact of, the Proposed Development. See City of Dallas, Texas Code of
Ordinances (“City Code™) § 51A-1.109(a)(1). “No precise mathematical calculation is required,
but the city must make an individualized determination that the required exaction is related both
in nature and extent to the impact of the property development.” Id. at § 51A-1.109(a)(2). Here,
the City has made precisely the individualized determination required under this standard, and the
City is merely requiring Developer to address the needs created by the Proposed Development
through improvements that are roughly proportionate to its impact. Developer bears the burden to
demonstrate that the City’s determination is incorrect. Id. at § 51A-1.109(f)(2). As demonstrated
below, Developer cannot satisfy its burden in this case.

B. Street Apportionment.

While Developer suggests that the City should be responsible for 65% of the cost to pave

the portion of Los Angeles Boulevard providing access to the eight lots that face that

¢ “[A]n exaction occurs if a governmental entity requires an action by a landowner as a condition to obtaining
governmental approval of a requested land development.” City of Carrollton v. RIHR Inc., 308 S.W.3d 444, 449 (Tex.
App.—Dallas 2010, pet. denied). However, if a city ordinance requiring a developer to take certain actions is both
reasonable and substantially related to the health, safety, or general welfare of city residents/visitors, the requirement
may not be considered a compensable exaction. Lamar Corp. v. City of Longview, 270 S.W.3d 609, 615 (Tex. App.—
Texarkana 2008, no pet.) (citing City of College Station v. Turtle Rock Corp., 680 S.W.2d 802, 804 (Tex. 1984)).
Here, there can be no doubt that requiring Developer to provide infrastructure sufficient to ensure that lots in the
Proposed Development can receive necessary water, sanitary, and emergency services is both reasonable and
substantially related to health, safety, and welfare.
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thoroughfare,” Developer’s argument lacks merit or support and relies on speculation bordering
on paranoia. Every plat must provide appropriate access to the developed property for passenger,
delivery, emergency, and maintenance vehicles. City Code § 51A-8.604(a). Additionally,
developers may be required to construct minor streets “based on the existing condition or width of
the streets, and if warranted by the expected traffic volumes, property access requirements, or
truck, bus, and taxi loading.” Id. § 51A-8.604(c). Here, the portion of Los Angeles Boulevard at
issue provides the only access to eight lots in the Proposed Development, is unpaved, and is not
wide enough to allow emergency or sanitation vehicles to pass. In other words, unless the section
of Los Angeles Boulevard between Blue Ridge Boulevard and Shady Hollow Lane is paved,® those
eight lots will be inaccessible to their eventual owners or to essential services. Moreover,
Developer’s suggestion that building out Los Angeles Boulevard would “largely benefit[] other
properties” is at best speculative and arguably disingenuous. Not only would this construction be
critical to the eight lots facing Los Angeles Boulevard, but two of the interior streets in the
Proposed Development connect to Los Angeles Boulevard. If it were left unpaved, the lots on
those interior streets would only be accessible from the southeast corner of the subdivision via
Wenatchie Drive.’

To the extent Developer argues that the existing church and school should have been

required to pave the portion of Los Angeles Boulevard that borders their property, Developer

7 Developer refers to six lots facing Los Angeles Boulevard, but the Pre-Final Plat shows eight lots facing that
roadway. See Ex. C.

8 Notably, although the City could require Los Angeles Boulevard to be paved to a 36-foot width, the Apportionment
Determination provides for a 20-foot width if Developer obtains approval from the Fire Marshall. Stated otherwise,
the City is trying to help Developer defray costs for this approval-condition.

° While Developer refers to “eventual completion” of Los Angeles Boulevard to Blue Ridge Boulevard, Developer
tellingly fails to provide any timetable or City plan for such completion — because none exists. Moreover, Developer’s
suggestion that the Proposed Development would “contribute less than 10% of traffic usage” after this imaginary
“eventual completion” is also purely speculative.
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ignores the fact that those structures have adequate access and drainage from Blue Ridge
Boulevard — a paved street that complies with the relevant City Code provisions. Simply put, the
church and school complied with their build-out obligations under their plats, just as Developer is
being required to do now. As such, the street apportionment relating to Los Angeles Boulevard is
directly related to the needs created by the Proposed Development and roughly proportionate to
its impact.
C. Alleys.
The City is not requiring additional alley dedication or construction. Thus, any argument
on this subject is moot and not subject to appeal.
D. Drainage Apportionment.
Texas Water Code § 11.086(a) provides that “No person may divert or impound the natural
flow of surface waters in this state, or permit a diversion or impounding by him to continue, in a
manner that damages the property of another by the overflow of the water diverted or impounded.”
As described above, analyzing the 2022 Plans under the standards of both the 1993 Manual and
the 2019 Manual, FNI determined that detention or downstream improvements would be required
to address increased outfall from the Proposed Development. Thus, Developer’s suggestion that it
would not be required to construct a detention pond under the 1993 standards lacks merit.'” To
support Developer’s argument, its engineer of record would have to provide calculations to
account for the incremental difference in detention volume required between the 1993 and 2019

Manuals as well as a supporting statement of engineering judgment on which National Oceanic

10 Notably, Section I of the 1993 Manual states that its purpose is to provide guidelines and “it is not intended to limit
the design capabilities or engineering judgment of the design professional or the use of new technical developments
in engineering.” Thus, the 1993 Manual encourages engineers to use the most current and accurate data available when
designing drainage infrastructure. As such, analysis under the 2019 standards (based on the most current and accurate
data) would comply with the 1993 Manual.
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and Atmospheric Administration rainfall intensities would be best to use for Developer’s current
design. Tellingly, Developer’s engineer of record has provided no such calculations. Similarly,
Developer’s claim that the Proposed Development would cause only a “small increase in drainage
flows” is unsupported by data, and Developer again provides no statement to that effect from its
design engineer. Stated otherwise, Developer has no empirical basis to support its appeal of the
drainage apportionment.

Although the drainage requirements for the Proposed Development are influenced by the
existing structures in surrounding properties, Developer’s claim that those structures do not have
proper drainage themselves is unfounded. Moreover, Developer fails to account for the topography
of the Proposed Development: it is on land that lies lower than surrounding properties, and it must
accommodate waterflow from a nearby creek. Simply put, the Proposed Development must be
designed to address both natural flow and the additional runoff created by the development. That
is exactly what the City is requiring Developer to do here. The storm drain inlets, underground
outflow pipe, detention pond, and other drainage improvements necessarily benefit the Proposed
Development by preventing flooding within the subdivision and are roughly proportionate to the
impact the Proposed Development creates.

E. Detention Pond Is Not Open Space.

Because Developer intends to designate the Proposed Development as a Community Unit
Development (“CUD”), Developer could decrease the minimum size of its lots if Developer also
provided an equal amount of “community open space” to serve the Proposed Development. See
City Code § 51A-8.510(c); City Code § 51-8.109(3). That is, Developer could effectively squeeze
more lots into the Proposed Development if Developer could designate an undeveloped area as

“open space.” Here, Developer hoped to designate the drainage-detention area in the Proposed
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Development as “open space” in order to decrease the minimum size of its lots. However, under
the City Code, a drainage-detention area cannot qualify as open space.!' The drainage-detention
area is a storm drainage facility that requires dedicated easements to the City (see Ex. C). Open
space, whether improved or unimproved, cannot have any structures above or below it and does
not contemplate dedication of easements.'? Simply put, the Code distinguishes between drainage-
detention areas and open space. The fact that Developer cannot elide those concepts in order to
decrease lot-sizes in the Proposed Development does not result in a physical or regulatory taking;
rather, it simply means that Developer cannot double-dip by avoiding flood-protection obligations
in order to increase the number of lots it can develop. Thus, the City is not depriving Developer of
any land, but merely requiring Developer to implement stormwater drainage measures that are

necessary for, beneficial to, and roughly proportionate to the impact of the Proposed Development.

"' To be more precise, and as described in the Apportionment Determination, Section 51A-8.201(17) defines detention
area to mean an area which temporarily stores stormwater runoff and discharges that runoff at a reduced rate. Section
51A-8.611, “Storm Drainage Design,” states that drainage systems, including all conveyances, inlets, conduits,
structures, basins, or outlets used to drain storm water, must be designed and constructed to promote the health, safety,
and welfare of the property owner and the public. Moreover, detention facilities must be designed and constructed in
conformance with the Drainage Design Manual of the City of Dallas (§ 51A-8.611(c)(2)). The general definition of
open space means an area that is unobstructed to the sky and contains no structures except for ordinary projections of
cornices and eaves (§ 51A-2.102(101)). Article VIII goes further and defines “improved open space” to mean open
space containing structures or improvements, including but not limited to hike and bike trails, and “unimproved open
space” to mean open space containing no buildings, fences, or other structures above or below grade. Because a
detention area is used to temporarily store stormwater runoff and discharges that runoff, it appears that detention areas
meet the definition and provisions of storm drainage facilities and not open space. The platting process requirements
in Section 51A-8.403(a)(1)(A)(xi) and (xii) require that the layout and dimensions of proposed storm drainage areas,
storm drainage facilities, water and wastewater facilities be indicated on the preliminary plat. Moreover, romanette
(xxv) of this section requires the preliminary plat to show the location of any open space required pursuant to Article
XIII. In other words, the City Code makes a distinction between open space and dedications and does not lump open
space with the dedications provisions. Furthermore, the dedications provision in Section 51A-8.602 states that the
owner of the property to be platted must provide an easement or fee simple dedication of property needed for the
construction of streets, sidewalks, storm drainage facilities, floodways, water mains, and any other property necessary
to serve the plat and to implement the requirements of this article. Thus, a detention area be a dedication. Lastly, the
code defines infrastructure to mean all streets, alleys, sidewalks, storm drainage facilities, water and wastewater
facilities, utilities, lighting, transportation, and any other facilities required by law to adequately serve and support
development. (§ 51A-8.201(29) (emphasis added)). If detention areas were intended to be considered open space, then
the code would include them in the definition of open space. Instead, the code includes detention areas in the definition
of infrastructure.

12 As the CPC is likely aware, a detention pond includes underground construction to regulate stormwater outflow
and, therefore, necessarily includes “structures below grade.”
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F. Water and Wastewater Apportionment

When water and wastewater improvements are necessary to develop property, the
developer may enter into private development contracts for construction of those improvements
and request that the City share in the costs. City Code §§ 51A-1.109(e)(5); 51A-612(a); 51A-
614(a). Here, because there is no existing water or wastewater infrastructure in the area to service
the Proposed Development, Developer will have to construct water and wastewater mains that
comply with Chapter 49 of the City Code. See City Code §§ 51A-612(a) (requiring compliance
with Chapter 49); 49-62(b) (“The developer must construct all new on-site extensions necessary
to adequately serve the development.”); see also Ex. F. Developer would have to pay the full cost
of any infrastructure that must be installed within the Proposed Development, and the City would
cost-share in the construction of necessary outside facilities. See City Code § 49-62(b), (c).

Developer’s argument for the City to pay for construction of the water and wastewater
infrastructure for the Proposed Development is based, in part, on misapplying City Code § 49-62
to the facts of this case. While Section 49-62(a) would allow Developer to make a legitimate claim
for reimbursement of the cost to install a new oversize main for the Proposed Development, the
new mains the City is requiring Developer to install are not oversize. Rather, they are 8-inch
diameter pipes (i.e., the minimum standard) that are the same as the water mains to which they
will connect for service. Because these water and wastewater mains would be within the Proposed
Development, Developer is responsible for the full cost of providing these on-site extensions. See
City Code § 49-62(b).

Tellingly, Developer does not deny (1) the need to construct off-site facilities to provide
water and wastewater services to the Proposed Development, (2) the benefit such facilities would

provide to the Proposed Development, or (3) the City’s willingness to contribute up to $95,170 to
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the cost of those facilities. See Ex. H. Instead, Developer claims (again without support) that an
adjacent church, school, and subdivision should have constructed water and wastewater facilities
that would eventually service the Proposed Development. Under Developer’s logic, the adjacent
property-owners’ failure to create facilities to serve the Proposed Development means the City
(i.e., taxpayers) should now pay the full cost for those facilities. In other words, Developer argues
that it should not be required to pay for any portion of facilities necessitated by, and solely for the
benefit and service of, the Proposed Development. This argument contravenes the substance and
intent of the City Code, and it seeks to impose a public burden for the Developer’s private benefit.
This runs afoul of both law and policy.

The water and wastewater facilities that Developer must construct are directly related to
the needs of, and roughly proportionate to the impact of, the Proposed Development. The City has
agreed to contribute up to $95,170 to the cost of off-site facilities in compliance with Chapter 49
of the City Code. Accordingly, Developer’s appeal of this share of the Apportionment
Determination should be denied.

G. Developer’s Calculations and Cost Estimates

Although Developer includes square-footage and dollar-figures in its “Compensation
Summary,” Developer fails to provide any context to support or explain these calculations. That
is, Developer fails to explain what exactly the square footage (or any other unit measurement)
comprises; why that measure is an appropriate gauge for a particular share of the apportionment;
or why the portion Developer attributes to the City is proper. In other words, even if Developer
had a legitimate claim, Developer has failed to meet its burden of proof to show that the City’s

Apportionment Determination is incorrect. As such, Developer’s appeal should be denied.
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IV. CONCLUSION
Developer has failed to demonstrate that the City’s Apportionment Determination is
inaccurate; therefore, Developer’s appeal should be denied, and the City’s Apportionment

Determination should be affirmed.

Respectfully submitted,

/s/ Andrew G. Spaniol
Andrew G. Spaniol

Assistant City Attorney

Gary Powell

Senior Assistant City Attorney

1500 Marilla Street, Suite 7DN
Dallas, Texas 75201
Telephone — 214-670-3519
Telecopier — 214-670-0622
andrew.spaniol@dallas.gov
gary.powell@dallas.gov

CERTIFICATE OF SERVICE

I hereby certify that on February 6, 2023, a true and correct copy of the above and
foregoing, together with all exhibits thereto, was served on the following:

Via Email:

For the City

Yolanda Hernanez (yolanda.hernandez(@dallas.gov)
Daniel Moore (daniel.moore(@dallas.gov)
M. Samuell Eskander (mina.eskander@dallas.gov)

/s/ Andrew G. Spaniol
Andrew G. Spaniol
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Centro Cristiano Para La Familia
2719 S. Hampton Road
Dallas, TX 75244-2327

RE: S178-288

The City Plan Commission on Thursday, September 6, 2018, approved the preliminary plat of
“Shady Hollow Estates Addition”, subject to the following conditions:

T

14,

The final plat must conform to all requirements of the Dallas Development Code, Texas
Local Government Code, Texas Land Surveying Practices Act and the General Rules
and Regulations of the Texas Board of Land Surveying.

Department of Sustainable Development and Construction, Engineering Division must
verify that the plat conforms with the water, wastewater, and easement requirements
under the provisions of Chapter 49 of the Dallas City Code.

Compliance with all plans, contracts, ordinances, and requirements of the City of
Dallas. Section 51A-8.102(a), (b), (¢), and (d)

The number and location of fire hydrants, must comply with the Dallas Fire Code.

Any structure new or existing structure may not extend across new property lines.
Section 51A-8.503(e)

On the final plat, all easement abandonments, and ROW abandonments must be by
separate instrument with the recording information shown on the face of the plat. A
release from the Real Estate Division is required prior to the plat being submitted to
the Chairman for signature.

On the final plat, include two boundary corners tagged with these coordinates: “Texas
State Plane Coordinate System, North Central Zone, North American Datum of 1983
on Grid Coordinate values, No Scale and no Projection.”

On the final plat, monument all set corners per the Monumentation Ordinance. Prior to
submittal of the final plat for the Chairman’s signature the monuments must be verified
by the Chief City Surveyors Office in the Public Works Department. Section 51A-8.617

Provide ALL supporting documentation (i.e. deeds, plats, ordinances, easements...etc)
with a completed Final Plat Checklist to the Survey Plat Review Group (SPRG) with
the Final Plat Submittal after City Plan Commission Approval.

The number of lots permitted by this plat is 24 and one common area.

SUSTAINABLE DEVELOPMENT AND CONSTRUCTION DEPARTMENT SUBDIVISION 370 £ JEFFERSON BLVD  DALLAS TEXAS 75203 TELEPHOME 214-048-47344

Exhibit A


andrew.spaniol
Highlight

andrew.spaniol
Highlight

andrew.spaniol
Highlight


11.

12.

13

14.

15.

16.

17.

18.

19.

20,

21.

22,

September 7, 2018

Submit a full set of Civil Engineering plans, prepared per City Standards by a licensed
(TX) Professional Engineer, to Sustainable Development and Construction,
Engineering Division, Room 200, Oak Cliff Municipal Center. (i.e. 311T) Additions and
alterations to the public infrastructure require approval and may require private
development contracts with bonds. Sections 51A-8.102(c) and Section 51A-
8.601(b)(4), (5), (6), (7), (8), and (9).

Detention may be required if the capacity of available outfall is not adequate to carry
the developed runoff. Section 51A-8.611(e).

Place a note on the final plat stating “Lot-to-lot drainage will not be allowed without
proper City of Dallas Engineering Department approval”. (Note must be on plat) Section
51A-8.611(e).

On the final plat, dedicate 28-feet of Right-of-Way (via Fee Simple) from the
established center line of Los Angeles Boulevard. 51A 8.602(c)

On the final plat, dedicate 7.5-feet of Right-of-Way (via Fee Simple or Street Easement)
from the established center line of all alleys. Sections 51A-8.602(c), 51A-8.604(c) and
51A-8.611(e).

On the final plat, dedicate a 10-feet by 10-feet corner clip (VIA Fee Simple or Street
Easement) at Los Angeles Boulevard and all internal intersections. Section 51A
8.602(d)(1).

On the final plat, dedicate a 15-foot by 15-foot Alley Sight Easement at the intersection
of Los Angeles Boulevard and the alley. Section 51A-8.602(e),

On the final plat, dedicate a 15-foot by 15-foot Alley Sight Easement at the intersection
of Wenatche Court and the alley. Section 51A-8.602(e),

Provide a turn-around per the City of Dallas Standards at the end of alley to the north.
Section 51A-8.506(b).

On the final plat, determine the 100-year water surface elevation across the plat.
Section 51A-8.611(d) and Trinity Watershed Management.

On the final plat, dedicate floodway easement, floodway management area, or
floodway easement (within common area) with the appropriate easement statement
included on the face of the plat. Section 51A-8.611(d) and Trinity Watershed
Management, Drainage Design Manual Addendum V.

On the final plat, show the correct recording information for the subject property.
Platting Guidelines.


andrew.spaniol
Highlight

andrew.spaniol
Highlight

andrew.spaniol
Highlight

andrew.spaniol
Highlight

andrew.spaniol
Highlight


23.

24,

25;

26.

27;

28.

29.

30

31,

32.

33,

34.

35

September 7, 2018

On the final plat, show how all adjoining right-of-way was created. Section 51A-
8.403(a)(1)(A)(xxii).

On the final plat, show distances/width across all adjoining right-of-way. Platting
Guidelines.

On the final plat, show recording information on all existing easements within 150 feet
of the property.

On the final plat, all utility easement abandonments must be shown with the correct
recording information. Platting Guidelines.

O the final plat, label original abstract line.

Additional design information is required for assessment. (Site plan must be submitted’

Submit water/wastewater engineering plans to 320 E. Jefferson
Blvd., Room 200, Attention: Water and Wastewater Engineering.

ubmit water/wastewater engineering plans to 320 E. Jefferson Blvd., Room
200, Attention: Water and Wastewater Engineering.

Prior to final plat, provide conformation if easement area conveyed from CPI Pipe and
Steel Inc. to Centro Cristiano Para La Familia in Instrument No. 200900300707 was
ever abandoned by City of Dallas and provide copy of abandonment ordinance and
recorded instruments. Real Estate release is required prior to recordation of plat.

(space distance required) Development must comply with Section 51A-8.510

On the final plat, identify the property as Lots various and Common area “A" and “B" in
City Block 1-4/6960. Ordinance 1A, Page 131 pages 131-148, Section 2 (passed
August 13, 1872).

On the final plat, change "Wenatche Dr. and Wenatche Ct." to “Wenatche Drive”.
Section 51A-8.403(a)(1}(A)(xii)

~ On thé final plat, change “Los Angles Bivd" to “Los Angles Boulevard”. Section 51A-

8.403(a)(1)(A)(xii)
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September 7, 2018

36. On the final plat, label “Kimball Ridge Court” and “Kimball Ridge Circle”. Section. 51A-
8.403. (a) (1) (A) (xii)

37.  On the final plat, add enough street labels to show what will end up as "Los Angles
Boulevard”. Section. 51A-8.403. (a) (1) (A) (xii)

If you have any questions concerning the action of the City Plan Commission, please
contact me at (214) 948-4452.

Sincerely,

Paul Nelson, Subdivision Administrator

Subdivision Section, Current Planning Division
Sustainable Development and Construction Department
320 E. Jefferson Blvd., Room 101

Dallas, TX 75203

cc. RCM Surveying
Attn: Calvin Meyers
488 Arroyo Court
Sunnyvale, Texas 75182

Emails: Calvin Meyers, Clayton Buehrle, Jasmine Chacko, Julio Delgado, Mina Eskander,
Maricela Garza, Donna Kirwan-Smithson, David Lam, Laura Morrison, Anel Rodriguez,
David Scott, John Stepp, Ursula Walker, Nina Williams
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City of Dallas
PRIVATE DEVELOPMENT COORDINATION PLAN REVIEW SHEET

Recipient: Andrew Cansler, P.E. Email: atc.tcci@gmail.com

Date Emailed: 12/19/2019 No. of Pages: 9 (+ 6 attachments)
O STORM WATER Project: Shady Hollow Estates

DRAINAGE Date Received: 11/06/2019 Copies Recd.: 2
PAVING Engineer: Red Caprock Engineering

PRELIMINARY Developer: KPA Consulting, Inc Mapsco Grid: 63-A
O REVISED (2nd) City Plan File No.: S178-288 File No.: 311T-10059
O REVISED FINAL Reviewed By: Sam Eskander, P.E.

O REVISION LETTER

O APPROVAL LETTER

A. General Comments

1. Address all comments below and resubmit each of the following:

a. Revised plans (2);

b. Comment response letter signed and sealed by the Engineer of Record referencing the date
of review comments, how each comment has been addressed, and the sheet number where
the correction can be found; and

c. A PDF copy of the entire resubmittal (may be emailed (if less than 15 MB) or on CD).

2. Add file number 311T-10059 to each civil construction sheet and cover sheet and plat number
$178-288.

3. Add the Lot & Block Number to the cover sheet. If none is applicable, please add the legal
description.

4. Clearly show and label any existing trees to be removed during demolition and construction. Trees
to be removed should be individually identified (including caliper and description). The total
number of trees to be removed should be labeled as well. Planting, relocation, or removal of any
trees during site demolition and construction may not take place until approved by the Chief
Arborist, Mr. Phil Erwin (214-948-4117; philip.erwin@dallascityhall.com). Please also add the
following note to the cover sheet: “Approval from the chief arborist is required before any trees
may be removed during demolition or construction.”

5. All paving and storm drainage work being done within public right-of-way and easements,
including sidewalks, barrier-free ramps and drive approaches, must be constructed under a 3-way
private development contract. Submit an itemized list of improvements and a cost estimate per
number 8 on the Plan Review Check List.

6. The contractor will be required to apply for a ROW Permit online at
https://rowmanagement.dallascityhall.com/Login.aspx and to schedule inspections for all the
proposed work within City right-of-way and easements.

7. Foryour information, see the attached list of Helpful Utility Related Numbers, updated 04/30/2018,
and Atmos Energy Dallas County Project Managers Map, updated 04/11/2018.

8. Upon approval of these plans, please submit an electronic copy of the final plans, prepared in
compliance with the attached Engineering File Submission Guidelines.

9. The City of Dallas reserves the right to add additional comments as necessary.

B. Plat Comments

10.
11.

Please include the preliminary plat with all future submittals.
Dedicate 7.5' ROW from the established center line of all alleys.
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PRIVATE DEVELOPMENT COORDINATION PLAN REVIEW SHEET

Project: Shady Hollow Estates Reviewed by: Sam Eskander, P.E.
City File No: 311T-10059 / S178-288 Date: 12/19/2019

12.
13.
14.
15.

A turn around is required to be constructed at the end of any dead-end alley.
Dedicate a 10'x10' corner clip at all street intersections.

Dedicate a 15'X15' Alley Sight Easement at Los Angeles Boulevard and the alley.
Dedicate a 15'X15" Alley Sight Easement at Wenatche Drive and the alley

C. Dimension Control and Paving Plan Comments

16.
17.

18.

19.

20.

21.

22.

23.

Provide an Overall Paving Plan and add key maps to each of the paving sheets.
Clearly show and label all existing signs, utilities, signal poles, parking meters, bike racks, newspaper
racks, advertising kiosks, DART benches/shelters, etc. located within the right-of-way. Please place
the following note on the Cover Sheet: The property owner is liable to restore/replace any damaged
city approved/controlled infrastructure in the public right-of-way.
Per Dallas City Code Sec. 51A-8.606, sidewalks and barrier-free ramps are required on all street
frontages. Clearly show and label all existing and proposed sidewalks along your development's
frontage of all streets. Please note: A barrier-free ramp with detectable warning is required at all
intersections, as well as at driveways with high traffic volume.
City of Dallas File 251D-1 does not have a detail for directional barrier-free ramp at drive
approaches or street intersections. Please show and provide an ADA-compliant barrier-free ramp
detail. You may reference attached TxDOT PED-18 ramp Type 7 or Type 10 as detail for proposed
barrier-free ramps. Please be advised that Type 5 ramps are not encouraged by Transportation and
Public Works staff.
Please add dimensions from the edge of sidewalk to any proposed/existing utility poles, fire
hydrants, or standards located within the sidewalk. Per Dallas City Code, ". . . the sidewalk must be
widened as necessary to provide a three-foot-wide clear distance between the edge of the
obstruction or overhang projection and the edge of sidewalk.” (Sec. 51A-8.606b)
All code-required frontage sidewalks must be located within City right-of-way or street
easement/sidewalk & utility easement.
Confirm that all existing and proposed sidewalks and barrier-free ramps comply with Texas
Accessibility Standards (TAS) and Americans with Disabilities Act (ADA). If existing barrier-free
ramps at drive approaches do not meet TAS/ADA standards, they will need to be replaced. If both
barrier-free ramps at a drive approach need to be replaced, the entire driveway ramp portion within
public right-of-way will need to be rebuilt.
Please add the following notes to the sidewalks, barrier-free ramps, and curb & gutter detail(s):
a. Class test strength for sidewalk is 3,000 psi compressive strength at 28 days after placement.
b. Class test strength for curb and gutter is 4,500 psi compressive strength at 28 days after
placement.
¢. Standard subgrade compaction for sidewalks is minimum 95% of standard proctor density
within minus 2% to plus 4% of optimum moisture content.
Sidewalks require minimum #3 bars spaced on 24" centers.
All curbs within City right-of-way must be reinforced with #4 bars.
Curb and gutter must be designed and constructed to provide positive drainage.
Separate concrete curb & gutter shall be marked 3/8" deep with an approved tool (saw cut)
in 15 foot sections. Install #4 “L-shaped” rebar dowels (12" into existing pavement), every 18",
epoxied in.
h. 1" Redwood expansion joints are required at all abrupt changes in alignment or width, radii
points, or every 80 feet, beginning at the curb return.
i. If sidewalk is located at back-of-curb, redwood joints should match with existing redwood
joints in the street.
j. At all expansion joints, 24" long, #6 (3/4") smooth dowel is required every 24" on center.
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PRIVATE DEVELOPMENT COORDINATION PLAN REVIEW SHEET

Project: Shady Hollow Estates Reviewed by: Sam Eskander, P.E.
City File No: 311T-10059 / S178-288 Date: 12/19/2019
k. 1" footings are required at all expansion joints and the pavement depth transitions from 4" to

m.

5" thick, over the 24" length of pavement.
8" footing is required for sidewalks located at back-of-curb, with a 6" dowel.
Sidewalk must be minimum 5’ wide if located at back-of-curb.

24. Please add the following notes to the drive approach detail(s):

a.

Minimum pavement depth is 8". Drive approach pavement depth should match onsite
pavement depth if onsite pavement is thicker than the minimum thickness for approaches.
Hand Finish Class - test strength is 4,500 psi compressive strength at 28 days after placement.

¢. Standard subgrade compaction under drive approaches is 98% standard proctor density at

h.

minus 2% to plus 4% of optimum moisture to the depth specified.

#3 bars are required for concrete thickness less than 9", spaced on 24" centers. #4 bars are
required for concrete thickness that is 9" or greater, spaced on 24" centers.

1" Redwood expansion joints are required at all property lines.

Dowel proposed drive approach into existing pavement with 24" long, #4 bars, at 12" on
center, epoxied in.

For the expansion joint at the property line, 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.

Drive approaches require a saw joint at the centerline.

25. Specify subgrade preparation for the drive approach. In section V of the Paving Design Manual,
starting on page V-2, subgrade requirements are provided based on street type and soil P.I. Please
choose the option that complies with the requirements: compacted subgrade, lime treated
subgrade, cement modified subgrade, or cement stabilized subgrade. In lieu of all options except
for compacted subgrade, two additional inches of concrete must be added to the concrete
thickness.

26. Please add the following notes to the Paving Plan & Profile notes and details:

a.

Machine Finish Class - test strength is 4,000 psi compressive strength at 28 days after
placement.

. Concrete base and pavement will be required to be finished mechanically with approved

power-driven machines when the street is wider than 27 feet or when the street is 200 in
length or longer. A vibrating screed is not considered a paving machine.

Hand Finish Class - test strength is 4,500 psi compressive strength at 28 days after placement.
Hand finishing will be permitted on pavement widening, on sections where the pavement
width is not uniform, at intersections, where required monolithic widths are greater than that
of available finishing machines, on streets less than 200 feet in length, alley paving, and
elsewhere where mechanical finishing is not specified or required by City specifications.
Minimum pavement depth is 8".

#3 bars are required for concrete thickness less than 9", spaced on 24" centers. #4 bars are
required for concrete thickness that is 9" or greater, spaced on 24" centers.

Specify subgrade preparation. In section V of the Paving Design Manual, starting on page V-
2, subgrade requirements are provided based on street type and soil P.I. Please choose the
option that complies with the requirements: compacted subgrade, lime treated subgrade,
cement modified subgrade, or cement stabilized subgrade.

Standard subgrade compaction under street pavement is 98% standard proctor density at
minus 2% to plus 4% of optimum moisture to the depth specified.

1" Redwood expansion joints are required at all abrupt changes in alignment or width, or
every 150 feet, beginning at the curb return.
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PRIVATE DEVELOPMENT COORDINATION PLAN REVIEW SHEET

Project: Shady Hollow Estates Reviewed by: Sam Eskander, P.E.
City File No: 311T-10059 / S178-288 Date: 12/19/2019

27.

28.

29.

30.
3L

32.

33.
34.

j. At all expansion joints, 24" long, #8 (1") smooth dowel is required every 12" on center and
must be greased and capped.

k. Sawed traverse dummy joints spaced 15 feet. Sawed longitudinal dummy joints along center
line of all single road way sections except paving less than 14 feet wide. Additional similar
joints on 10 foot centers each side of center line for road way sections wider than 30 feet.

I. Integral concrete curb and curb & gutter shall be of the same compressive strength as the
pavement.

Confirm that these design plans conform to the following requirements:

a. The minimum longitudinal desirable grade for streets is five tenths (0.5) percent. The
minimum acceptable grade is four tenths (0.4) percent where use of the minimum desirable
grade is not practical.

b. Where valley gutters are used for intersecting drainage, the minimum grade for valley gutters
is four tenths (0.4) percent for concrete.

¢. The maximum longitudinal grade is 10%.

d. Minimum crossfall for longitudinal paving grades equal to or exceeding 1%, minimum
pavement crossfall is 1/8 inch per foot (1%). For longitudinal paving grades less than 1% and
at storm drainage inlets, the minimum pavement crossfall is 1/4 inch per foot (2%).

e. Maximum street pavement crossfall permitted is 1/2 inch per foot (4%) at any point in the
roadway. Crossfalls should normally not exceed 1/4 inch per foot (2%).

f.  When two longitudinal street grades intersect at a point of vertical intersection (PVI) and the
algebraic difference in the grades is greater than 1.0%, a vertical curve is required.

g. The minimum safe stopping sight distances for the City of Dallas street types and design
speeds is 200'.

h. The minimum crest vertical curve K is 24'. The minimum sag vertical curve K is 20'.

Place the following note on the plans: Sawcut lines shown on the design plans for the removal and
replacement of concrete pavement, drives, slabs, sidewalks, etc. are for informational purposes only.
If pavement is more than 5 years old, the Pavement Cut and Repair Standards Manual must be
followed. If pavement is 5 years old or less, the entire concrete panel must be replaced.

Driveway approaches shall not occupy more than 70 percent of the frontage abutting the roadway
of the tract of ground devoted to one use which abuts the roadway.

The angle of the driveway approach with the curb line shall be not less than 45 degrees.
Residential driveway approaches shall not be less than 10 feet nor more than 30 feet in width
measured at the property line.

A residential driveway approach shall be constructed with the return curbs having a rolled face
disappearing at the sidewalk and joining the street curb with a minimum radius of five feet. Along
arterial streets, driveways with a width of less than 18 feet must have a minimum curb return radius
of ten feet.

Clearly show and label all visibility triangles at all drive approaches and street intersections.

Please follow the guidelines starting on page IV-11 of the Paving Design Manual for determining
the required intersection sight distance at the proposed drive approach. This should be clearly
shown and labeled on the Paving Plan. Note that this is a calculated sight distance triangle and is
different from the visibility triangle. Ensure that these areas remain clear of any visibility
obstructions.
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PRIVATE DEVELOPMENT COORDINATION PLAN REVIEW SHEET

Project: Shady Hollow Estates Reviewed by: Sam Eskander, P.E.
City File No: 311T-10059 / S178-288 Date: 12/19/2019
35. Place the following note on all civil construction sheets: Any Traffic Control Plan (TCP) must be

36.

37.

submitted to the Department of Public Works for review and approval by Traffic Safety Coordinators
prior to start of construction. No traffic lane or sidewalk along any public street or alley is to be
closed without first obtaining the appropriate permit(s). Closure of any traffic lane must be
restricted to the hours of 9:30 a.m. to 3:30 p.m. workdays (hours may differ in school zones).
Contractor must call (214) 948-4290 to request approval of TCP and to obtain a right-of-way permit.
Driveway approaches shall be located entirely within the frontage of the premises abutting the work
and shall be located not less than five feet from each side of the property line, except that joint
driveway approaches with adjoining property holders may be permitted provided joint application
is made by all interested parties, and the width set out in Section 43-94 of the Dallas City Code is
not exceeded. Please revise your design and remove the encroachment, or obtain an approval from
the adjoining property owner by means of a private access easement on their lot.

No portion of any driveway shall be located within 3 feet of any fire hydrant, electrical pole, or any
other surface public utility.

D. Signage and Striping Plan Comments

38.

39.

40.

These plans must be reviewed and approved by our division’s Traffic Engineering review staff prior
to our issuance of an approval letter. I will provide them one copy of the submitted plans and
forward any comments they may have on to you once they are given to me.

All submitted engineering plan sets now require a signage and striping plan. If no traffic signs
belonging to the City of Dallas, DART, or any other public entity are located within the street
frontage of the proposed work area and the proposed paving/drainage work will not result in any
changes to the pavement marking of public roads, a note stating this on the dimension control or
paving plan may be provided in lieu of a signage and striping plan. In this case, there should be
plan named “dimension control & signage plan”.

The signage and striping plan must include the following information:

a. The plan should show and label all existing and proposed public signage, referencing the sign
codes from the City of Dallas Traffic Sign Standards (dated August 2018). Existing signs should
be also labeled as “to remain”, “to be relocated”, or "to be removed.” Signs which are to be
relocated should be labeled in a manner which clarifies the existing and proposed locations
of the sign. Existing traffic signs not in conformance with the City's Traffic Sign Standards
must be replaced.

b. The plan should show all existing and proposed pavement striping/marking, including any
stop lines, yield lines, crosswalk markings, on-street parking space markings, lane-use arrows,
or word markings. Existing striping to be removed should be labeled and the limits of the
removed striping should be clear. Proposed striping should also be clearly labeled. Please
label the variety of striping appropriately (i.e. “existing double solid yellow line”, “proposed
single dotted white line”, etc.).

c. Traffic signal poles, utility poles, fire hydrants, utility boxes and vaults, sign kiosks, or any other
appurtenances located within the street right-of-way/easement must be shown.

d. Public streets must be labeled. The label should include right-of-way width and the type of
pavement (existing asphalt over concrete base, existing concrete, proposed concrete, etc.).

e. The plan should also include property lines, easement lines, building lines, drive approach
locations, and any other relevant information which will impact signage visibility or traffic
operation. When applicable, superimpose existing and proposed trees/landscaping.

If you would like an example of a previously approved signage and striping plan, you may contact
our staff and we will provide you with a PDF.

|I\?l“
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PRIVATE DEVELOPMENT COORDINATION PLAN REVIEW SHEET

Project: Shady Hollow Estates Reviewed by: Sam Eskander, P.E.
City File No: 311T-10059 / S178-288 Date: 12/19/2019
41. If there is any proposed demolition or reconstruction in proximity to city traffic signals or street

42.

lights (including conduits, foundation boxes, etc), review and coordination with the Department of
Transportation will be necessary. We need confirmation of their review and approval of the
proposed work prior to issuance of an approval letter for the submitted engineering plans. To
coordinate their review, please contact Mr. Sri Veeramallu at s.veeramallu@dallascityhall.com.
Place the following note on the Paving Plan: “72 hours prior to beginning the construction of
sidewalk/BFR which could impact traffic signal equipment, underground conduits or traffic signal
loops, the contractor shall contact Alfred Lemon (214-670-4812) with the City of Dallas Traffic Signal
Operation Division. Contractor shall preserve and protect all existing signal conduit and traffic signal
loop detector wiring to the extent possible.”

E. Grading/Drainage Plan Comments

43.

44,

45.

46.

47.

48.

Provide typical cross sections for all retaining walls/screen walls and show the footings, utility
crossings, wall heights, and distances to property lines. All walls, including footings, should be
located entirely within private property. If any proposed walls encroach into City Right-of-Way or
easements, a license agreement will be required. No buttresses, steps, projections, retaining walls
or fences shall be constructed on any public property unless such construction is approved by the
city council. If any walls cross property lines, easements will be required.

A building permit is required for all retaining walls/screen walls that are 4' in height or taller. The
wall height is the vertical distance measured from the bottom of the footing to the top of the wall.
Is the retaining wall supporting a surcharge? A surcharge is a vertical load imposed on the retained
soil that may impose a lateral force in addition to the lateral earth pressure of the retained soil.
Examples of surcharges are: sloping retained soil, structure footings supported by the retained soil,
adjacent vehicle loads supported by the retained soil, etc. Solid fences that are attached (or directly
adjacent) to a retaining wall also impose additional lateral forces on a retaining wall when wind
pressures act on the fence.

There is a proposed residential subdivision being developed downstream of this site. Have you
obtained a copy of the design plans for 311T-94377? Please prepare and submit a drainage study
and show that there will be no adverse effect on the downstream development and creek.

The engineer of record should confirm if this project disturbs one acre or more of soil. If so, this
project requires a storm water discharge permit from the Texas Commission on Environmental
Quality (TCEQ). The requirements are outlined in TPDES General Permit Number TXR150000
(www.tceq.com). A completed copy of the executed (signed) Storm water Pollution Prevention Plan
(scanned PDF on a CD) must be submitted to this office prior to the start of construction. Please
notify your client to avoid unnecessary delays in the future.

Regarding detention ponds:

a. Security fencing shall encompass the basin area due to potential safety hazards created by
prolonged storage of floodwater.

b. Access from an adjacent street will be constructed to the detention basin and the outlet
structure for normal removal of debris and desiltation. The access will be of a level cross-
section, 15 feet in width, maximum 6:1 grade, sloped to drain, and positioned outside of and
at least 3 feet above the detention basin floor. If access is between platted lots, concrete
paving (to City alley standards) will be required. Rock (e.g., mixed crushed rock less than 3
inch, or other suitable material) a minimum of 10 inch in depth may be compacted to form
an all-weather driving surface.

c. Access points must be controlled by a locked gate.

d. Concrete aprons and wingwalls should be used at all outlet structures.
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PRIVATE DEVELOPMENT COORDINATION PLAN REVIEW SHEET

Project: Shady Hollow Estates Reviewed by: Sam Eskander, P.E.
City File No: 311T-10059 / S178-288 Date: 12/19/2019

e. All pipes discharging into a detention basin will be discharged at the basin’s flowline with
adequate erosion control.

f. Concrete paved low flow channels must be used to control meandering and minimize erosion.
3" weepholes are required and must be spaced 15" on center longitudinally. #4 bars are
required at 12" on center longitudinally, and #4 traverse bars are required at 15" on center.
6" rock foundation is required on top of the 10 mil. film. Refer to 251D-1 Standard Construction
Details, page 2009.

g. Place the following note on the plans: Establishment of vegetation is required prior to
acceptance of the pond.

h. If slopes are flatter than 3:1, established vegetation should be used for slope protection. If
steeper than 3:1, concrete or gabions should be used.

i. Provide latitudinal and longitudinal cross sections for the detention pond and show the
maximum grade slopes, the 100-year water surface elevations, the required volume, and
volume provided.

j. A Detention Area Easement must be dedicated for the detention pond and the outfall pipe.
A Detention Area Access must also be dedicated from an adjacent street to the detention
pond. These easements must be shown on the plat and on all civil construction sheets. All
easements within the limits of the plat can be dedicated by plat.

F. Overall Drainage Area Map Comments

49.
50.
51.

52.

53.
54.

55.

56.

Is the existing drainage pattern being matched?
Provide onsite and offsite directional flow arrows. Is there any lot-to-lot drainage?
Private Drainage Easements are required for all lot-to-lot drainage. Private Drainage Easements
cannot be dedicated by plat; it must be by separate instrument. These easements must be filed
and recorded at the County, and the document number must be shown on the plat and on all civil
construction sheets, prior to the approval of these engineering plans. Private Drainage Easement
(Sample) is attached without the exhibit. An exhibit should be included in your submittal.
Please note: All private easements and franchised utility easements (e.g. Private Drainage
Easements, Access Easements, Mutual Access Agreements, Private Utility Easements, etc.) must be
dedicated by separate instrument. The City of Dallas does not own or maintain these easements
and all responsibilities lie with the user. Please ensure that the easement language is worded
accordingly, and submit all easements to this department for verification prior to filing at the
County.
On the Existing Drainage Area Map, E1 & E2 on the table are mislabeled.
The acreage for offsite area E1 on the Existing Drainage Area Map differs from what is shown on
the downstream design plans. Please reconfirm this area.
The C-factor for drainage area 1 on the Drainage Area Map should be based on fully developed
runoff.
Clearly show the Natural Channel Setback Line. Per Section 51A-5.106 of the Dallas City Code:
a. Natural Channel Setback Line means that setback line described below located the farther
beyond the crest:
i. That line formed by the intersection of the surface of the land and the vertical plane
located a horizontal distance of 20 feet beyond the crest.
ii. That line formed by the intersection of the surface of the land beyond the crest and
a plane passing through the toe and extending upward and outward from the channel
at the designated slope. For purposes of this paragraph, the designated slope is:
a. four to one if the channel contains clay or shale soil; and
b. three to one in all other cases.
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PRIVATE DEVELOPMENT COORDINATION PLAN REVIEW SHEET

Project: Shady Hollow Estates Reviewed by: Sam Eskander, P.E.
City File No: 311T-10059 / S178-288 Date: 12/19/2019

57.

58.

59.

iii. CREST means that line at the top of the bank where the slope becomes less than four
to one.
iv. TOE means that line at the bottom of the bank where the slope becomes less than
four to one.
b. Except as otherwise provided in Subsection (c), all structures must be located behind the
natural channel setback line.
c. A structurally engineered retention system approved by the director may be substituted for
the setback required in Subsection (b).
Provide a cross section exhibit (with dimensions) showing both natural channel setback lines. Only
the line located that father beyond the crest should be shown on the plat and all civil construction
sheets.
The Natural Channel Setback Line should only be shown when it extends beyond the Floodway
Easement (100-year base flood elevation). In all areas where the Natural Channel Setback falls within
the Floodway Easement, that portion of the Natural Channel Setback should be removed.
Clearly show the portions of the Natural Channel Setback line to be abandoned. This must be shown
on the plat and on all civil construction sheets.

G. Storm Sewer Plan Comments

60.

61.

62.
63.

64.

65.

66.

67.

68.

69.

70.

71.
72.

What is the 100-year water surface elevation within the drainage channel? Clearly show and label
this elevation on all civil construction sheets.
A Floodway Easement should be dedicated for all portions of the lot within the 100-year water
surface elvation, and must be shown on the plat and on all civil construction sheets.
Show the velocity at each outfall.
The maximum allowed velocities into a channel are as follows:

a. Earth unlined vegetated clay soils is 8 fps.

b. Earth unlined vegetated sandy soils is 6 fps.

c. Partially lined is 12 fps.

d. Fully lined is 15 fps.
Does the drainage outfall have the capacity to convey the 100-yr flood? Per the Drainage Design
Manual, investigation shall be made by the engineer to validate the adequacy of the storm drain
outfall. Show the Q100 and Qcar for all downstream storm drain systems. Show that there is capacity
downstream to convey the 100-year storm.
Per the Dallas City Code, Section 51A-8.611(c)(1)(C), Detention must be provided when “The
proposed development does not have adequate outfall to carry the 100-year flood without
damaging property downstream, or the owner of downstream property refuses to provide the
needed easements to the city.” Please verify the downstream capacity and determine if detention
is required or not.
Clearly show and label all existing storm drain systems and label all existing inlet sizes, manhole
sizes, storm pipe sizes, 421Q-# / 311T-#, etc...
Drainage Easements should be dedicated for all public storm sewer lines located within private
property. Typical easement widths are as follows: 15 feet for 39" and under, 20 feet for 42" through
54", 25 feet for 60" through 66", and 30 feet for 72" through 102".
All Y-inlets and inlets 10-foot or greater should have a minimum 21-inch lateral.
All public storm drain pipes must be minimum 18", Class IIl RCP. Please label the pipes accordingly.
Proposed driveway turnouts must be minimum 10 feet from any existing or proposed inlet. For
example, how do you propose to build a driveway on Lot 17, Block A/6960?
All sections of the storm drain pipe profiles should show the Qioo, Qcar, Velocity, Slope, etc...
A minimum grade of 0.3 percent must be maintained in the pipe.
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PRIVATE DEVELOPMENT COORDINATION PLAN REVIEW SHEET

Project: Shady Hollow Estates Reviewed by: Sam Eskander, P.E.
City File No: 311T-10059 / S178-288 Date: 12/19/2019
73. Horizontal and vertical curve design for storm drains shall take into account joint closure. Half

74.

75.

76.

77.

78.

79.
80.

81.
82.

83.

84.
85.

86.

87.
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tongue exposure is the maximum opening permitted with tongue and groove pipe. Where vertical
and/or horizontal alignment require greater deflection, radius pipe on curved alignment should be
used.

End-to-end connections on different size pipes shall match at the crown of the pipe unless utility
clearance dictates otherwise.

Embedment material for all public storm drain lines is 1" crushed limestone, from 6" below the pipe
to half way up the pipe or to the spring line.

Manhole covers on inlet boxes should be located at the same end of the inlet box as the lateral
draining the inlet.

A manhole or junction structure must be provided when connecting multiple pipes into a main line
at the same joint, except when the diameter of the main line is more than twice as great as the
diameter of the largest adjoining lateral.

The minimum manhole inside dimension is 4 feet.

Cylindrical manholes are not allowed.

Steps are required in any manhole that is at least 5" in depth. Manhole lid/riser should be located
toward the side of the structure (offset) such that the steps descending into the structure are
aligned vertically. The first step must not exceed 15" from top of pavement. Bass & Hayes plastic
coated steel, Neoprene coated steel steps or equal shall be placed securely into manhole walls on
15" centers vertically and staggered on 12" centers horizontally, per 251D-1 Standard Construction
Details, Sheet 2008.

All manhole structures in pavement should be blocked-out in 1" redwood (diamond shaped).
Place the following note on the plans: All storm drain lines must be videoed by the contractor after
the paving work above the pipe is complete. Please confirm that there is adequate access.

Storm drain lines 45 inches in diameter or less should have points of access no more than 500 feet
apart. A manhole should be provided where this condition is not met.

Provide typical channel cross sections.

Channels shall be designed to convey the 100-year storm, assuming fully developed watershed
conditions, with two (2) foot of freeboard to the top of channel bank.

Developers will be expected to ensure that all requirements of the Clean Water Act (404 permit) are
met. Provide letters/email correspondences with Army Corps of Engineers.

The engineer should verify, through stable channel (normal depth) calculations, the suitability of
the floodplain to contain the flows. If this analysis demonstrates erosion outside of the designated
flow path (easement and/or ROW), an analysis of the equilibrium slope and degradation or
aggregation depths is required and suitable improvements identified.

These engineering plans must be reviewed and approved by Mr. Steve Parker, P.E. with Dallas Water
Utilities (DWU) Floodplain Management. Please submit an additional set of plans that we will
forward to him. We will forward his comments to you as soon as we receive them.

The Engineer of record shall certify that the drainage analysis is accurate and that downstream
conditions will not be adversely affected by the proposed drainage design.
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HELPFUL UTILITY RELATED NUMBERS (Updated 04/2018)
City of Dallas — SDC Engineering

*Please note that it is contact list is not all-inclusive. It is the consulting engineer’s
responsibility provide further coordination/research and to verify that the listed contacts are
current and specific to their project site’s needs.

City of Dallas

DWU line locate: 311

SANITATION

Kirk Hemphill 214-670-3674 kirk.hemphill@dallascityhall.com
Anthony O’suillvan 214-670-6164 Anthony.OSullivan@dallascityhall.com
STREETS

(SEE STREET MAPS FOR CONTACT)
LANE CLOSURES: STREETS
TRAFFIC ENGINEERING DIVISION

Department of Transportation 214-670-6904
Traffic Signal Conduit 214-670-3983

TRAFFIC SIGNALS
Brittney Donehoo Office: 214-670-4024

PUBLIC WORKS-STREETS-LINE AND
GRADE
Dorothy Martinez Office: 214-670-5311

DART (Dallas Area Rapid Transit)
Matt Lannon Office: 214-749-2917 mlannon@dart.org
1410 Pacific Ave.
Dallas, TX 75202

TxDOT (Texas Department of Transportation)

TxDot District Office Office: 214-320-6100
TxDot Permits - Terry Carter Office: 214-320-6270

Utility Locators

Underground Locates: 1-800-344-8377 (1-800-DIG-TESS)

Electric Power Outage

Electric Power Outage: 1-800-233-2133


mailto:kirk.hemphill@dallascityhall.com
mailto:Anthony.OSullivan@dallascityhall.com

TXU Energy - Electric

TXU Energy Customer Service:

Oncor - Electric

Richard Brewster
Energy Plaza

1616 Woodall Rodgers
Dallas, Texas 75202

972-791-2888

Office/Mobile: 214-486-4245

Oncor Northeast Service Center - Designer’s Zip Code Areas

David Solis

Blessey Castallas

Keith Kinney

David Solis

Jordan Reed

Mark Russel
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